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No dealer, broker, salesperson or other person has been authorized to give any information or to 
make any representation other than those contained in this Limited Offering Memorandum, in connection 
with the offering described herein, and, if given or made, such other information or representation must 
not be relied upon as having been authorized by the District, the Master Developer, Harbor Point 
Development LLC or the Underwriter.  This Limited Offering Memorandum does not constitute an offer 
to sell or the solicitation of any offer to buy, nor shall there be any offer or solicitation of such offer or 
sale of the Bonds by any person in any jurisdiction in which it is unlawful for such person to make such 
offer, solicitation or sale.  Neither the delivery of this Limited Offering Memorandum nor the sale of any 
of the Bonds implies that the information herein is correct as of any time subsequent to the date hereof.  
The information contained herein is subject to change after the date of this Limited Offering 
Memorandum, and this Limited Offering Memorandum speaks only as of its date. 

The Underwriter has provided the following sentence for inclusion in this Limited Offering 
Memorandum.  The Underwriter has reviewed the information in this Limited Offering Memorandum in 
accordance with, and as part of, its responsibility to investors under the federal securities laws as applied 
to the facts and circumstances of this transaction, but the Underwriter does not guarantee the accuracy or 
completeness of such information 

THE INFORMATION SET FORTH HEREIN HAS BEEN FURNISHED BY THE DISTRICT 
AND OBTAINED FROM SOURCES, INCLUDING THE MASTER DEVELOPER AND HARBOR 
POINT DEVELOPMENT LLC, WHICH ARE BELIEVED BY THE DISTRICT AND THE 
UNDERWRITER TO BE RELIABLE, BUT IT IS NOT GUARANTEED AS TO ACCURACY OR 
COMPLETENESS, AND IS NOT TO BE CONSTRUED AS A REPRESENTATION OF THE 
UNDERWRITER.  AS INDICATED ABOVE, THE INFORMATION AND EXPRESSIONS OF 
OPINION HEREIN ARE SUBJECT TO CHANGE WITHOUT NOTICE, AND NEITHER THE 
DELIVERY OF THE LIMITED OFFERING MEMORANDUM, NOR ANY SALE MADE 
HEREUNDER, SHALL, UNDER ANY CIRCUMSTANCES, CREATE ANY IMPLICATION THAT 
THERE HAS BEEN NO CHANGE IN THE AFFAIRS OF THE DISTRICT, THE MASTER 
DEVELOPER OR HARBOR POINT DEVELOPMENT LLC SINCE THE DATE HEREOF. 

UPON ISSUANCE, THE BONDS WILL NOT BE REGISTERED UNDER THE SECURITIES 
ACT OF 1933, AS AMENDED, OR UNDER ANY STATE SECURITIES LAW, AND THE 
INDENTURE HAS NOT BEEN QUALIFIED UNDER THE TRUST INDENTURE ACT OF 1939, AS 
AMENDED, IN RELIANCE UPON THE EXEMPTIONS CONTAINED IN SUCH ACTS.  THE 
BONDS WILL NOT BE LISTED ON ANY STOCK OR OTHER SECURITIES EXCHANGE AND 
NEITHER THE UNITED STATES SECURITIES AND EXCHANGE COMMISSION NOR ANY 
OTHER FEDERAL, STATE OR GOVERNMENTAL ENTITY OR THE DISTRICT WILL HAVE 
PASSED UPON THE ACCURACY OR ADEQUACY HEREOF. 

IN CONNECTION WITH THE OFFERING, THE UNDERWRITER MAY OVER ALLOT OR 
EFFECT TRANSACTIONS WHICH STABILIZE OR MAINTAIN THE MARKET PRICE OF THE 
BONDS OFFERED HEREBY AT A LEVEL ABOVE THAT WHICH MIGHT OTHERWISE 
PREVAIL IN THE OPEN MARKET.  SUCH STABILIZING, IF COMMENCED, MAY BE 
DISCONTINUED AT ANY TIME WITHOUT PRIOR NOTICE. 

Certain statements included or incorporated by reference in this Limited Offering Memorandum 
constitute “Forward-Looking Statements” within the meaning of the United States Private Securities 
Litigation Reform Act of 1995, Section 21E of the United States Securities Exchange Act of 1934, as 
amended, and Section 27A of the United States Securities Act of 1933, as amended.  Such statements are 
generally identifiable by the terminology used such as “Plan”, “Expect”, “Estimate”, “Project”, 
“Anticipate”, “Budget” or other similar words. 



 

Deutsche Bank National Trust Company by accepting its duties as Trustee under the Indenture, as 
defined herein, for the Bonds has not reviewed this Limited Offering Memorandum and makes no 
representations as to any of the information contained herein, including but not limited to, any 
representations as to the financial feasibility of the District, the Development (as defined herein) or any 
related activities. 

The order and placement of materials in this Limited Offering Memorandum, including the 
Appendices, are not to be deemed to be a determination of relevance, materiality or importance, and this 
Limited Offering Memorandum, including the Appendices, must be considered in its entirety. 
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SUMMARY STATEMENT 

 This Summary Statement is subject in all respects to more complete information contained in this 
Limited Offering Memorandum and should not be considered a complete statement of the facts material 
to making an investment decision.  The offering of the Bonds to potential investors is made only by 
means of the entire Limited Offering Memorandum.  Capitalized terms used in this Summary Statement 
and not otherwise defined shall have the meanings given such terms in the Indenture of Trust dated as of 
January 1, 2010 (the “Indenture”) by and between the Harbor Point Infrastructure Improvement District 
(the “District”) and Deutsche Bank National Trust Company (the “Trustee).  The form of Indenture is 
attached hereto as Appendix E. 

Overview ..............................  The District is issuing $145,000,000 of its aggregate principal amount 
of Special Obligation Revenue Bonds (Harbor Point Project) consisting 
of two separate series:  (i) $129,000,000 Special Obligation Revenue 
Bonds, Series 2010A (Tax-Exempt) (the “2010A Bonds”) and (ii) 
$16,000,000 Special Obligation Revenue Bonds, Series 2010B 
(Federally Taxable – Issuer Subsidy – Recovery Zone Economic 
Development Bonds) (the “2010B Bonds”).  The 2010A Bonds and the 
2010B Bonds are referred to collectively herein as the “Bonds”.  The 
District is located in the City of Stamford, Connecticut (the “City”), on 
a 323 acre peninsula known as the “South End”, immediately south of 
Stamford’s central business district and is composed of approximately 
66 acres (the “District Property”).  The proceeds of the Bonds will be 
used in part to finance the cost of infrastructure improvements related to 
the District (the “District Improvements”) and the acquisition of land 
located within the District for public parks (the “Public Parcels”).  The 
District Improvements will facilitate redevelopment of property within 
the District to a variety of end uses, including both commercial and 
residential applications comprising the Development as described 
below. 

The District ..........................  The District was created on January 16, 2008 pursuant to Special Act 
No. 07-6 of the Connecticut General Assembly adopted June 1, 2007 
(the “Special Act”).  The Special Act establishes the territorial 
boundaries of the District, procedures for creating the District, the 
powers enumerated to the District, including the power to issue bonds 
and levy special benefit assessments, and the use of bond proceeds and 
benefit assessments to fund public improvements for the District.  The 
Board, as hereinafter defined, of the District is comprised of four 
members who are employees of Harbor Point Development LLC or 
related entities and one member appointed by the Mayor of the City.  
See “THE DISTRICT” herein. 

The Bonds ............................  The Bonds will be issued pursuant to the Indenture in accordance with 
the provisions of the Special Act, the Interlocal Agreement dated as of 
July 1, 2008 as amended on October 28, 2009 between the City and the 
District (the “Interlocal Agreement”), a bond resolution of the District 
adopted on January 5, 2010 (the “Resolution”). 

Interest on the Bonds is payable on April 1 and October 1 of each year, 
commencing October 1, 2010.  See “THE BONDS”. 
 
The Bonds will be secured by Tax Increment Payments, Special 
Assessment Revenues and certain other funds available under the 
Indenture on a parity basis as more specifically described herein and 
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with respect to the 2010B Bonds only, the 2010B Subsidy Payment as 
described herein.  See “SOURCES OF PAYMENT AND SECURITY 
FOR THE BONDS”. 

Redemption ..........................  Optional Redemption – Each series of Bonds is subject to optional 
redemption prior to maturity, in whole or part, at the option of the 
District at any time, or from time to time, from any moneys available 
for such purpose at the times and at the redemption prices as set forth 
herein, plus accrued interest thereon to the date set for redemption. 

Mandatory Sinking Fund Redemption – Each series of the Bonds is 
subject to mandatory sinking fund redemption prior to maturity at a 
redemption price equal to one hundred percent (100%) of the principal 
amount thereof being redeemed, plus accrued interest thereon to the 
redemption date on April 1 in the years and in the respective principal 
amounts set forth herein. 

Extraordinary Redemption - The Bonds are subject to redemption prior 
to maturity at the direction of the District, in whole or in part, at any 
time, at a redemption price equal to one hundred percent (100%) of the 
principal amount thereof plus accrued interest thereon to the date set for 
redemption, (a) from funds transferred from the Construction Account 
to the Bond Fund for redemption of the Bonds at the direction of the 
District in accordance with the Indenture in the event an Authorized 
District Representative provides the Trustee with written notice that all 
or a portion of the amounts then on deposit in the Project Fund are not 
expected to be expended for purposes of the Project Fund and such 
amount transferred is $100,000 or more; or (b) if any portion of the 
District is damaged or destroyed by fire or other casualty, in each case 
to the extent that the ability of properties in the Development to 
generate sufficient tax revenues to pay debt service on the Bonds is 
substantially impaired. 

Special Mandatory Redemption - The Bonds are subject to redemption, 
in whole or in part, from amounts received by the Trustee constituting 
Special Assessments paid as a result of an optional prepayment of 
Special Assessments or a mandatory prepayment of Special 
Assessments pursuant to the terms of the Rate and Method and the 
True-Up Agreement, at the earliest optional redemption date and at the 
respective redemption price described under “- Optional Redemption” 
plus interest accrued thereon to the date set for redemption.  If a 
prepayment is received prior to the earliest applicable first optional 
redemption date, the related Bonds to be redeemed will be defeased 
until such date. 

See “THE BONDS – Redemption Provisions” herein. 

Sources of Payment and 
Security for the Bonds ........  

The Bonds will be secured by Tax Increment Payments, Special 
Assessment Revenues (defined below) and certain other funds available 
under the Indenture on a parity basis and with respect to the 2010B 
Bonds only, the 2010B Subsidy Payment (defined below). 

The Tax Increment Payments are equal to the lesser of (i) the Debt 
Service Requirements or (ii) fifty percent (50%) of the incremental real 
property tax revenues collected by the City with respect to the District 
Property referred to as the “Tax Increment Revenues” that are payable 
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by the City to the Trustee, for the benefit of the District, pursuant to the 
terms of the Interlocal Agreement.  The payment of the Tax Increment 
Payments is subject to annual appropriation by the City for each Fiscal 
Year in which such Tax Increment Payments are due.  See “SOURCES 
OF PAYMENT AND SECURITY FOR THE BONDS — Tax 
Increment Payments and the Interlocal Agreement” herein for a more 
detailed description of the Tax Increment Payments.   

Pursuant to a resolution adopted by the Board of Directors of the 
District on January 5, 2010 (the “Special Assessment Resolution”) the 
District has authority to levy and collect special assessments (the 
“Special Assessments”) related to the cost of the District Improvements 
with respect to real property located in the District in the event the Tax 
Increment Payments and 2010B Subsidy Payment (defined below) are 
insufficient to pay debt service with respect to the Bonds.  The Special 
Assessments will be collected by the City on behalf of the District 
pursuant to the terms of a Tax Collection Agreement dated as of 
October 28, 2009 (the “Collection Agreement”) between the City and 
the District.  The Special Assessments collected by the City and 
submitted to the District (the “Special Assessment Revenues”) will be 
pledged by the District, along with the Tax Increment Payments and 
2010B Subsidy Payment, to repay the Bonds pursuant to the terms of 
the Indenture.  Once payments due on the Special Assessments become 
delinquent, they constitute a municipal lien that can be collected 
through foreclosure in the same manner as delinquent ad valorem taxes.  
See “SOURCES OF PAYMENT AND SECURITY FOR THE BONDS 
— Special Assessment Revenues” herein.   

Funds available under the Indenture shall include money received by 
certain Initial District Property Owners pursuant to the Sales Agreement 
and subsequently deposited in the separate Capitalized Interest 
Accounts established for each series of Bonds in the Project Fund and 
proceeds of the Bonds deposited in the separate Debt Service Reserve 
Fund established for each series of Bonds.  See “SOURCES OF 
PAYMENT AND SECURITY FOR THE BONDS — Debt Service 
Reserve Funds” and “— Project Fund” herein.   

The District has elected to treat the 2010B Bonds as “Recovery Zone 
Economic Development Bonds” for purposes of the American 
Recovery and Reinvestment Act of 2009 (the “Recovery Act”) and to 
receive a cash subsidy from the United States Treasury therewith.  
Pursuant to the Recovery Act, the District expects to receive cash 
subsidy payments from the United States Treasury equal to 45% of the 
interest payable on the 2010B Bonds (the “2010B Subsidy Payment”). 

Additional Bonds .................  Additional Bonds may be issued under this Indenture for the purpose of 
any authorized District purpose permitted under the Special Act and as 
permitted by the Interlocal Agreement.  Such Additional Bonds may 
only be issued upon receipt by the Trustee, amongst other items, of an 
appraisal report from an MAI certified appraiser showing that the value 
of the taxable property in the District to the principal amount of 
Outstanding Bonds is not less than 3:1 taking into consideration the 
issuance of the Additional Bonds.  See “THE BONDS – Additional 
Bonds” herein. 
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Tax Matters .........................  In the opinion of Bond Counsel, based on existing statutes and court 
decisions and rendered in reliance upon and assuming the material 
accuracy of representations and continuing compliance by the District 
with certain covenants and procedures relating to requirements of the 
Internal Revenue Code of 1986, as amended (the “Code”), interest on 
the 2010A Bonds is excludable from the gross income of the owners 
thereof for federal income tax purposes and will not be treated as a 
preference item for purposes of computing the federal alternative 
minimum tax for individuals and corporations.  In the opinion of Bond 
Counsel, based on existing statutes, interest on the 2010B Bonds is not 
excluded from the gross income of the owners thereof for federal 
income tax purposes.  Bond Counsel is also of the opinion that under 
current law, interest on the Bonds is excludable from Connecticut 
taxable income for purposes of the Connecticut income tax on 
individuals, trusts and estates, and is excludable from amounts on which 
the net Connecticut minimum tax is based in the case of individuals, 
trusts and estates required to pay the federal alternative minimum tax.  
Bond Counsel expresses no opinion regarding any other tax 
consequences related to the ownership or disposition of, or the accrual 
or receipt of interest on, the Bonds.  See “TAX MATTERS - Tax 
Exemption of the 2010A Bonds” and “TAX MATTERS - Tax Status of 
the 2010B Bonds” herein regarding certain other tax considerations. 

Not Debt of the District, City 
or State .................................  

NEITHER THE FULL FAITH AND CREDIT OF THE HARBOR 
POINT INFRASTRUCTURE IMPROVEMENT DISTRICT, THE 
CITY OF STAMFORD, THE STATE OF CONNECTICUT, OR ANY 
POLITICAL SUBDIVISION THEREOF, IS PLEDGED TO THE 
PAYMENT OF THE PRINCIPAL OF, PREMIUM, IF ANY, AND 
INTEREST ON THE BONDS.  NEITHER THE STATE OF 
CONNECTICUT NOR THE CITY OF STAMFORD SHALL BE 
OBLIGATED TO PAY THE PRINCIPAL OF, PREMIUM, IF ANY, 
OR INTEREST ON THE BONDS.  THE BONDS AND THE 
OBLIGATIONS EVIDENCED THEREBY SHALL CONSTITUTE A 
LIEN ONLY ON, AND SHALL BE PAYABLE SOLELY FROM THE 
PLEDGED REVENUES (AS DEFINED IN THE INDENTURE) IN 
ACCORDANCE WITH THE TERMS OF THE INDENTURE. 

Not Rated .............................  NO APPLICATION HAS BEEN MADE FOR A RATING WITH 
RESPECT TO THE BONDS, NOR IS THERE ANY REASON TO 
BELIEVE THAT THE DISTRICT WOULD HAVE BEEN 
SUCCESSFUL IN OBTAINING AN INVESTMENT GRADE 
RATING FOR THE BONDS HAD AN APPLICATION BEEN 
MADE. 

The Development ................  The District Property will be redeveloped as an approximately 
6,000,000 square foot pedestrian friendly, transit oriented LEED-ND 
Gold-Certified community consisting of approximately 5,100,000 
square feet of residential space, 400,000 square feet of retail space, 
300,000 square feet of office space and 200,000 square feet of hotel 
space (“Harbor Point” or the “Development”).  Harbor Point will 
redevelop and revitalize a large portion of Stamford’s “South End”, a 
323-acre peninsula immediately south of Stamford’s central business 
district and Transportation Center.  The South End is bound on the 
north by Interstate 95 and Stamford Transportation Center and on the 
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south, east and west by Stamford Harbor and Long Island Sound.  See 
“THE DEVELOPMENT” herein. 

The Master Developer ........  Harbor Point Holding Company LLC, (the “Master Developer”) is a 
Delaware limited liability company whose capital members include 
affiliates of Lubert-Adler and Building and Land Technology.   

Lubert-Adler is a real estate private equity firm specializing in 
redevelopments through joint ventures with local operating partners.  
Since its founding by Ira Lubert and Dean Adler in 1997, Lubert-Adler 
has raised six funds totaling more than $6.5 billion of equity and to date 
has acquired over $16 billion of assets in approximately 450 
transactions throughout North America, Mexico and the Caribbean.  
Approximately 80% of Lubert Adler’s total commitments have been 
made by 50 endowments, with the remaining 20% commitment made 
by public pension funds and high net-worth individuals.  Major 
investors include 30 of the largest college and university endowments in 
the United States.  The principals of Lubert Adler have committed over 
$50 million to the funds.  Lubert-Adler’s current fund — Fund VI - 
commenced in 2008 and represents $2.4 billion of equity. 

Building and Land Technology (“BLT”) is a second generation real 
estate development company based in Norwalk, Connecticut and is one 
of Connecticut’s leading owners, developers, and operators of 
commercial and residential real estate.  BLT specializes in managing 
complex development projects, including both ground up development 
of Class A office space in coastal Connecticut cities, high quality 
multifamily communities and rehabilitation of historic or vacant 
buildings.  BLT is also the majority owner of William Pitt Sotheby’s 
International Realty, Fairfield County’s premier residential real estate 
brokerage firm.  See “THE MASTER DEVELOPER” herein. 

The Development is being undertaken in two phases.  Phase 1 includes 
completion of the District Improvements and the vertical improvements 
associated with parcels S1, S2, C7, Y6, Y7 and Y8 (described herein) 
and the predevelopment costs associated with the acquisition, 
entitlement and other related costs for the entire Development.  Phase 1 
is being financed through a combination of equity contributions and 
loans.  A portion of the sources are still contingent.  Phase 2 includes 
the vertical development of the remaining sites in Harbor Point.  The 
Master Developer’s current development plans, product types and 
timing for Phase 2 are set forth herein, however there is no guaranty 
that such components will be constructed or phased in this manner.  The 
Master Developer has not begun to finance Phase 2 of the Development 
and although the Master Developer may construct all future phases of 
Harbor Point, the Master Developer may explore other development 
options, including parcel sales or joint ventures with third party 
developers or investors.  See “THE DEVELOPMENT – Development 
Finance Plan” herein.  

Appraisal ..............................  An appraisal dated December 4, 2009 was prepared by CB Richard 
Ellis, Inc. (the “Appraiser”) to estimate the value of the District 
Property.  SEE “APPENDIX A - APPRAISAL REPORT”.  The 
Appraisal Report was prepared to estimate the current market value of 
the District Property on an “as is” basis as of December 1, 2009.  Based 
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on its analysis and various appraisal methodologies, the Appraiser 
determined the current market value of the District Property to be 
$287,000,000.  The Appraisal Report assumes that the remaining $110 
million of District Improvements is funded through the offering of the 
Bonds and is not a deduction/cost within the Appraiser’s analysis.  The 
balance of the District Improvements is projected to be funded through 
a combination of net proceeds deposited into the Project Account under 
the Indenture and proceeds contributed by the Master Developer 
pursuant to the Master Development Agreement and the Completion 
Guaranty.  See “ESTIMATED SOURCES AND USES OF BOND 
PROCEEDS” and “MASTER DEVELOPER - The Master 
Development Agreement.”  The District and the Underwriter make no 
representations as to the accuracy of the Appraisal Report.  See 
“SOURCES OF PAYMENT AND SECURITY FOR THE BONDS — 
Appraised Property Values”. 

PROSPECTIVE INVESTORS SHOULD READ THE APPRAISAL 
REPORT OF THE APPRAISER IN ITS ENTIRETY.  THE 
APPRAISAL REPORT IS CONSIDERED AN INTEGRAL PART OF 
THE LIMITED OFFERING MEMORANDUM.  SEE “APPENDIX A 
— APPRAISAL REPORT” HEREIN. 

Market Study .......................  A market study with respect to the District dated as of November 23, 
2009 was prepared by The Concord Group (the “Consultant”) to 
evaluate current and future supply and demand conditions for each land 
use within the proposed Development.  SEE “APPENDIX B - 
MARKET STUDY”.  The District and the Underwriter make no 
representations as to the accuracy of the Market Study.  See 
“SOURCES OF PAYMENT AND SECURITY FOR THE BONDS — 
Market Study”. 

PROSPECTIVE INVESTORS SHOULD READ THE MARKET 
STUDY OF THE CONSULTANT IN ITS ENTIRETY.  THE 
MARKET STUDY IS CONSIDERED AN INTEGRAL PART OF 
THE LIMITED OFFERING MEMORANDUM.  SEE “APPENDIX B 
— MARKET STUDY” HEREIN. 

Risk Factors .........................  The purchase of the Bonds involves significant investor risks.  Funding 
of the vertical development, as described herein, may be dependent on 
equity contributions by the members of the Master Developer in excess 
of amounts funded to date to the extent construction financing or 
refinancing is not available.  The appraised value of the property in the 
District as well as the projection of the Tax Increment Revenues assume 
completion of the Development as a whole, over the timeframe set forth 
herein.  Based on recent projections, significant Special Assessments 
will be levied through 2016.  See “APPENDIX C –TAX INCREMENT 
AND SPECIAL ASSESSMENT PROJECTION STUDY”.  Initially, 
there is a very limited number of obligors with respect to the payment 
of the real property taxes, including the Tax Increment Payments, and 
Special Assessments with respect to the District as the Master 
Developer owns all the land in the District except one parcel through 
the Initial District Property Owners, its wholly-owned subsidiaries.  The 
timely payment of Tax Increment Payments and Special Assessments is 
contingent, among other things, upon the successful completion by the 
Master Developer of the Development and the timely payment of real 
property taxes and Special Assessments by the Initial District Property 
Owners and any subsequent property owners.  See “RISK FACTORS.”  
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LIMITED OFFERING MEMORANDUM 

$145,000,000 
Harbor Point Infrastructure Improvement District  

(Harbor Point Project) 
 

$129,000,000 
Special Obligation Revenue Bonds 

Series 2010A 
(Tax-Exempt) 

 

$16,000,000 
Special Obligation Revenue Bonds 

Series 2010B 
(Federally Taxable – Issuer Subsidy – 

Recovery Zone Economic Development Bonds) 
 

INTRODUCTION 

This Limited Offering Memorandum, including the cover page and the Appendices hereto, is 
provided to furnish information in connection with the issuance and sale by the Harbor Point 
Infrastructure Improvement District (the “District”) of its $145,000,000 aggregate principal amount of 
Special Obligation Revenue Bonds (Harbor Point Project) consisting of two separate series:  (i) 
$129,000,000 Special Obligation Revenue Bonds, Series 2010A (Tax-Exempt) (the “2010A Bonds”) and 
(ii) $16,000,000 Special Obligation Revenue Bonds, Series 2010B (Federally Taxable – Issuer Subsidy – 
Recovery Zone Economic Development Bonds) (the “2010B Bonds”).  The 2010A Bonds and the 2010B 
Bonds are referred to collectively herein as the “Bonds”.  The District is located in the City of Stamford, 
Connecticut (the “City”).  The proceeds of the Bonds will be used in part to finance the cost of 
infrastructure improvements related to the District (the “District Improvements”) and the acquisition of 
land located within the District by the City for public parks (the “Public Parcels”).  The owners of the 
Public Parcels, in turn, will contribute the acquisition price for the funding of capitalized interest on the 
Bonds.  This introduction is only a brief description of and guide to the entire Limited Offering 
Memorandum, of which a full review should be made by potential investors.  Capitalized terms not 
otherwise defined herein shall have the meaning set forth in the Indenture (defined below).  See 
“APPENDIX E — FORM OF INDENTURE”. 

The District was created on January 16, 2008 pursuant to Special Act No. 07-6 of the Connecticut 
General Assembly adopted June 1, 2007 (the “Special Act”).  The Bonds will be issued in accordance 
with the provisions of the Special Act, the Interlocal Agreement (defined below), a bond resolution of the 
District adopted on January 5, 2010 (the “Resolution”) and an Indenture of Trust dated as of 
January 1, 2010 (the “Indenture”) by and between the District and Deutsche Bank National Trust 
Company, as trustee (the “Trustee”). 

NEITHER THE FULL FAITH AND CREDIT OF THE HARBOR POINT INFRASTRUCTURE 
IMPROVEMENT DISTRICT, THE CITY OF STAMFORD, THE STATE OF CONNECTICUT, OR 
ANY POLITICAL SUBDIVISION THEREOF, IS PLEDGED TO THE PAYMENT OF THE 
PRINCIPAL OF, PREMIUM, IF ANY, AND INTEREST ON THE BONDS.  NEITHER THE STATE 
OF CONNECTICUT NOR THE CITY OF STAMFORD SHALL BE OBLIGATED TO PAY THE 
PRINCIPAL OF, PREMIUM, IF ANY, OR INTEREST ON THE BONDS.  THE BONDS AND THE 
OBLIGATIONS EVIDENCED THEREBY SHALL CONSTITUTE A LIEN ONLY ON, AND SHALL 
BE PAYABLE SOLELY FROM THE PLEDGED REVENUES (AS DEFINED IN THE INDENTURE) 
IN ACCORDANCE WITH THE TERMS OF THE INDENTURE. 

The District and Development 

The District is located entirely within the City on a 323-acre peninsula known as the “South End” 
immediately south of Stamford’s central business district and is composed of approximately 66 acres (the 
“District Property”).  All the property in the District, with the exception of a one acre parcel (Master Unit 
Y6), is owned by Harbor Point Holding Company LLC (the “Master Developer”) through its wholly-
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owned subsidiaries (the “Initial District Property Owners”) as more specifically described herein.  
Pursuant to a Development and Management Services Agreement dated as of August 13, 2008 (the 
“Development and Management Services Agreement”) between the Master Developer and Harbor Point 
Development LLC, Harbor Point Development LLC will develop the District Property as an 
approximately 6,000,000 square foot pedestrian oriented neighborhood consisting of approximately 
5,100,000 square feet of residential space, 400,000 square feet of retail space, 300,000 square feet of 
office space and 200,000 square feet of hotel space to be known as Harbor Point (“Harbor Point” or the 
“Development”) all in accordance with the General Development Plan for Harbor Point dated 
June 22, 2007, as approved by the Stamford Zoning Board (the “Zoning Board”) by resolution adopted 
June 25, 2007 and amended by said Zoning Board on June 2, 2008 and the Yale & Towne General 
Development Plan dated June 22, 2007 as approved by the Zoning Board on June 25, 2007 and amended 
by said Zoning Board on January 26, 2009 (collectively, the “General Development Plan”).  The District 
and the City have entered into an Interlocal Agreement dated July 1, 2008 as amended on 
October 28, 2009 (the “Interlocal Agreement”) setting forth (i) the obligations of the District in providing 
the District Improvements; (ii) the financing for the District Improvements; (iii) the amount of the Tax 
Increment Payment (defined below) to be transferred by the City for the benefit of the District; (iv) the 
services to be provided by the District to the City and by the City to the District; and (v) other related 
provisions.  See “SOURCES OF PAYMENT AND SECURITY FOR THE BONDS - Tax Increment 
Payments and the Interlocal Agreement” herein.  The District and the City have entered a Development 
Agreement dated as of October 28, 2009 (the “City Development Agreement”) providing for the 
construction, maintenance and operation of the District Improvements.  The District, in turn, entered into 
a Master Development Agreement dated as of May 1, 2009, as amended and restated as of 
January 1, 2010 with the Master Developer (the “Master Development Agreement”) providing for the 
construction and interim maintenance of the District Improvements and the financing of a portion of the 
District Improvements out of bond proceeds.  Pursuant to the terms of the Master Development 
Agreement, the Master Developer has agreed to complete the District Improvements and deliver them to 
the District and be responsible for costs of the District Improvements in excess of the amount deposited in 
the Construction Account of the Project Fund established under the Indenture and other funds that 
become available to the District and used for District Improvements.  The Master Developer, The 
Strand/BRC Group, LLC, Walter Wheeler Drive SPE, LLC and Yale & Towne SPE, LLC are providing a 
joint and several guaranty of completion (the “Completion Guaranty”) guaranteeing the obligations of the 
Master Developer under the Master Development Agreement.  See “THE DEVELOPMENT – 
Development Finance Plan” herein.  The Public Parcels will be acquired by the District pursuant to the 
terms of a Sales Agreement dated as of January 1, 2010 (the “Sales Agreement”) between the District and 
the related Initial District Property Owners.  The owners of the Public Parcels, in turn, will contribute the 
acquisition price for the funding of capitalized interest on the Bonds and such funds will be held by the 
Trustee pursuant to the terms of the Indenture.   

Security for the Bonds 

The Bonds will be secured by Tax Increment Payments, Special Assessment Revenues (defined 
below) and certain other funds available under the Indenture on a parity basis and with respect to the 
2010B Bonds only, the 2010B Subsidy Payment (defined below) received by the District.  The Tax 
Increment Payments are equal to the lesser of (i) the Debt Service Requirements (defined herein) or (ii) 
fifty percent (50%) of the incremental real property tax revenues collected by the City with respect to the 
District Property referred to as the “Tax Increment Revenues” that are payable by the City to the Trustee, 
for the benefit of the District, pursuant to the terms of the Interlocal Agreement.  See “SOURCES OF 
PAYMENT AND SECURITY FOR THE BONDS — Tax Increment Payments and the Interlocal 
Agreement” herein for a more detailed description of the Tax Increment Payments.  Pursuant to an 
resolution adopted by the Board of Directors of the District on January 5, 2010 (the “Special Assessment 
Resolution”) the District has authority to levy and collect special assessments (the “Special 
Assessments”) with respect to real property located in the District in the event the Tax Increment 
Payments and 2010B Subsidy Payment are insufficient to pay debt service with respect to the Bonds.  The 
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Special Assessments will be collected by the City on behalf of the District pursuant to the terms of a Tax 
Collection Agreement dated as of October 28, 2009 (the “Collection Agreement”) between the City and 
the District.  The Special Assessments collected by the City and submitted to the District (the “Special 
Assessment Revenues”) will be pledged by the District, along with the Tax Increment Payments and 
2010B Subsidy Payment, to repay the Bonds pursuant to the terms of the Indenture.  See “SOURCES OF 
PAYMENT AND SECURITY FOR THE BONDS — Special Assessment Revenues” herein.  Funds 
available under the Indenture shall include money received by certain Initial District Property Owners 
pursuant to the Sales Agreement and subsequently deposited in the Capitalized Interest Accounts of the 
Project Fund established pursuant to the Indenture.  See “SOURCES OF PAYMENT AND SECURITY 
FOR THE BONDS — Project Fund” herein.  The District has elected to treat the 2010B Bonds as 
“Recovery Zone Economic Development Bonds” for purposes of the American Recovery and 
Reinvestment Act of 2009 (the “Recovery Act”) and to receive a cash subsidy from the United States 
Treasury therewith.  Pursuant to the Recovery Act, the District expects to receive cash subsidy payments 
from the United States Treasury equal to 45% of the interest payable on the 2010B Bonds (the “2010B 
Subsidy Payment”). 

Use of Proceeds 

The proceeds of the Bonds shall be used pursuant to the terms of the Indenture for (i) financing 
the cost of the District Improvements; (ii) financing the acquisition of the Public Parcels, with the 
acquisition price being used exclusively to fund capitalized interest; (iii) funding separate reserve funds 
for each series of Bonds; (iv) financing costs related to the issuance, sale and delivery of the Bonds; and 
(v) prefunding certain administrative expenses.  As described above, the acquisition price of the Public 
Parcels will be contributed at closing by the related Initial District Property Owners to fund capitalized 
interest on the Bonds. 

Appraisal Report 

An appraisal dated December 4, 2009 was prepared by CB Richard Ellis, Inc. (the “Appraiser”) to 
estimate the value of the District Property.  SEE “APPENDIX A - APPRAISAL REPORT”.  The 
Appraisal Report was prepared to estimate the current market value of the District Property on an “as is” 
basis as of December 1, 2009.  Based on its analysis and various appraisal methodologies, the Appraiser 
determined the current market value of the District Property to be $287,000,000.  The Appraisal Report 
assumes that the remaining $110 million of District Improvements is funded through the offering of the 
Bonds and is not a deduction/cost within the Appraiser’s analysis.  The balance of the District 
Improvements is projected to be funded through a combination of net proceeds deposited into the Project 
Account under the Indenture and proceeds contributed by the Master Developer pursuant to the Master 
Development Agreement and the Completion Guaranty.  See “ESTIMATED SOURCES AND USES OF 
BOND PROCEEDS” and “MASTER DEVELOPER - The Master Development Agreement.”  The 
District and the Underwriter make no representations as to the accuracy of the Appraisal Report.  See 
“SOURCES OF PAYMENT AND SECURITY FOR THE BONDS — Appraised Property Values”. 

PROSPECTIVE INVESTORS SHOULD READ THE APPRAISAL REPORT OF THE 
APPRAISER IN ITS ENTIRETY.  THE APPRAISAL REPORT IS CONSIDERED AN 
INTEGRAL PART OF THE LIMITED OFFERING MEMORANDUM.  SEE “APPENDIX A — 
APPRAISAL REPORT” HEREIN. 

Market Study 

A market study with respect to the District dated as of November 23, 2009 was prepared by The 
Concord Group (the “Consultant”) to evaluate current and future supply and demand conditions for each 
land use within the proposed Development.  SEE “APPENDIX B - MARKET STUDY”.  The District 



  4

and the Underwriter make no representations as to the accuracy of the Market Study.  See “SOURCES 
OF PAYMENT AND SECURITY FOR THE BONDS — Market Study”. 

PROSPECTIVE INVESTORS SHOULD READ THE MARKET STUDY OF THE 
CONSULTANT IN ITS ENTIRETY.  THE MARKET STUDY IS CONSIDERED AN INTEGRAL 
PART OF THE LIMITED OFFERING MEMORANDUM.  SEE “APPENDIX B — MARKET 
STUDY” HEREIN. 

Projected Tax Increment Revenues 

A projection of the Tax Increment Revenues and Tax Increment Payments that will be generated 
by the proposed Development and projections of Special Assessments that might be collected in the 
District was prepared by MuniCap, Inc. (“MuniCap”) and is provided in “APPENDIX C — TAX 
INCREMENT AND SPECIAL ASSESSMENT PROJECTION STUDY”.  The projections are based 
upon the assumptions set forth in Appendix C with respect to the completion of the Development over 
time.  There can be no assurance that any of such assumptions will be realized and the District and the 
Underwriter make no representations as to the reasonableness of the assumptions.  See “SOURCES OF 
PAYMENT AND SECURITY FOR THE BONDS — Projected Tax Increment Revenues”. 

PROSPECTIVE INVESTORS SHOULD READ THE TAX INCREMENT AND SPECIAL 
ASSESSMENT PROJECTION STUDY IN ITS ENTIRETY.  THE TAX INCREMENT AND 
SPECIAL ASSESSMENT PROJECTION STUDY IS CONSIDERED AN INTEGRAL PART OF 
THE LIMITED OFFERING MEMORANDUM.  SEE “APPENDIX C —TAX INCREMENT AND 
SPECIAL ASSESSMENT PROJECTION STUDY” HEREIN. 

Risk Factors 

The purchase of the Bonds involves significant investor risks.  Funding of the vertical 
development, as described herein, may be dependent on equity contributions by the members of the 
Master Developer in excess of amounts funded to date to the extent construction financing or refinancing 
is not available.  The appraised value of the property in the District as well as the projection of the Tax 
Increment Revenues assume completion of the Development as a whole, over the timeframe set forth 
herein.  Based on recent projections, significant Special Assessments will be levied through 2016.  See 
“APPENDIX C –TAX INCREMENT AND SPECIAL ASSESSMENT PROJECTION STUDY”.  
Initially, there is a very limited number of obligors with respect to the payment of the real property taxes, 
including the Tax Increment Payments, and Special Assessments with respect to the District as the Master 
Developer owns all the land in the District except one parcel through the Initial District Property Owners, 
its wholly-owned subsidiaries.  The timely payment of Tax Increment Payments and Special Assessments 
is contingent, among other things, upon the successful completion by the Master Developer of the 
Development and the timely payment of real property taxes and Special Assessments by the Initial 
District Property Owners and any subsequent property owners.  See “RISK FACTORS” herein. 
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THE DISTRICT 

General 

The District is an independent special district created in accordance with the Special Act.  The 
Special Act establishes the territorial boundaries of the District, procedures for creating the District, the 
powers enumerated to the District, including the power to issue bonds and levy special benefit 
assessments, and the use of bond proceeds and benefit assessments to fund public improvements within 
the District. 

The Special Act allows for the creation of the District through a petition process and approval by 
the property owners within the District.  Pursuant to the Special Act and upon the petition of eligible 
voters of the City, the Mayor of the City called a meeting of voters to act upon the petition and establish 
the District.  At that meeting, held on January 16, 2008, the property owners within the District voted to 
create the District.  The creation of the District was effective on January 18, 2008, upon the filing of the 
First Report of the District with the City Clerk. 

Governance 

General voting rights for District proceedings are held by electors of the District, holders of 
record of an interest in real property within the District and anyone greater than the age of eighteen (18) 
who is liable to the District for taxes assessed on an assessment of not less than $1,000 on the District’s 
last completed grand list as more specifically described in the Special Act.  In order for the voters to take 
action, a quorum must be present.  A quorum consists of either fifteen (15) voters of the District or a 
majority of the holders of record of interests in real property within the District as long as the assessments 
of such holders constitute more than half of the total assessments for real property within the District. 

The Special Act provides that a five (5) member Board of Directors (the “Board”) shall be elected 
for one (1) year terms at the annual Board meeting, and serve as the governing body of the District.  Of 
the five (5) Board members, three (3) must be residents of Connecticut, one (1) may be appointed by the 
Mayor of the City, and no more than four (4) Directors may be affiliated with the same political party.  A 
Director serves until expiration of his or her term and until his or her successor is chosen or qualified.  If, 
during a term of office, a vacancy occurs, the remaining Directors may fill the vacancy by an appointment 
of an interim Director for the remainder of the unexpired term, except for member appointed by the 
Mayor. 

Pursuant to the Special Act, the organizational meeting of the District was held on January 16, 
2008 in which the Board was elected.  A quorum of the property owners within the District elected four 
(4) Directors and the Mayor of the City appointed one (1) Director to serve until the next annual meeting 
of District voters or their earlier resignation or removal.  Also during the organizational meeting, and 
pursuant to the Special Act, the voters of the District elected Officers from among the Directors.  The 
Board nominated Officers from the group of Directors, and the nominations were approved by a quorum 
of voters within the District. 

The Bylaws of the District were unanimously adopted at the first meeting of the Board of 
Directors on January 25, 2008. 

The current members of the Board of Directors and the office of each member are set forth 
below: 
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Name Title Member of The Board Since 

Paul Kuehner President October 3, 2008 
John Freeman Vice President January 16, 2008 
Justin Pattner Treasurer April 29, 2009 
David Waters Clerk October 3, 2008 
Peter Privitera  October 21, 2009 

Four (4) Board Members of the District are employees of Harbor Point Development LLC or 
related entities:  Paul Kuehner, President of the District, is the Chief Financial Officer of Building & Land 
Technology (“BLT”), one of the members of Harbor Point Development LLC; John Freeman, Vice 
President of the District, is the General Counsel of Harbor Point Development LLC; Justin Pattner, 
Treasurer of the District, is an employee of Lubert Adler Real Estate Funds, one of the members of the 
Master Developer; and David Waters, Clerk of the District, is the General Counsel of BLT.  Peter 
Privitera was appointed by the Mayor of the City and is also the Director of Administration of the City. 

A majority of the Board constitutes a quorum for the purposes of conducting the business of the 
District and exercising its powers and for all other purposes.  Action taken by the District will be upon a 
vote of the majority of the Board present unless general law or a rule of the District requires a greater or 
lesser number 

Powers and Authority 

The District has only the powers specifically delegated to it by the Special Act, or necessarily 
implied from powers specifically delegated by the Special Act.  Pursuant to the Special Act, the District 
may contract with a town, city, borough or other district for carrying out any of the purposes for which 
the District was established. 

The District has the power to issue bonds, notes or other obligations in order to finance the costs 
of various infrastructure improvements and is authorized to secure the bonds by the full faith and credit of 
the District or by a pledge of or lien on all or part of its revenues, fees or benefit assessments. 

The District can assess, levy and collect benefit assessments on property located within the 
District which has been, or is expected to be, benefited by the infrastructure improvements.  Whenever 
the District constructs improvements, provides a grant, or finances the cost of improvements, the cost or 
estimated cost may be assessed by the District upon the property benefited.  The District may provide for 
the payment of the benefit assessments in annual installments, not exceeding thirty, and may forgive the 
assessments in any single year without causing the remainder of installments to be forgiven.  Benefit 
assessments to buildings or structures constructed or expanded after the initial assessment may be 
assessed as if the new or expanded buildings or structures had existed at the time of the original benefit 
assessment. 

The District can make grants or pay the entire cost of any improvements, financing costs of such 
improvements, capitalized interest and the funding of reserve funds necessary to secure such financing or 
the debt service of bonds or notes issued to finance such costs, from the collection of taxes, fees, rents or 
benefit assessments concurrently with the issuance of bonds prior to the acquisition or construction of the 
improvements or upon the acquisition or completion of the improvements.  The District can fix, revise, 
charge, collect, abate and forgive reasonable taxes, fees, rents, and benefit assessments, and other charges 
for the cost of the improvements, financing costs, operating expenses and other services furnished or 
supplied to the real property in the District in accordance with applicable provisions of the Connecticut 
General Statutes. 
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Pursuant to the Special Act, taxes, fees, rents or benefit assessments, if not paid when due, 
constitute a lien upon the premises served and the owners thereof, which bears interest at the same rate as 
delinquent property taxes.  Each lien may be continued, recorded and released in the manner provided for 
property tax liens and takes precedence over all other liens or encumbrances except for a lien for the taxes 
of the City.  See “SOURCES OF PAYMENT AND SECURITY FOR THE BONDS - Collection of 
Special Assessments” herein. 

THE BONDS 

The following is a summary of certain provisions of the Bonds.  Reference is made to the Bonds 
for the complete text thereof and to the Indenture, and the discussion herein is qualified by such reference. 

General 

The Bonds are special limited obligations of the District payable from and secured, equally and 
ratably by a pledge of the Pledged Revenues.  The Bonds will be issued in the aggregate principal 
amount, will be dated as of the date, will bear interest from the date of their delivery at the rate, and will 
mature on the date set forth on the inside cover page of this Limited Offering Memorandum.  The Bonds 
will be issued in fully registered book-entry form, in authorized denominations of $100,000 or any 
integral multiple of $1,000 in excess thereof.  If in any Bond Year, the Administrator determines that the 
amount of Tax Increment Revenues for the Bonds in the immediately prior Bond Year equals or exceeds 
150% of the sum of the gross Debt Service due on all Outstanding Bonds during the prior Bond Year net 
of any 2010B Subsidy Payments or if such Bonds have secured an investment grade rating from at least 
one rating agency, such Bonds may be converted to authorized denominations of $5,000 or any integral 
multiple thereof. 

“Administrator” means the entity selected by the District (and that is reasonably acceptable to the 
City) to perform any and all tasks specified in the Indenture and those tasks specified in the Administrator 
Agreement entered into with the District.  Initially, MuniCap, Inc., a Maryland corporation will be the 
Administrator. 

“Bond Year” means the period ending April 1, 2011 and on each following April 1. 

“Debt Service” means, as to any series of Bonds, the principal and interest, payable in respect to 
such series of Bonds within the Bond Year, including any premium on Refunding Bonds, and any 
amounts of principal or interest due from a prior Bond Year. 

“Fiscal Year” means the period of twelve months beginning each July 1 and ending each June 30 
or such other period of twelve months as may be established by the District as its annual accounting 
period. 

The Depository Trust Company, New York, New York (“DTC”), will act as securities depository 
for the Bonds.  So long as the Bonds are held in book-entry form, principal of, premium, if any, and 
interest on the Bonds will be paid directly to DTC for distribution to the Beneficial Owners of the Bonds 
in accordance with the procedures adopted by DTC.  See “THE BONDS – Book-Entry System” below.  
Payments of principal of and interest on the Bonds will be paid by the Trustee to DTC for subsequent 
disbursement to DTC participants who will remit such payments to the Beneficial Owners of the Bonds. 

Interest on the Bonds will be paid in lawful money of the United States of America semiannually 
on April 1 and October 1 of each year (each, an “Interest Payment Date”), commencing on 
October 1, 2010.  Interest on the Bonds shall be calculated on the basis of a 360-day year comprised of 
twelve 30-day months. 
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The Bonds are subject to optional redemption, mandatory sinking fund redemption, extraordinary 
optional redemption and special mandatory redemption from prepayment of Special Assessments as 
described herein under “THE BONDS – Redemption Provisions”. 

Designation of 2010B Bonds As “Recovery Zone Economic Development Bonds” 

The District has elected to treat the 2010B Bonds as “Recovery Zone Economic Development 
Bonds” for purposes of the Recovery Act and to receive a cash subsidy from the United States Treasury 
therewith.  Pursuant to the Recovery Act, the District expects to receive the 2010B Subsidy Payment, a 
cash subsidy payment from the United States Treasury equal to 45% of the interest payable on the 2010B 
Bonds.  See “TAX MATTERS  — Tax Status of the 2010B Bonds” herein. 

Redemption Provisions 

Optional Redemption 

The 2010A Bonds are subject to optional redemption prior to maturity commencing on 
April 1, 2020, in whole or in part, at the option of the District at any time, or from time to time, from any 
moneys available for such purpose.  The 2010A Bonds to be redeemed shall be redeemed at a redemption 
price equal to 100% (expressed as a percentage of the principal amount to be redeemed), plus accrued 
interest thereon to the date set for redemption. 

The 2010B Bonds are subject to optional redemption prior to maturity commencing on 
April 1, 2020, in whole or in part, at the option of the District at any time, or from time to time, from any 
moneys available for such purpose.  The 2010B Bonds to be redeemed shall be redeemed at a redemption 
price equal to 100% (expressed as a percentage of the principal amount to be redeemed), plus accrued 
interest thereon to the date set for redemption. 

Mandatory Sinking Fund Redemption 

The 2010A Bonds scheduled to mature on April 1, 2022 are subject to mandatory sinking fund 
redemption prior to maturity at a redemption price equal to one hundred percent (100%) of the principal 
amount thereof being redeemed, plus accrued interest thereon to the redemption date on April 1 of the 
following years in the following respective principal amounts: 

Redemption Date 
   (April 1)    

 
Principal Amount 

2012 $   460,000 
2013     615,000 
2014     785,000 
2015     965,000 
2016 1,160,000 
2017 1,365,000 
2018 1,595,000 
2019 1,835,000 
2020 2,095,000 
2021 2,375,000 
2022* 2,680,000 

*At maturity  
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The 2010A Bonds scheduled to mature on April 1, 2039 are subject to mandatory sinking 
fund redemption prior to maturity at a redemption price equal to one hundred percent (100%) of 
the principal amount thereof being redeemed plus accrued interest thereon to the redemption date 
on April 1 of the following years in the following respective principal amounts: 

Redemption Date 
   (April 1)    

 
Principal Amount 

2023 $ 3,000,000 
2024  3,370,000 
2025  3,770,000 
2026  4,205,000 
2027  4,670,000 
2028  5,175,000 
2029 5,725,000 
2030  6,315,000 
2031  6,950,000 
2032  7,635,000 
2033  8,380,000 
2034  9,180,000 
2035 10,045,000 
2036 10,980,000 
2037 11,985,000 
2038  5,385,000 
2039*  6,300,000 

*At maturity  

The 2010B Bonds scheduled to mature on April 1, 2039 are subject to mandatory sinking fund 
redemption prior to maturity at a redemption price equal to one hundred percent (100%) of the principal 
amount thereof being redeemed, plus accrued interest thereon to the redemption date on April 1 of the 
following years in the following respective principal amounts. 

Redemption Date 
   (April 1)    

 
Principal Amount 

2038 $7,690,000 
  2039* 8,310,000 

*At maturity  

The Bonds redeemed as described under “THE BONDS - Redemption, - Optional Redemption, - 
Extraordinary Optional Redemption, and - Special Mandatory Redemption from Prepayment of Special 
Assessments” and Bonds purchased by the Trustee from available moneys on deposit with the Trustee in 
accordance with the Indenture shall be credited to the remaining sinking fund installments in the manner 
described herein.  See “THE BONDS — Redemption - Credits to Sinking Fund Requirements from 
Redemptions and Purchases of Bonds” below. 

Extraordinary Optional Redemption 

The Bonds are subject to redemption prior to maturity at the direction of the District, in whole or 
in part, at any time, at a redemption price equal to one hundred percent (100%) of the principal amount 
thereof plus accrued interest thereon to the date set for redemption, (a) from funds transferred from the 
Construction Account to the Bond Fund for redemption of the Bonds at the direction of the District in 
accordance with the Indenture in the event an Authorized District Representative provides the Trustee 
with written notice that all or a portion of the amounts then on deposit in the Project Fund are not 
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expected to be expended for purposes of the Project Fund and such amount transferred is $100,000 or 
more; or (b) if any portion of the District is damaged or destroyed by fire or other casualty, in each case to 
the extent that the ability of properties in the Development to generate sufficient tax revenues to pay debt 
service on the Bonds is substantially impaired. 

Special Mandatory Redemption from Prepayment of Special Assessments 

The Bonds are subject to redemption, in whole or in part, from amounts received by the Trustee 
constituting Special Assessments paid as a result of an optional prepayment of Special Assessments or a 
mandatory prepayment of Special Assessments pursuant to the terms of the Rate and Method and the 
True-Up Agreement (each as defined herein), at the earliest optional redemption date and at the respective 
redemption price described above under “- Optional Redemption” plus interest accrued thereon to the date 
set for redemption.  If a prepayment is received prior to the earliest applicable first optional redemption 
date, the related Bonds to be redeemed will be defeased until such date.  See “SOURCES OF PAYMENT 
AND SECURITY FOR THE BONDS – Rate and Method” herein. 

Selection of Bonds for Redemption 

If less than all of the Bonds are to be called for optional redemption, extraordinary optional 
redemption or special mandatory redemption, the Bonds shall be selected pro-rata from each series.  
Bonds selected for mandatory sinking fund redemption will be selected within a series by lot or other 
reasonable method by the Trustee consistent with DTC’s procedures.  In selecting the Bonds to be called 
for optional, extraordinary optional redemption, special mandatory or mandatory sinking fund 
redemption, the Paying Agent shall count as one Bond each increment of $1,000 of principal amount.  If a 
Bond shall be called for partial redemption upon its surrender, a new Bond representing the unredeemed 
balance of the principal amount shall be issued to the Beneficial Owner of such Bond, unless provided for 
in the Bonds.  To the extent practicable, however, no partial redemption may leave any Owner with an 
unredeemed portion of Bonds less than the authorized denomination for such Bonds at the time of 
redemption. 

Credits to Sinking Fund Requirements from Redemptions and Purchases of Bonds 

There shall, at the option of the District, be applied or credited against any sinking fund 
requirement for the Bonds of a series and maturity the principal amount of any Bonds of such series and 
maturity that have been previously defeased or redeemed (other than by mandatory sinking fund 
redemption) before each such mandatory sinking fund redemption date or that have been purchased by the 
District or the Trustee on behalf of the District and delivered to the Trustee for cancellation at least forty-
five (45) days before each such mandatory sinking fund redemption date, provided such Bonds have not 
been previously applied as a credit against any mandatory sinking fund redemption payment.  The credit 
will be applied against payments required to be made on mandatory redemption dates on a generally pro-
rata basis within such series of Bonds as may be determined by the Administrator and accepted by the 
Trustee, unless the Trustee receives written instructions from the District at least forty-five (45) days 
before such dates to apply the credit in some other order. 

Notice of Redemption 

So long as the Bonds are held in book-entry form, notice of redemption will be mailed by the 
Trustee only to DTC and not to the Beneficial Owners of Bonds under the DTC book-entry only system.  
Neither the District nor the Trustee is responsible for notifying the Beneficial Owners, who are to be 
notified in accordance with the procedures in effect for the DTC book-entry system.  See “Book-Entry 
System” below.  Notice of redemption, containing the information required by the Indenture, will be 
mailed by first class mail, postage prepaid, by the Trustee not less than 30 days nor more than 60 days 
prior to the date fixed for redemption.  The receipt of the notice will not be a condition precedent to the 
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redemption and the failure to mail any such notice to an Owner will not affect the validity of the 
proceedings for the redemption of the Bonds of any other Owner. 

Effect of Call for Redemption 

If notice of redemption has been given as provided in the Indenture, the Bonds called for 
redemption will be due and payable on the date fixed for redemption at a redemption price equal to the 
principal amount of and premium, if any, on the Bonds, together with accrued interest to the date fixed for 
redemption.  Payment of the redemption price will be made by the Paying Agent upon surrender of the 
Bonds.  If less than the full principal amount of a Bond of a series and maturity is called for redemption, 
the District will execute and deliver and the Paying Agent will authenticate, upon surrender of the Bond, 
and without charge to the Owner, Bonds for the unredeemed portion of the principal amount of the Bond 
so surrendered. 

If any Bond has been duly called for redemption and payment of the principal of and premium, if 
any, and unpaid interest accrued to the date fixed for redemption on the Bond has been made or provided 
for, then, notwithstanding that the Bond called for redemption has not been surrendered for cancellation, 
interest on the Bond will cease to accrue from the redemption date, and, from and after the redemption 
date, the Bond will no longer be entitled to any lien, benefit or security under the Indenture, and its Owner 
will have not rights in respect of the Bond except to receive payment of the principal of and premium, if 
any, and unpaid interest accrued to the date fixed for redemption on the Bond. 

Additional Bonds and Refunding Bonds 

Additional Bonds may be issued under this Indenture for the purpose of any authorized District 
purpose permitted under the Special Act and as permitted by the Interlocal Agreement.  Such Additional 
Bonds may only be issued upon receipt by the Trustee, amongst other items, of an appraisal report from 
an MAI certified appraiser showing that the value of the taxable property in the District to the principal 
amount of Outstanding Bonds is not less than 3:1 taking into consideration the issuance of the Additional 
Bonds. 

Additional bonds may be issued under a separate indenture for the purpose of any authorized 
District purpose permitted under the Special Act that are secured by additional Special Assessments.  If 
additional bonds are not issued as Additional Bonds under the Indenture (“Non-Indenture Additional 
Bonds”), the Non-Indenture Additional Bonds would not have any claim to the Pledged Revenues under 
the Indenture and District would be required to deliver, amongst other items, a certificate of an 
Authorized District Representative that the total amount of Special Assessments levied on District 
Property does not exceed the Additional Special Assessment Restrictions set forth in the Indenture as 
described below. 

Pursuant to the Indenture, the District covenants not to levy additional special benefit assessments 
on the taxable real property within the District’s boundaries in excess of the Special Assessments (the 
“Additional Special Assessment Restrictions”), unless the following conditions are met: (1) the aggregate 
value, as evidenced by an appraisal by an MAI certified appraiser, of all taxable property in the District 
subject to any existing and proposed special benefit assessments shall exceed the aggregate amount of the 
existing and proposed special benefit assessments (including the Special Assessments) by a 3:1 margin; 
and (2) the aggregate value, as evidenced by an appraisal by an MAI certified appraiser, of Undeveloped 
Property subject to any existing and proposed special benefit assessments shall exceed the aggregate 
amount of the existing and proposed special benefit assessments (including the Special Assessments) 
levied against such Undeveloped Property by a margin of 2:1.  Notwithstanding the foregoing, in the case 
of Refunding Bonds (described below), the District may impose special benefit assessments on a parity 
with existing Special Assessments without having to satisfy the Additional Special Assessment 
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Restrictions if the issuance of such Refunding Bonds results in net present value savings and there is no 
net increase in the annual special assessment obligations. 

“Undeveloped Property” means all Assessed Property (defined below) that has not been 
developed as proposed in the applicable building permits, architectural plans or other available documents 
provided to the Administrator pursuant to the terms of the Rate and Method (defined below) and the True-
Up Agreement (below).  See “SOURCES OF PAYMENT AND SECURITY FOR THE BONDS — Rate 
and Method” below for a description of the Rate and Method, the True-Up Agreement and Assessed 
Property. 

Refunding Bonds may be issued under the Indenture for the purpose of refunding or defeasing 
Outstanding Bonds and Additional Bonds or providing funds to the District to purchase a portion of 
Outstanding Bonds and Additional Bonds provided that the District delivers or causes to be delivered to 
the Trustee the items specified in the Indenture.  Notwithstanding any other provisions of this Indenture, 
proceeds from any series of Refunding Bonds or refunding bonds issued by the City may be used to 
redeem all or any portion of a series of Bonds, or a pro-rata share of each series of Bonds. 

Subject to the delivery of each of the items required under the Indenture at or prior to the issuance 
and authentication of any Refunding Bonds, an Authorized City Representative shall have the right, with 
the consent of the District (which consent shall not be unreasonably withheld), to direct the District to 
issue Refunding Bonds under the Indenture to refund all or a portion of the Outstanding Bonds, provided 
such refunding, including all costs of issuance related thereto, results in net present value debt service 
savings.  Subject to the delivery of each of the items required under the Indenture, an Authorized City 
Representative shall have the right to (a) direct the District to issue Refunding Bonds under this 
Indenture, or (b) direct the Trustee to provide notice, in accordance with the terms of this Indenture, to the 
Owners of the refunded bonds of the redemption of all or a portion of the Outstanding Bonds pursuant to 
the Indenture and issue its general obligation refunding bonds, for the purpose of refunding or defeasing 
all or a portion of the Outstanding Bonds under the Indenture, or providing funds to the District to 
purchase a portion of the Outstanding Bonds in accordance with the Indenture, in its sole discretion, upon 
delivery to the Trustee and the District by the City of the following: (1) a certificate of a consultant with 
experience estimating future municipal tax collections, selected by the City, with the consent of the 
District (which consent shall not be unreasonably withheld), demonstrating that Tax Increment Payments 
are estimated to exceed the Annual Debt Service of the Refunding Bonds and all Outstanding Bonds in 
each Fiscal Year for the entire term of the Refunding Bonds; (2) in the case of Refunding Bonds, the 
Annual Debt Service of the Refunding Bonds in each Fiscal Year is less than the Annual Debt Service for 
the Outstanding Bonds being refunded in each Fiscal Year; and (3) in the case of general obligation 
refunding bonds issued by the City, the annual debt service of the City general obligation refunding bonds 
in each Fiscal Year is less than the Annual Debt Service for the Outstanding Bonds being refunded in 
each Fiscal Year.  The City agrees that the District shall not be liable for any costs related to any 
Refunding Bonds or City general obligation refunding bonds issued pursuant to the foregoing provisions 
and all such costs shall be paid by the City or provided for with proceeds from the Refunding Bonds or 
refunding bonds issued pursuant to the foregoing provisions.  See “APPENDIX E - FORM OF 
INDENTURE” hereto. 

Place, Manner of Payment of Bonds; Interest on Bonds 

The principal of and premium, if any, on the Bonds will be payable at the corporate trust office of 
the Paying Agent, upon presentation and surrender of the Bonds as the same shall become due and 
payable.  Interest on the Bonds will be paid by the Paying Agent on each Interest Payment Date by check 
or draft mailed to the Owners of the Bonds as their addresses appear on the registration books of the 
District maintained by the Paying Agent.  The registered owners of the Bonds will be determined on 
March 15 or September 15, as appropriate, which next precedes each Interest Payment Date.  
Notwithstanding the foregoing, if the Owner of any Bonds (i) owns at least $1,000,000 in aggregate 
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principal amount of Bonds and (ii) has provided satisfactory notice regarding payment via wire transfer to 
the Trustee, then interest will be paid to such Owner by wire transfer.  Notwithstanding the foregoing, so 
long as Cede & Co., or another nominee of DTC is the registered owner of the Bonds, payments shall be 
made directly to Cede & Co., or such other nominee. 

Interest on the Bonds shall accrue from the date of original issuance thereof or the last Interest 
Bond Payment Date for such Bonds to which interest thereon has been paid or duly provided for, as the 
case may be and shall be paid on each Interest Payment Date.  Interest on the Bonds will be computed on 
the basis of a year of 360 days and twelve 30-day months. 

Registration and Exchange 

The Bonds will be issued as registered Bonds and, upon initial issuance, will be registered in the 
name of Cede & Co., as nominee for The Depository Trust Company, New York, New York (“DTC”) to 
be held in DTC’s book-entry only system.  Individual purchases of Bonds will be made in book-entry 
form only, in the principal amount of $100,000 or any integral multiple of $1,000 in excess thereof. 

So long as the Bonds are held in DTC’s book-entry only system, DTC (or a successor securities 
depository) or its nominee will be the registered owner of the Bonds for all purposes of the Indenture, the 
Bonds and this Limited Offering Memorandum, and transfers and exchanges of beneficial ownership of 
the Bonds will be effected on the books of DTC (or a successor securities depository) pursuant to its rules 
and procedures, and payments of principal, redemption or purchase price of and interest on the Bonds will 
be made solely though the facilities of DTC (or a successor securities depository). 

The Bonds may be transferred, registered, or exchanged as provided in the Indenture.  Exchanges 
and transfers will be without expense to the Holder except for any applicable taxes or other governmental 
charges, if any.  The Paying Agent is not required to transfer or exchange any Bond during the period 
from the close of business on the fifteenth day of the month preceding each Interest Payment Date (or if 
such day is not a Business Day, the preceding Business Day) until the next Business Day following such 
Interest Payment Date, or any Bond for which a notice of redemption has been given. 

Book-Entry Only System 

For information describing DTC and the Book-Entry Only System.  See “APPENDIX I — Book-
Entry Only System”. 
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ESTIMATED SOURCES AND USES OF BOND PROCEEDS 

Pursuant to the Indenture, the sources and uses of the Bond proceeds are as follows: 

TABLE 1 
Sources and Uses of Bond Proceeds 

Sources of Funds  
Par Amount of Bonds $145,000,000 

 
Uses of Funds  
Project Fund  
     Construction Account $109,500,000 
     Capitalized Interest Account(1) 16,000,000 
Cost of Issuance(2) 5,000,000 
Debt Service Reserve Funds   14,500,000 

Total Uses: $145,000,000 
___________ 
 (1)  Pursuant to the terms of the Sales Agreement, the District will pay certain of the Initial District Property 

Owners $16,000,000 for the Public Parcels and that amount, in turn, will be contributed by such Initial District 
Property Owners to the Capitalized Interest Accounts established for each series.  Capitalized interest is 
expected to cover all net interest for each series of Bonds through April 1, 2011 and part of the Bond Year 
ending April 1, 2012. 

(2) Includes underwriter’s discount and prefunding of 18 months of certain capitalized construction period 
expenses. 

Upon closing of the Bonds, the Master Developer expects to be reimbursed approximately 
$40 million for District Improvement costs incurred prior to the issuance of the Bonds.  All District 
Improvement costs are subject to the approval of the consulting engineer hired by the District (the 
“Consulting Engineer”).  The Master Developer will be paid for District Improvements from Bond 
proceeds, including reimbursements, upon submission and approval of all requisition certificates in 
accordance with the Master Development Agreement and the Indenture.  The reimbursement 
money referenced above is subject to restriction on its use pursuant to the Completion Guaranty.  
See “MASTER DEVELOPER – The Master Development Agreement” and “THE 
DEVELOPMENT – Development Finance Plan – Restrictive Covenants.” 
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DEBT SERVICE SCHEDULES 

Pursuant to the Indenture, the Annual Debt Service on the Bonds is as follows: 

  TABLE 2  
Aggregate Debt Service Schedule 

Bond 
Year 

Ending 
(Apr 1) Principal Interest 

Total Debt 
Service 

Interest 
Subsidy 
Payment 

Capitalized 
Interest (1) 

Debt Service 
Net of 2010B 

Subsidy 
Payment & 
Capitalized 

Interest  
2010  $ 0 $ 0  $ 0 $ 0 $ 0 $ 0 
2011 0 13,922,428  13,922,428 (1,042,500) (12,879,928) 0 
2012 460,000  12,019,363  12,479,363 (900,000) (3,547,016) 8,032,346 
2013 615,000  11,987,163  12,602,163 (900,000) 0 11,702,163 
2014 785,000  11,944,113  12,729,113 (900,000) 0 11,829,113 
2015 965,000  11,889,163  12,854,163 (900,000) 0 11,954,163 
2016 1,160,000  11,821,613  12,981,613 (900,000) 0 12,081,613 
2017 1,365,000  11,740,413  13,105,413 (900,000) 0 12,205,413 
2018 1,595,000  11,644,863  13,239,863 (900,000) 0 12,339,863 
2019 1,835,000  11,533,213  13,368,213 (900,000) 0 12,468,213 
2020 2,095,000  11,404,763  13,499,763 (900,000) 0 12,599,763 
2021 2,375,000  11,258,113  13,633,113 (900,000) 0 12,733,113 
2022 2,680,000  11,091,863  13,771,863 (900,000) 0 12,871,863 
2023 3,000,000  10,904,263  13,904,263 (900,000) 0 13,004,263 
2024 3,370,000  10,668,013  14,038,013 (900,000) 0 13,138,013 
2025 3,770,000  10,402,625  14,172,625 (900,000) 0 13,272,625 
2026 4,205,000  10,105,738  14,310,738 (900,000) 0 13,410,738 
2027 4,670,000  9,774,594  14,444,594 (900,000) 0 13,544,594 
2028 5,175,000  9,406,831  14,581,831 (900,000) 0 13,681,831 
2029 5,725,000  8,999,300  14,724,300 (900,000) 0 13,824,300 
2030 6,315,000  8,548,456  14,863,456 (900,000) 0 13,963,456 
2031 6,950,000  8,051,150  15,001,150 (900,000) 0 14,101,150 
2032 7,635,000  7,503,838  15,138,838 (900,000) 0 14,238,838 
2033 8,380,000  6,902,581  15,282,581 (900,000) 0 14,382,581 
2034 9,180,000  6,242,656  15,422,656 (900,000) 0 14,522,656 
2035 10,045,000  5,519,731  15,564,731 (900,000) 0 14,664,731 
2036 10,980,000  4,728,688  15,708,688 (900,000) 0 14,808,688 
2037 11,985,000  3,864,013  15,849,013 (900,000) 0 14,949,013 
2038 13,075,000  2,920,194  15,995,194 (900,000) 0 15,095,194 
2039 14,610,000  1,534,875  16,144,875 (467,438) 0 15,677,438 

        
TOTAL $145,000,000 $268,334,617 $413,334,617 $(25,809,938) $(16,426,944) $371,097,735 
       

(1) Capitalized interest is expected to cover all net interest through April 1, 2011 and part of the Bond Year ending 
April 1, 2012 for each series of Bonds.  This includes interest earnings on the Debt Service Reserve Fund for 
each series estimated at 2%/year.  Such interest earnings will be transferred to the Interest Account of each 
respective series of Bonds. 
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  TABLE 3  

Series 2010A Debt Service Schedule 

Bond 
Year 

Ending 
(Apr 1) Principal Interest 

Total Debt 
Service 

Interest 
Subsidy 
Payment 

Capitalized 
Interest (1) 

Debt Service 
Net of 

Capitalized 
Interest  

2010 $ 0 $ 0 $ 0 NA $ 0 $ 0 
2011 0 11,605,762 11,605,762 NA (11,605,762) 0 
2012 460,000 10,019,363 10,479,363 NA (3,196,122) 7,283,240 
2013 615,000 9,987,163 10,602,163 NA 0 10,602,163 
2014 785,000 9,944,113 10,729,113 NA 0 10,729,113 
2015 965,000 9,889,163 10,854,163 NA 0 10,854,163 
2016 1,160,000 9,821,613 10,981,613 NA 0 10,981,613 
2017 1,365,000 9,740,413 11,105,413 NA 0 11,105,413 
2018 1,595,000 9,644,863 11,239,863 NA 0 11,239,863 
2019 1,835,000 9,533,213 11,368,213 NA 0 11,368,213 
2020 2,095,000 9,404,763 11,499,763 NA 0 11,499,763 
2021 2,375,000 9,258,113 11,633,113 NA 0 11,633,113 
2022 2,680,000 9,091,863 11,771,863 NA 0 11,771,863 
2023 3,000,000 8,904,263 11,904,263 NA 0 11,904,263 
2024 3,370,000 8,668,013 12,038,013 NA 0 12,038,013 
2025 3,770,000 8,402,625 12,172,625 NA 0 12,172,625 
2026 4,205,000 8,105,738 12,310,738 NA 0 12,310,738 
2027 4,670,000 7,774,594 12,444,594 NA 0 12,444,594 
2028 5,175,000 7,406,831 12,581,831 NA 0 12,581,831 
2029 5,725,000 6,999,300 12,724,300 NA 0 12,724,300 
2030 6,315,000 6,548,456 12,863,456 NA 0 12,863,456 
2031 6,950,000 6,051,150 13,001,150 NA 0 13,001,150 
2032 7,635,000 5,503,838 13,138,838 NA 0 13,138,838 
2033 8,380,000 4,902,581 13,282,581 NA 0 13,282,581 
2034 9,180,000 4,242,656 13,422,656 NA 0 13,422,656 
2035 10,045,000 3,519,731 13,564,731 NA 0 13,564,731 
2036 10,980,000 2,728,688 13,708,688 NA 0 13,708,688 
2037 11,985,000 1,864,013 13,849,013 NA 0 13,849,013 
2038 5,385,000 920,194 6,305,194 NA 0 6,305,194 
2039 6,300,000 496,125 6,796,125 NA 0 6,796,125 

        
TOTAL $129,000,000 $210,979,201 $339,979,201 $(14,801,884) $325,177,316

 
(1) Capitalized interest is expected to cover all net interest through April 1, 2011 and part of the Bond Year 

ending April 1, 2012 for each series of Bonds.  This includes interest earnings on the 2010A Debt Service 
Reserve Fund estimated at 2%/year.  Such interest earnings will be transferred to the Interest Account for 
the 2010A Bonds. 
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  TABLE 4  
Series 2010B Debt Service Schedule 

 

Bond 
Year 

Ending 
(Apr 1) Principal Interest 

Total Debt 
Service 

Interest 
Subsidy 
Payment 

Capitalized 
Interest (1) 

Debt Service 
Net of 2010B 

Subsidy 
Payment & 
Capitalized 

Interest  
2010 $ 0 $ 0 $ 0 $ 0 $ 0 $ 0 
2011 0 2,316,667 2,316,667 (1,042,500) (1,274,167) 0 
2012 0 2,000,000 2,000,000 (900,000) (350,894) 749,106 
2013 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2014 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2015 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2016 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2017 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2018 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2019 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2020 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2021 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2022 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2023 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2024 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2025 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2026 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2027 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2028 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2029 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2030 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2031 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2032 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2033 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2034 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2035 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2036 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2037 0 2,000,000 2,000,000 (900,000) 0 1,100,000 
2038 7,690,000 2,000,000 9,690,000 (900,000) 0 8,790,000 
2039 8,310,000 1,038,750 9,348,750 (467,438) 0 8,881,313 

        
TOTAL $16,000,000 $57,355,417 $73,355,417 $(25,809,938) $(1,625,061) $45,920,419

 
(1) Capitalized interest is expected to cover all net interest through April 1, 2011 and part of the Bond Year ending 

April 1, 2012 for each series of Bonds.  This includes interest earnings on the 2010B Debt Service Reserve 
Fund estimated at 2%/year.  Such interest earnings will be transferred to the Interest Account for the 2010B 
Bonds. 
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SOURCES OF PAYMENT AND SECURITY FOR THE BONDS 

General 

The Bonds and the interest thereon are secured and payable solely from the Tax Increment 
Payments and Special Assessment Revenues, from proceeds of the Bonds held in certain funds pursuant 
to the Indenture, from other amounts held in certain funds pursuant to the Indenture on a parity basis and 
with respect the 2010B Bonds only, the 2010B Subsidy Payment.  See “TAX MATTERS — Tax Status 
of the 2010B Bonds” herein. 

The Bonds do not contain a provision allowing for the acceleration of the Bonds in the event of a 
payment default or other default under the terms of the Bonds or the Indenture.  For a description of the 
limitation of remedies available to Owners and the Trustee, see “APPENDIX E — FORM OF 
INDENTURE”.  The ultimate source of recovery in the event of a default on payment of Tax Increment 
Payments and/or Special Assessments is the tax sale provisions described below.  See “SOURCES OF 
PAYMENT AND SECURITY FOR THE BONDS — Collection of Special Assessments” below. 

NEITHER THE FULL FAITH AND CREDIT OF THE HARBOR POINT INFRASTRUCTURE 
IMPROVEMENT DISTRICT, THE CITY OF STAMFORD, THE STATE OF CONNECTICUT, OR 
ANY POLITICAL SUBDIVISION THEREOF, IS PLEDGED TO THE PAYMENT OF THE 
PRINCIPAL OF, PREMIUM, IF ANY, AND INTEREST ON THE BONDS.  NEITHER THE STATE 
OF CONNECTICUT NOR THE CITY OF STAMFORD SHALL BE OBLIGATED TO PAY THE 
PRINCIPAL OF, PREMIUM, IF ANY, OR INTEREST ON THE BONDS.  THE BONDS AND THE 
OBLIGATIONS EVIDENCED THEREBY SHALL CONSTITUTE A LIEN ONLY ON, AND SHALL 
BE PAYABLE SOLELY FROM THE PLEDGED REVENUES (AS DEFINED IN THE INDENTURE) 
IN ACCORDANCE WITH THE TERMS OF THE INDENTURE. 

Tax Increment Payments and the Interlocal Agreement 

Pursuant to the provisions of the Interlocal Agreement, upon the issuance of the Bonds, the City 
has agreed to transfer the Tax Increment Payments to the Trustee for the benefit of the District.  The 
procedure for the transfer of the Tax Increment Payments is as follows: 

• On each September 5th and March 5th (or if such dates are not Business Days, the next 
succeeding Business Day), the City shall certify to the District the amount of Tax 
Increment Revenues collected for the six-month period ending on the prior June 30th and 
December 31st, respectively. 

• On or before each September 15th and March 15th (or if such dates are not Business Days, 
the next succeeding Business Day), the City shall transfer the Tax Increment Payments to 
the Trustee, for the benefit of the District, for such six month period.  Tax Increment 
Payments shall commence on March 15, 2010 for Tax Increment Revenues collected for 
the period July 1, 2009 through December 31, 2009. 

• All Tax Increment Payments received by the Trustee, shall be deposited and used 
pursuant to the terms of the Indenture. 

• In the event Tax Increment Payments are insufficient to meet the Debt Service 
Requirements on the Bonds, the District shall be responsible for the deficiency and shall 
take such appropriate action to levy and collect Special Assessments to pay such 
deficiency. 
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• Non-Incremental Tax Revenues and Tax Increment Revenues collected by the City in any 
Fiscal Year in excess of the Tax Increment Payments due and transferred to the Trustee 
pursuant to the Interlocal Agreement shall be retained by the City free and clear of any 
lien of the Indenture. 

“Administrative Expenses” means the following costs directly related to the administration of the 
District for the purpose of financing the costs of the District Improvements:  the actual costs of computing 
the Special Assessments; the actual costs of collecting and enforcing the Special Assessments (whether by 
the City or otherwise); the actual costs of remitting the Special Assessments to the Trustee; the actual 
costs of the Administrator and Trustee (including legal counsel) in the discharge of their duties; the costs 
of the District of complying with arbitrage rebate requirements; the costs of the District of complying 
with securities disclosure requirements; premiums on sureties provided for the debt service reserve funds; 
and any other costs of the District or the City related to the administration and operation of the  District 
for the purpose of financing the costs of the District Improvements, including, the costs of official 
meetings of the District. 

“Annual Debt Service” shall mean the payments of principal and interest and any premium on 
Refunding Bonds in each Fiscal Year. 

“Debt Service Requirements” means the payment of Annual Debt Service and Administrative 
Expenses under the Indenture, less earnings on the Debt Service Reserve Funds used to pay principal and 
interest on the Bonds. 

“Fiscal Year” shall mean July 1 through June 30 of each year. 

“Non-Incremental Tax Revenues” means an amount equal to $1,091,173 per Fiscal Year (which 
is the value of all real property taxes levied against the owners of the District Property for the Fiscal Year 
ended June 30, 2008).  Such Non-Incremental Tax Revenues shall be retained by and allocated to the City 
in two equal installments of $545,586.50 for the September 15th and the March 15th Tax Increment 
Payments for each Fiscal Year.  Payments to be received pursuant to tax fixing agreements or agreements 
provided for payments in lieu of taxes, penalties and interest are not part of the Non-Incremental Tax 
Revenues and belong to the City. 

“Tax Increment Payments” shall mean, for each six month period ending on December 31st and 
June 30th, the amount, if any, equal to the lesser of the Debt Service Requirements and fifty percent (50%) 
of Tax Increment Revenues. 

“Tax Increment Revenues” means, for each six month period ending December 31st and June 30th 
of each Fiscal Year, the portion of the real property tax revenues with respect to the District Property 
which are collected during such six-month period, less Non-Incremental Tax Revenues of $545,586.50.  
Payments to be received pursuant to tax fixing agreements or agreements providing for payments in lieu 
of taxes, penalties and interest are not part of Tax Increment Revenues and belong to the City. 

The payment of the Tax Increment Payments is subject to an annual appropriation by the City for 
each Fiscal Year in which such Tax Increment Payments are due.  The City covenants and agrees in the 
Interlocal Agreement to budget and appropriate in its general annual operating budget the Tax Increment 
Payments when due pursuant to the terms of the Interlocal Agreement.  The term of the Interlocal 
Agreement shall expire on the earlier of (i) the date that the Bonds are no longer outstanding under the 
Indenture; or (ii) forty (40) years from the date of the Interlocal Agreement in accordance with the 
Interlocal Act (the “Term”).  Any default under the Interlocal Agreement that cannot be settled by the 
parties shall be subject to mediation.  In no event may either the City or the District terminate the 
Interlocal Agreement prior to the expiration of the Term.  Except with respect to the District’s pledge of 
the Tax Increment Payments and certain completion guaranties required pursuant to the Interlocal 
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Agreement to the Trustee under the Indenture to secure the Bonds, a party may not assign or transfer its 
rights or obligations under the Interlocal Agreement to another unit of local government, political 
subdivision or agency of the State or to a private party or entity without the prior written consent of the 
other party. 

State law provides for a partial tax abatement for a manufacturing facility in a distressed 
municipality, targeted investment community or enterprise zone for a period of five years.  Pursuant to the 
State Commerce Act, the State shall make an annual grant payment to each municipality which is located 
in a distressed municipality, targeted investment community or enterprise zone in the amount of fifty 
percent of the tax revenue which the municipality would have received except for such abatement.  The 
District is located within an enterprise zone.  At this time, it is not anticipated that any parcel located 
within the District will receive the partial tax abatement.  In the future, if a parcel did receive the partial 
abatement, any grant payment made by the State to the City in lieu of the taxes abated with respect to 
such parcel would be considered to be payments in lieu of taxes and as described in the definition of Tax 
Increment Revenues above, will not be included in the amount of available Tax Increment Revenues. 

Special Assessment Revenues 

Pursuant to the Special Assessment Resolution, the District has authority to levy and collect the 
Special Assessment with respect to the District Property in the event the Tax Increment Payments are 
insufficient to meet the Debt Service Requirement.  The Special Assessments will be collected by the City 
pursuant to the terms of the Collection Agreement and submitted to the Trustee.  Special Assessments 
collected by the City and submitted to the Trustee are referred to herein as the “Special Assessment 
Revenues”.  The Special Assessments will be levied pursuant to the Method of Imposing and Collecting 
the Assessment (the “Rate and Method”) that is part of the Assessment Plan which was attached to the 
Special Assessment Resolution and is attached hereto as part of Appendix F. 

THE FOLLOWING DESCRIPTION OF THE RATE AND METHOD IS QUALIFIED IN 
ITS ENTIRETY BY REFERENCE TO THE FULL TEXT OF THE DOCUMENT AND 
CAPITALIZED TERMS NOT OTHERWISE DEFINED IN THIS SECTION OR IN THE 
INDENTURE HAVE THE MEANING GIVEN TO THEM IN THE RATE AND METHOD. 

Rate and Method 

Pursuant to the Rate and Method, each lot or parcel within the District with a tax map 
identification number (each, a “Parcel”) is classified as Assessed Property subject to the Special 
Assessment or Non-Benefited Property that is not subject to the Special Assessment.  The Special 
Assessment is referred to in the Rate and Method as the “Assessment.”  In addition, each Assessed 
Property is further classified as having “Equivalent Units” in one of ten categories.  “Equivalent Units” 
means 1,000 Building Square Feet (BSF), or parking spaces for each property classification identified 
below built or that may be built on a Parcel multiplied by the factors for each property class shown in the 
following table: 
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TABLE 5 
 Equivalent Units 

 
Rental Residential (market rate) 0.37 per 1,000 BSF 
Rental Residential (below market rate) 0.22 per 1,000 BSF 
For Sale Residential Type A (waterfront) 1.00 per 1,000 BSF 
For Sale Residential Type B (interior) 0.83 per 1,000 BSF 
For Sale Residential Type C (interior 0.74 per 1,000 BSF 
For Sale Residential Type D (below 
market rate) 

0.38 per 1,000 BSF 

Office/Retail Property 0.73 per 1,000 BSF 
Anchor Retail 0.45 per 1,000 BSF 
Hotel Property 0.44 per 1,000 BSF 
Parking Property 0.00 per parking space 

Pursuant to the Rate and Method, property shall be classified according to the description that 
best describes the property being classified.  The actual, or for property not yet developed, the estimated 
potential units, Building Square Footage, rooms, or spaces shall be determined by the building permit, 
architectural plans or other available documents, as estimated by the Administrator and confirmed by the 
Board.  If adequate information is not otherwise available, the units, Building Square Footage, rooms, or 
spaces may be estimated by net usable land area and the estimated or allocable density or floor to area 
ratio for the property.  The computation of the Equivalent Units shall be calculated by the Administrator 
and confirmed by the Board and the estimate as confirmed shall be conclusive as long as there is a 
reasonable basis for such determination. 

Special Assessment.  The Special Assessment is accounted for in two parts:  the “Assessment 
Part 1” and the “Assessment Part 2.”  The separate parts are an accounting convention utilized to account 
for the portion of the Special Assessment applied to repay different series of bonds.  The Assessment Part 
2 relates to the “Series 2 Bonds” which includes the Bonds and any Additional Bonds or Refunding 
Bonds issued under the Indenture.  The Assessment Part 1 relates to the “Series 1 Bonds” which includes 
any Non-Indenture Additional Bonds secured by additional Special Assessments.  So long as there are no 
Non-Indenture Additional Bonds issued and outstanding, the Assessment Part 1 will not be collected.  
The following is a general description of the Special Assessment and the Assessment Part 2 as it relates to 
the Bonds. 

The Assessment Part 2 equals the principal amount of the Series 2 Bonds, interest payable on the 
Series 2 Bonds for each year and allocable Administrative Expenses, less any reduction permitted in 
connection with a reduction in costs or the repayment of the Series 2 Bonds.  The Assessment Part 2 with 
respect to each Parcel includes both the Principal Portion of the Assessment Part 2 and an Annual Parcel 
Assessment Part 2 as set forth in the Special Assessment Roll attached to the Rate and Method.  The 
Special Assessment Roll is calculated by the Administrator and confirmed by the Board pursuant to the 
procedures set forth in the Rate and Method.  The amounts set forth on the Special Assessment Roll may 
be reapportioned in connection with a unanimous request of the owners of the parcels for which the 
Special Assessments are to be reallocated if there has been a change in the estimate of the Equivalent 
Units applicable, the subdivision of a Parcel or the consolidation of one or more Parcels.  The Special 
Assessment may be reduced if the Board determines the total actual costs to be incurred by the District, 
including the cost of the District Improvements and the costs related to the issuing and repaying of any 
bonds or other debt, including the refunding bonds, whether in one or more series, issued by or on behalf 
of the District under the Special Act and to be repaid with Special Assessments, and Administrative 
Expenses are less than the total amount of Special Assessments.  In addition, the Special Assessments 
applicable to any Parcel shall be reduced each year as the Series 2 Bonds are repaid. 

Principal Portion of the Assessment Part 2.  The Principal Portion of the Assessment Part 2 is 
the portion of the Assessment Part 2 equal to the principal amount of the Series 2 Bonds.  The Principal 
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Portion of the Assessment Part 2 is allocated to the Assessed Property by allocating a portion of the total 
Assessment Part 2 for all Parcels to an individual Parcel based on its Equivalent Units as set forth in the 
Rate and Method. 

Annual Assessment Part 2.  The Annual Assessment Part 2 represents the portion of the 
Assessment Part 2 due and payable each Assessment Year for all Parcels in the District.  The Annual 
Assessment Part 2 for each individual Parcel is the Annual Parcel Assessment Part 2 and is determined by 
allocating the total Annual Assessment Part 2 for all parcels to a Parcel based on its Principal Portion of 
the Assessment Part 2.  In addition, each Parcel is allocated an Annual Part 2 Credit based on the Tax 
Increment Revenues allocable to such Parcel.  The Annual Parcel Assessment Part 2 less the Annual Part 
2 Credit is referred to as the Adjusted Annual Assessment Part 2.  The actual amount of the Special 
Assessment that is collected with respect to a Parcel in any given year is the Annual Payment Part 2.  The 
Annual Payment Part 2 is determined by allocating the Annual Revenue Requirement Part 2 for the 
Assessment Year to the Parcels based on their applicable Adjusted Annual Assessment Part 2. 

Annual Revenue Requirement Part 2.  The Annual Revenue Requirement Part 2 means, for any 
Assessment Year, the sum of (1) regularly scheduled debt service on the Series 2 Bonds and periodic 
costs associated with such Series 2 Bonds, including but not limited to rebate payments and credit 
enhancement on the Series 2 Bonds, to be paid by the Annual Payment Part 2 collected in such 
Assessment Year and (2) Administrative Expenses; less (a) Tax Increment Revenues available to be 
applied to the repayment of the Series 2 Bonds, (b) payments from the United States Treasury available to 
be applied to the repayment of the Series 2 Bonds, and (c) any other funds available pursuant to the 
Indenture to apply to the Annual Revenue Requirement Part 2 for an Assessment Year, such as 
capitalized interest and any account balances, plus any other funds available to the District that may be 
applied to the Annual Revenue Requirement Part 2, less any contingencies for the Annual Revenue 
Requirement Part 2. 

Optional Prepayment of Special Assessments.  The Rate and Method provides that the Special 
Assessment on any Parcel may be prepaid in full at any time, the Special Assessment reduced to zero, and 
the obligation to pay the Annual Payments permanently satisfied by payment of an amount calculated 
according to the following provisions:  (a) the sum of the following:  (i) Principal, a sum equal to the 
Principal Portion of the Special Assessment for the Parcel (as it may have been set, reapportioned or 
reduced pursuant to the provisions of the Rate and Method), (ii) Premium, an amount equal to the 
Principal multiplied by the applicable redemption premium, if any, for the related bonds to be redeemed, 
as provided in the Indenture, (iii) Defeasance, an amount equal to the Annual Installment for such Parcel 
for the Assessment Year in which such prepayment occurs, if not previously paid, plus appropriate 
adjustments as estimated by the Administrator for the amount needed to pay interest on the outstanding 
related bonds to be redeemed (to the extent such interest will not be paid by the Annual Installment) less 
the investment earnings on the prepayment amount until the applicable related bonds can be called and 
redeemed pursuant to the Indenture and (iv) Expenses, the fees and expenses related to the prepayment of 
the Special Assessment allocable to such Parcel; less (b) the Reserve Fund Credit, a credit for the reserve 
fund equal to the amount provided for in the Indenture. 

The Special Assessment on any Parcel may be prepaid in part in an amount that allows for the 
related bonds to be called in the minimum amounts required by the Indenture.  Such partial prepayment 
shall be made pursuant to the provisions provided for above, with the amount of the prepayment 
calculated based on the portion to be prepaid. 

Mandatory Prepayment of Special Assessments.  A prepayment of the Special Assessment shall 
be required on any Parcel that is acquired by an entity that results in the Parcel being classified as Non-
Benefited Property, if the Special Assessment may not be reapportioned to a Parcel of Assessed Property 
pursuant to the provisions of the Rate and Method.  In the event an entire Parcel becomes Non-Benefited 
Property such that the Special Assessment cannot be reallocated to any other Parcel pursuant to the 
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provisions herein, the Special Assessment shall become immediately due and payable and shall be 
collected from proceeds of a sale, condemnation, or other form of compensation for the property or from 
any other legally available source of funds.  The prepayment of the Special Assessment shall be 
calculated in the same manner as an optional prepayment of Special Assessments. 

Pursuant to the terms of the Rate and Method and the True-Up Agreement dated as of 
January 1, 2010 (the “True-Up Agreement”) between the District and the Master Developer, the Master 
Developer shall be required to prepay the Special Assessments in part for any Parcel if the proposed 
vertical development for such Parcel shall result in an increase in the Principal Portion of the Special 
Assessment Per Equivalent Unit for such Parcel to an amount in excess of $50,414.36 (“Maximum 
Principal Portion of the Assessment per Equivalent Unit”).  Notwithstanding the foregoing, the Master 
Developer shall not be required to pay the mandatory prepayment if the Master Developer can provide 
evidence to the District and the Administrator that the amount of the excess over the Maximum Principal 
Portion of the Assessment per Equivalent Unit may be transferred to another Parcel pursuant to the 
provision of the Rate and Method that would not result in an increase in the Principal Portion of the 
Special Assessment per Equivalent Unit with respect to the Parcel in excess of the Maximum Principal 
Portion of the Assessment per Equivalent Unit or provide evidence to the District and the Administrator 
of compliance with one of the following two tests:  (1) if anticipated Tax Increment Revenues generated 
by a Parcel is equal to or greater than the Annual Parcel Assessment Part 2 for such parcel, the true-up 
provision will not be triggered or (2) if the vertical development in the District at build-out is projected to 
generate Tax Increment Revenues that are equal to or greater than 125% of the Debt Service Expenses 
Part 2 for each Assessment Year after the build-out of the District, the true-up provision will not be 
triggered.  The projected Tax Increment Revenues shall be estimated by the Administrator.  “Tax 
Increment Revenues” is defined in the Rate and Method as all of the incremental real property tax 
revenues attributable to real property located in the District, available to be applied to the repayment of 
the Series 2 Bonds pursuant to the Indenture for the Assessment Year.  The Mandatory Prepayment shall 
be due with respect to any Parcel (or any resultant Parcels) that results in the application of the provisions 
of this section.  The Mandatory Prepayment shall be calculated in the same manner as an optional 
prepayment of Special Assessments, with the Principal Portion of the Special Assessment being prepaid 
such that the Principal Portion of the Special Assessment Per Equivalent Unit does not exceed the 
maximum amount Per Equivalent Unit set forth in the True-Up Agreement. 

Special Assessment Agreement 

Pursuant to a Special Assessment Agreement dated as of January 1, 2010 (the “Special 
Assessment Agreement”) among the District and the owners of Property in the District at the time the 
Bonds are issued (the “Property Owners”), the Property Owners acknowledged and agreed to the levy of 
the Special Assessment and waived any right they may have to appeal, contest or dispute the Special 
Assessment, agreed to cause a notice of Special Assessment to be recorded against each parcel in the 
District and agreed to include a disclosure statement describing the Special Assessment in each sales 
contract and each deed for the conveyance of a fee interest in any portion of a parcel of real property 
within the District. 

Assessment Procedures 

Pursuant to the Administration Agreement dated as of January 1, 2010 (the “Administration 
Agreement”) by and among MuniCap, as Administrator, the District and the Trustee, the Administrator 
has been retained to provide administrative and management support services related to the levy and 
imposition of the Special Assessments in the District, including delinquency management, calculation of 
the Special Assessments, calculation of prepayments, responding to inquiries of property owners, 
arbitrage rebate and preparation of quarterly reports to provide continuing disclosure information. 
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MuniCap is a public finance consulting firm with a specialized practice providing services related 
to the formation and administration of tax increment and special tax and assessment districts.  These 
services include the preparation of tax revenue projections, the calculation of tax revenue, continuing 
disclosure and financial administrative services.  MuniCap is located in Columbia, Maryland. 

Collection of Special Assessments 

The District and the City have entered into a Tax Collection Agreement (the “Collection 
Agreement”) whereby the City has agreed to collect the Annual Payments and mandatory prepayments 
payable in respect of the Special Assessments and transfer them to the Trustee to be deposited in the 
Revenue Fund.  On or before the fifteenth (15th) day of each month, the Trustee shall provide the 
Administrator with a notice stating the amount then on deposit in all funds and accounts held by the 
Trustee.  On or before May 1 of each year, the Administrator shall inform the District, in writing, of the 
amount of the Special Assessments needed to be collected in order to satisfy the Annual Revenue 
Requirement for the fiscal year commencing on the following July 1 and the Annual Payment for each 
parcel within the District.  The Administrator shall ascertain the relevant parcels on which the Annual 
Payments are to be levied, taking into account any parcel splits and transfers.  On or before May 15 of 
each year, the District will deliver to the City a list of the Annual Payments to be collected in the ensuing 
Fiscal Year, if any, since the Tax Increment Payments may be insufficient to cover the debt service on the 
Bonds and the Administrative Expenses of the District. 

The Annual Payment due will be billed in semi-annual installments which shall become 
delinquent if not paid by the last day of January and July of every year.  This corresponds to the City’s 
billing of its ad valorem taxes and in the event the City changes the date of payments or number of 
installments, the District plans to change its billing practices so they continue to correspond to the City. 

Once payments due on the Special Assessments become delinquent, they constitute a municipal 
lien and such lien takes precedence over all other liens or encumbrances, except liens for taxes due to the 
City.  Collection procedures for Special Assessments are identical to those for delinquent ad valorem 
taxes as described in “Foreclosure Procedures” below.  The City has agreed in the Collection Agreement 
to pursue the collection of delinquent Special Assessment payments with the same diligence it employs in 
the collection of its ad valorem taxes, including the commencement of foreclosure proceedings.  Once a 
Special Assessment payment becomes delinquent, interest accrues at the rate of 18% on the payment due 
and the taxpayer becomes liable for costs of collections.  The District has the same powers to enforce 
delinquent payments on Special Assessments as the City has to enforce its ad valorem taxes including the 
authority to collect delinquent payments by foreclosure.  The District shall have the right to take over the 
enforcement of any past due Special Assessments upon notice to the City, and thereupon the City will 
have no further responsibility to collect such amount.  Upon receipt of notice from the City, pursuant to 
the terms of the Collection Agreement, that the City has elected not to expend resources to collect a 
delinquent Special Assessment, the District has covenanted in the Indenture to pursue the collection of 
such delinquent Special Assessment within six (6) months of receipt of such notice from the City so long 
as the amount of the delinquent Special Assessment exceeds $1,000.00.  In addition, with the approval of 
its legislative body, the District may sell any tax lien which is not paid in the fiscal year it became due.  
Any purchaser of a tax lien would have the rights of foreclosure described in “Foreclosure Procedures” 
below.  The District and the City have covenanted in the Collection Agreement that they will institute 
judicial foreclosure to collect any delinquent Special Assessments unless the District and the City 
reasonably believe that the amount of such delinquency and all Collection Costs can be recovered by 
assigning the lien to a third party.  See “- Foreclosure Procedures” below for a description of judicial 
foreclosure.  In addition, the City has covenanted in the Collection Agreement not to institute a judicial 
foreclosure against any real property for delinquent ad valorem taxes if such real property is subject to a 
lien securing delinquent Special Assessments, unless brought as a joint foreclosure of both the ad valorem 
tax and Special Assessment lien and not to assign to a purchaser for consideration liens securing 
delinquent ad valorem taxes on real property subject to a lien securing Special Assessments unless such 
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liens are sold at the same time upon the same terms and the same pro rata purchase price.  No assurances 
can be given that the real property subject to sale or foreclosure will be sold or, if sold, that the proceeds 
of sale will be sufficient to pay any delinquent Special Assessment installment. 

Foreclosure Procedures 

Under Connecticut law, a real property tax lien is most commonly enforced through any of three 
proceedings: (1) judicial foreclosure, (2) extra-judicial levy and sale and (3) summary foreclosure.  Of the 
three possible proceedings, the second proceeding is non-judicial, but is subject to a redemption period of 
six months after the date of sale, during which time the sale deed is unrecorded and the property owner 
can challenge the foreclosure or pay the lien and redeem the property.  The third proceeding, summary 
foreclosure, is primarily utilized when the court determines that the fair market value of the property is 
less than the total amounts due on the liens and other encumbrances. 

The first proceeding, judicial foreclosure commences upon the filing of a complaint in the 
Superior Court in accordance with specific rules.  The court may limit the time for redemption and order 
the sale of the real estate.  The redemption period expires when the court approves the sale, which is 
usually two to three weeks after the date of sale.  Judicial foreclosure will extinguish all inferior liens on 
the property (other than the Special Assessment, as described below, in a foreclosure of only the ad 
valorem tax lien).  If there are mortgage lienholders on the property, such lienholders may either advance 
funds to pay the delinquent property taxes and Special Assessments or participate as bidders at the 
foreclosure sale in order to protect their liens. 

The City and the District have agreed pursuant to the Collection Agreement to utilize judicial 
foreclosure to enforce the payment of delinquent real property tax and Special Assessment liens.  
Notwithstanding the foregoing covenant, even if the City or the District pursued a judicial foreclosure 
against a Parcel in the District, the court has discretion to change such proceeding to a summary 
foreclosure proceeding if it determines that the fair market value of the property is less than the total 
amounts due on the liens and other encumbrances. 

Priority 

Each Special Assessment lien takes precedence over all other liens or encumbrances except a lien 
for real property taxes of the City or of the District.  A sale of real estate for real property taxes or 
foreclosure of any lien for real property taxes would not extinguish the Special Assessments lien on the 
property sold, but it would extinguish all other encumbrances.  As described above, the City has 
covenanted in the Collection Agreement not to institute a judicial foreclosure against any real property for 
delinquent ad valorem taxes if such real property is subject to a lien securing delinquent Special 
Assessments, unless brought as a joint foreclosure of both the ad valorem tax and Special Assessment lien 
and not to assign to a purchaser for consideration liens securing delinquent ad valorem taxes on real 
property subject to a lien securing Special Assessments unless such liens are sold at the same time upon 
the same terms and the same pro rata purchase price. 

Impact of Foreclosure on Zoning 

The zoning classifications applicable to the property in the District will not be impacted by a 
change of ownership in such property, whether voluntarily or involuntarily as in transfer by foreclosure.  
Connecticut law requires a uniform zoning approach, i.e., zoning regulations in each zoning district must 
be uniform for each class or kind of buildings, structures or use of land throughout the district.  Further, 
Connecticut law prohibits zoning commissions from conditioning zoning changes upon the property 
owner meeting requirements which are not imposed upon all other property owners in a similar position.  
Thus, the zoning of the property “runs with the land” and is not dependent upon the identity of the owner. 
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The requirement of uniformity of conditions relating to zoning does not prohibit the imposition of 
conditions, however, so long as they would be imposed on any similarly situated property owner in the 
zoning district.  Consistent with such requirements of uniformity, of the various approvals for the 
Development that have been granted by the City, most are conditioned upon certain actions by the owner.  
In the event that any such conditions are not fulfilled at the time of foreclosure, the obligation to fulfill the 
conditions would become applicable to the successor owner. 

For a discussion of the impact of a foreclosure on the Master Declaration that created the Harbor 
Point and Yale & Towne Planned Communities, see “THE MASTER DEVELOPER — Creation of 
Planned Communities” herein. 

Revenue Fund 

The Revenue Fund is held in trust by the Trustee for the benefit of the holders of the Bonds and, 
pending disbursement, will be subject to a lien in favor of the holders of the Bonds and the District.  All 
2010B Subsidy Payments, Tax Increment Payments and Special Assessment Revenues shall upon receipt 
by the Trustee be deposited in the Revenue Fund.  Tax Increment Payments and Special Assessment 
Revenues include the proceeds of the redemption or the sale of property sold as a result of foreclosure of 
the lien of the City’s property taxes to the amount of said lien and interest thereon.  The Trustee shall 
deposit Special Assessment Revenues into the Special Assessment Account, Tax Increment Payments 
into the TIF Account, the 2010B Subsidy Payments into the 2010B Subsidy Account.  The Trustee shall 
deposit in the Delinquent Payments Account only payments of Special Assessments designated by the 
Administrator, on behalf of the District and the City, as delinquent, and any interest thereon.  Amounts in 
the Delinquent Payments Account shall be used for transfers to the Debt Service Reserve Funds as 
described below under “Debt Service Reserve Funds” after making the transfers set forth in (a) below.  
Currently, no moneys are on deposit in the Revenue Fund. 

On the Allocation Date, the Trustee shall make the following transfers from the above accounts of 
the Revenue Fund in the following order of priority:  (a) The Trustee shall transfer from the balance in the 
TIF Account, to the extent available, and thereafter from the Special Assessment Account to the Rebate 
Fund the amount, if any, equal to any Rebate Amount accrued (based on the most recent report of the 
Administrator filed with the Trustee and the District pursuant to the Indenture), but not previously paid or 
provided for in the Rebate Fund; (b) The Trustee shall transfer from the balance in the TIF Account, to 
the extent available, and thereafter from the Special Assessment Account to the Administrative Expense 
Fund at the Administrator’s written instructions such amount as the Administrator determines is required 
to pay Administrative Expenses; (c) The Trustee shall transfer from the balance in the TIF Account to the 
Debt Service Account of each series an amount equal to the lesser of (i) each series’ Pro-Rata Share of 
such balance in the TIF Account; and (ii) the Current Requirement for such series; (d) The Trustee shall 
transfer all of the moneys in the 2010B Subsidy Account to the 2010B Debt Service Account to the extent 
that such transfer to the 2010B Debt Service Account will not cause the amount in the 2010B Debt 
Service Account to exceed the Current Requirement for the 2010B Bonds.  If on any Allocation Date, the 
2010B Subsidy Account does not contain an amount at least equal to the 2010B Subsidy Payment payable 
in respect to the interest payable on the 2010B Bonds on the Interest Payment Date following the 
Allocation Date (the “Expected 2010B Subsidy Payment”), the Trustee shall transfer from the 2010B 
Debt Service Reserve Fund to the 2010B Subsidy Account such funds that are necessary so that the 
2010B Subsidy Account contains an amount equal to the Expected 2010B Subsidy Payment.  Any 2010B 
Subsidy Payment received after the Allocation Date will be applied to restore any deficiency in 2010B 
Debt Service Reserve Fund that arose from a draw made pursuant to the provisions of the Indenture in 
respect of such payment; (e) The Trustee shall transfer from the balance in the Special Assessment 
Account to the Debt Service Account of each series an amount equal to each series’ Pro-Rata Share of 
such balance in the Special Assessment Account to the extent that such transfer will not cause the amount 
in the Debt Service Account for each series to exceed the Current Requirement for such series; (f) To the 
extent available, the Trustee will transfer from the remaining funds in the Special Assessment Account, 
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on a pro-rata basis, amounts: (1) To fund any deficiency in the 2010A Debt Service Reserve Fund; and 
(2) To fund any deficiency in the 2010B Debt Service Reserve Fund which is not expected to be funded 
by the 2010B Subsidy Payment. 

“Pro-Rata Share” shall mean, as of any Allocation Date, in respect to any series, the amount equal 
to (a) the Debt Service due on such series on the following Interest Payment Date net of any capitalized 
interest or 2010B Subsidy Payment related to the interest due on such series, divided by (b) the total Debt 
Service due on all Outstanding series on the following Interest Payment Date net of any capitalized 
interest or 2010B Subsidy Payments related to the interest due on any series. 

Any 2010B Subsidy Payment received will be applied to restore any deficiency in 2010B Debt 
Service Reserve Fund that arose from a draw made with respect to a shortfall in the Expected 2010B 
Subsidy Payment as described above.  In making any of the foregoing transfers from the Revenue Fund, 
the Trustee shall rely on a report furnished by the Administrator filed with the Trustee pursuant to the 
Indenture setting forth the amount of Pledged Revenues to be applied as set forth above. 

Notwithstanding the foregoing, so long as there are moneys on deposit in the Capitalized Interest 
Account for any series, on each Allocation Date the Trustee shall, prior to making any transfer into any 
Debt Service Account from the Revenue Fund, transfer to the Interest Account of each series from the 
Capitalized Interest Account for such series, the amounts set forth in the table below with respect to each 
designated Interest Payment Date: 

 October 1, 2010 April 1, 2011 October 1, 2011 
2010A Capitalized Interest  $6,596,080.31 $5,009,681.25 Amount remaining 

in account 
2010B Capitalized Interest     $724,166.67  $550,000.00 Amount remaining 

in account 

 
“Allocation Date” means prior to an Event of Default the day prior to each Interest Payment Date 

and after an Event of Default any date designated by the Trustee. 

Bond Fund 

Moneys in the Bond Fund established under the Indenture and all accounts therein shall be held in 
trust by the Trustee for the benefit of the holders of the related Bonds, and shall be disbursed for the 
payment of principal of, and interest and premium, if any, on the related Bonds, including any amounts 
due on the Bonds by reason of sinking fund installments or a redemption of the Bonds. 

Debt Service Reserve Funds 

The Indenture establishes separate Debt Service Reserve Funds for each of the 2010A Bonds and 
the 2010B Bonds and provides that each Debt Service Reserve Fund must be maintained in an amount 
equal to the applicable Debt Service Reserve Fund Requirement for such series.  “2010A Debt Service 
Reserve Fund Requirement” means an amount, determined as of the date of issuance of the 2010A Bonds 
and after any redemption of 2010A Bonds in accordance with the Indenture, equal to the least of (i) the 
maximum principal and interest due on the 2010A Bonds in the current or any future Fiscal Year, (ii) ten 
percent of the original stated principal amount of the 2010A Bonds (or ten percent of the issue price of 
such 2010A Bonds if required by the Code) less any withdrawals from the 2010A Debt Service Reserve 
Fund in connection with a special mandatory redemption as provided in the Indenture, or (iii) 125 percent 
of the average annual principal and interest due on the 2010A Bonds in the current or any future Fiscal 
Year.  “2010B Debt Service Reserve Fund Requirement” means an amount, determined as of the date of 
issuance of the 2010B Bonds and after any redemption of 2010B Bonds in accordance with the Indenture, 
equal to the least of (i) the maximum principal and interest due on the 2010B Bonds in the current or any 



  28

future Fiscal Year net of any 2010B Subsidy Payments for such Fiscal Year, (ii) ten percent of the 
original stated principal amount of the 2010B Bonds (or ten percent of the issue price of such 2010B 
Bonds if required by the Code) less any withdrawals from the 2010B Debt Service Reserve Fund in 
connection with a special mandatory redemption as provided in the Indenture, or (iii) 125 percent of the 
average annual principal and interest due on the 2010B Bonds in the current or any future Fiscal Year net 
of any 2010B Subsidy Payments for such Fiscal Year. 

Moneys in a Debt Service Reserve Fund shall be used solely for the purpose of (i) making 
transfers to the Bond Fund to pay the principal of and interest on the related series of Bonds when due, in 
the event that moneys in the Bond Fund are insufficient therefor, including temporary withdrawals from 
the 2010B Debt Service Reserve Fund and a transfer to the 2010B Subsidy Account funds that are 
necessary so that the 2010B Subsidy Account contains an amount equal to the Expected 2010B Subsidy 
Payment as described above, (ii) making a transfer to the Prepayment Subaccount of the Redemption 
Account to be applied to the special mandatory redemption of the related series of Bonds when a 
Prepayment is made and the related series of Bonds are redeemed with the proceeds of such Prepayment, 
or (iii) if the amount then on deposit in a Debt Service Reserve Fund is at least equal to the applicable 
Debt Service Reserve Fund Requirement, for transfer in accordance with the provisions of the Indenture 
described below.  Each Debt Service Reserve Fund will be replenished from the Revenue Fund as 
described above to the extent such funds are available.  However, no assurances can be given that 
available amounts will be sufficient to satisfy the deficiency. 

The Indenture provides that within 10 days after each Principal Payment Date and Interest 
Payment Date, or at such other times as the District may request, moneys in a Debt Service Reserve Fund 
in excess of the applicable Debt Service Reserve Fund Requirement shall be transferred by the Trustee 
from the Debt Service Reserve Fund to the 2010A Debt Service Account – Interest Account or the 2010B 
Debt Service Account – Interest Account of the Bond Fund as applicable, or at the written request of the 
Authorized District Representative to the Rebate Fund within five days of such determination. 

Initially, each Debt Service Reserve Fund shall be funded in the amount of the applicable Debt 
Service Reserve Fund Requirement with the related series of Bond proceeds.  In determining the value of 
the assets of a Debt Service Reserve Fund, there shall be credited to such Debt Service Reserve Fund the 
amount that can be realized by the Trustee under any letter of credit, surety bond or a bond insurance 
policy in the amount equal to all or a portion of such Debt Service Reserve Fund Requirement provided 
that the consent of the Majority Holders is required for any instrument the provider of which is not rated 
in the “A” category or better (without regarding to numerical or other modifiers) by at least two Rating 
Agencies at the time of deposit.  Accordingly, cash on deposit in a Debt Service Reserve Fund can be 
substituted by a DSRF Surety satisfying the requirements of the Indenture.  If any such DSRF Surety is 
substituted for moneys on deposit in a Debt Service Reserve Fund, the excess money in such Debt 
Service Reserve Fund shall be transferred and deposited at the written direction of the Authorized District 
Representative with written notice to the Authorized City Representative, into an escrow account for each 
appropriate series of Bonds on a pro-rata basis in order to defease such Bonds in accordance with the 
Indenture.  Notwithstanding the prior sentence, any excess may be deposited in the Construction Account 
if approved in writing by the City and the District. 

If a disbursement is made from a DSRF Surety, the District shall be obligated to either reinstate 
the maximum limits of such DSRF Surety, immediately following such disbursement or to deposit into 
such Debt Service Reserve Fund, as provided in the Indenture for restoration of withdrawals from a Debt 
Service Reserve Fund, funds in the amount of the disbursement made under such DSRF Surety. 

Project Fund 

The Indenture establishes a Project Fund to be held in trust by the Trustee for the benefit of the 
holders of the Bonds, except for the Equity Construction Account.  Within the Project Fund there is a 
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Construction Account, an Equity Construction Account, a separate Cost of Issuance Account for each 
series of Bonds and a separate Capitalized Interest Account for each series of the Bonds.  Within the 
Construction Account there is a 2010B Construction Subaccount for proceeds of the 2010B Bonds.  
Moneys contained in the Construction Account of the Project Fund are bond proceeds that shall be 
disbursed for the payment of or reimbursement of Costs of the District Improvements.  Disbursements 
from the Construction Account shall be made by the Trustee upon the receipt of the requisitions and 
certificates required under the Indenture.  Moneys contained in the Equity Construction Account of the 
Project Fund, if any, are equity contributions made by the Master Developer that shall be disbursed for 
the payment of or reimbursement of Costs of the District Improvements.  Disbursements from the Equity 
Construction Account shall be made by the Trustee upon the receipt of the requisitions and certificates 
required under the Indenture.  Any excess funds on deposit in the Equity Construction Account, as well as 
any balance remaining on deposit upon completion of the District Improvements shall be paid to the 
Master Developer.  Pursuant to the terms of the Sales Agreement, certain Initial District Property Owners 
shall deposit funds in the Capitalized Interest Account sufficient to pay interest on the Bonds for a period 
of approximately 17 months.  See “ESTIMATED SOURCES AND USES OF BOND PROCEEDS” and 
“THE MASTER DEVELOPER — The Sales Agreement,” herein. 

Administrative Expense Fund 

The Indenture establishes an Administrative Expense Fund in which the Trustee will deposit 
amounts necessary to pay the Administrative Expenses. 

Permitted Investments 

Certain funds and accounts established under the Indenture are held by the Trustee.  Moneys in 
the funds and accounts created by the Indenture shall be invested in Permitted Investments which shall be 
deemed at all times to be a part of such funds and accounts.  See “APPENDIX E — FORM OF 
INDENTURE” for descriptions of the Permitted Investments. 

Any income realized or loss resulting from Permitted Investments shall be credited or charged to 
the fund or account from which such investment was made, except that investment earnings in excess of 
the applicable Debt Service Reserve Fund Requirement, in the event that a Debt Service Reserve Fund is 
funded with cash or securities, shall be applied for the purposes and in the order of priority described 
above.  See “SOURCES OF PAYMENT AND SECURITY FOR THE BONDS — Debt Service Reserve 
Funds” above. 

Appraised Property Values 

An appraisal dated December 4, 2009 was prepared by the Appraiser to estimate the value of the 
District Property.  SEE “APPENDIX A - APPRAISAL REPORT.”  The Appraisal Report was prepared 
to estimate the current market value of the District Property on an “as is” basis as of December 1, 2009.  
The Appraisal Report sets forth the methodology used to determine the current market value of the 
District Property, but there can be no assurance that the Tax Assessor will use the same methodology to 
determine the assessed value.  Based on its analysis and various appraisal methodologies, the Appraiser 
determined that the current market value of the District Property was $287,000,000.  The Appraisal 
Report assumes that the remaining $110 million of District Improvements is funded through the offering 
of the Bonds and is not a deduction/cost within the Appraiser’s analysis.  The balance of the District 
Improvements is projected to be funded through a combination of net proceeds deposited into the Project 
Account under the Indenture and proceeds contributed by the Master Developer pursuant to the Master 
Development Agreement and the Completion Guaranty.  See “ESTIMATED SOURCES AND USES OF 
BOND PROCEEDS” and “MASTER DEVELOPER - The Master Development Agreement.”  The 
District and the Underwriter make no representations as to the accuracy of the Appraisal Report. 
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PROSPECTIVE INVESTORS SHOULD READ THE APPRAISAL REPORT OF THE 
APPRAISER IN ITS ENTIRETY.  THE APPRAISAL REPORT IS CONSIDERED AN 
INTEGRAL PART OF THE LIMITED OFFERING MEMORANDUM.  SEE “APPENDIX A — 
APPRAISAL REPORT” HEREIN. 

The following table shows the current value-to-lien ratio of the District Property versus the 
aggregate principal amount of the Bonds.   

TABLE 6 
Value to Lien 

 
  Proposed Development1 Appraised Assessment  Lien 

Type Parcel1 GLA SF Units Rooms Value2 Lien3 VTL Percent 
Phase One         

Office S1/S2 289,378  NA NA $21,716,663  $8,908,087  2.44  6% 
Restaurants S1 26,234  NA NA $1,928,072  $807,576  2.39  1% 
Convenience retail S2 20,666  NA NA $1,614,433  $636,173  2.54  0% 
Apartments (market rate) C7/Y6/Y8 544,017  525  NA $55,370,050  $8,268,475  6.70  6% 
Apartments (below market rate) C7/Y6/Y8 68,715  66  NA $6,941,507  $622,341  11.15  0% 
Grocery store anchored retail Y7 65,000  NA NA $24,587,280  $1,225,417  20.06  1% 
Convenience retail Y7/Y8 30,000  NA NA $10,291,512  $923,507  11.14 1% 

Sub-total  1,044,010  591   $122,449,517 $21,391,577 5.72 15% 
         
Remaining Development         

Condo (market rate) S3/C2/C5/P1-P6/Y2/Y3 3,027,761  2,010  NA $102,950,301  $94,809,212  1.09 65% 
Condo (below market rate) C2/C5/Y2/Y3 103,845  69  NA $2,367,557  $1,410,935  1.68 1% 
Apartments (market rate) C1/C6/C8/Y4/Y5 1,049,931  1,065  NA $22,414,678  $16,773,193  1.34 12% 
Apartments (below market rate) S5/C1/C6/C8/Y4/Y5 262,394  265  NA $3,613,826  $2,498,795  1.45 2% 
Restaurant S4/Y3/Y5 49,317  NA NA $11,720,269  $1,518,153  7.72 1% 
Convenience retail S3/Y1/Y2/Y4 68,747  NA NA $16,261,986  $2,116,278  7.68 1% 
Hotel S3/Y1 245,161  NA 235 $4,961,143  $4,481,857  1.11 3% 

Sub-total  4,807,156  3,409  235 $164,289,760 $123,608,423 1.33 85% 
         

Total   5,851,166  4,000  235 $286,739,277 $145,000,000 1.98 100% 
1Provided by Harbor Point Holding Company, LLC.        
2Provied by CB Richard Ellis, Inc.         
3Provided by Municap, Inc.         

 

The purchase of the Bonds involves significant investor risks.  The Appraiser has identified a 
variety of contingent and limiting conditions in order to appraise the District Property.  In addition, the 
Appraiser has made certain assumptions and qualifications throughout the Appraisal Report with respect 
to the Development.  There can be no assurance that any such assumptions will be realized, and the 
District and the Underwriter make no representation as to the reasonableness of such assumptions.  An 
appraisal is only an estimate of value, as of the specific date stated in the appraisal, and is subject to 
assumptions and limiting conditions in the report.  As an opinion it is not a measure of realizable value 
and may not reflect the amount which would be realized if the property was sold.  See “RISK 
FACTORS” for a discussion of certain risk factors  which should be considered in addition to matters set 
forth herein when evaluating the investment quality of the Bonds. 

PROSPECTIVE INVESTORS SHOULD READ THE APPRAISAL REPORT OF THE 
APPRAISER IN ITS ENTIRETY.  THE APPRAISAL REPORT IS CONSIDERED AN 
INTEGRAL PART OF THE LIMITED OFFERING MEMORANDUM.  SEE “APPENDIX A — 
APPRAISAL REPORT” HEREIN. 
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Market Study 

A market study with respect to the District dated as of November 23, 2009 was prepared by The 
Concord Group (the “Consultant”) to evaluate current and future supply and demand conditions for each 
land use within the proposed Development.  The following table, excerpted from the Market Study, 
provides projected current and normalized absorption rates for the Development. 

  TABLE 7 
Projected Development Absorption Rates 

Use 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 

Residential Units             

   For Sale 0 18 132 205 310 256 270 335 206 144 120 83 
   Rental 150 501 350 265 15 165 240 235 0 0 0 0 

Commercial 
Square Footage 

            

   Office 57,750 94,500 126,000 11,128 0 0 0 0 0 0 0 0 
  Retail 142,000 30,717 27,958 7,500 4,500 13,500 5,250 15,750 6,750 6,039 0 0 

  Other 0 25,000 75,000 49,361 30,000 60,000 5,800 0 0 0 0 0 

 
See “APPENDIX B - MARKET STUDY”.  The District and the Underwriter make no representations as 
to the accuracy of the Market Study. 

PROSPECTIVE INVESTORS SHOULD READ THE MARKET STUDY OF THE 
CONSULTANT IN ITS ENTIRETY.  THE MARKET STUDY IS CONSIDERED AN INTEGRAL 
PART OF THE LIMITED OFFERING MEMORANDUM.  SEE “APPENDIX B — MARKET 
STUDY” HEREIN. 

Projected Tax Increment Revenues 

A projection of the Tax Increment Revenues and Tax Increment Payments that will be generated 
by the proposed Development and projections of Special Assessments that might be collected in the 
District was prepared by MuniCap and is provided in “APPENDIX C —TAX INCREMENT AND 
SPECIAL ASSESSMENT PROJECTION STUDY”.  The projections are based upon the assumptions set 
forth in Appendix C with respect to the completion of the Development over time.  There can be no 
assurance that any of such assumptions will be realized and the District and the Underwriter make no 
representations as to the reasonableness of the assumptions. 
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The following table excerpted from MuniCap’s report sets forth the projected assessed value of 
the District Property as of the completion of Phase 1 and upon completion of the Development.  For a 
description of the portions of the Development that will be included in Phase 1, see “THE 
DEVELOPMENT — Phase 1 Development Finance Plan” herein. 

TABLE 8 
Projected Assessed Value 

  Proposed Development1 Assessed 

Type Parcel1 GLA SF Units Rooms Value2 

Phase One      
Office S1/S2 289,378  NA NA $109,384,884 
Restaurants S1 26,234  NA NA $10,651,004 
Convenience retail S2 20,666  NA NA $7,377,762 
Apartments (market rate) C7/Y6/Y8 544,017  525  NA $104,723,216 
Apartments (below market rate) C7/Y6/Y8 68,715  66  NA $7,936,616 
Grocery store anchored retail Y7 65,000  NA NA $15,015,000 
Convenience retail Y7/Y8 30,000  NA NA $10,710,000 

Sub-total  1,044,010  591   $265,798,482 
      
Remaining Development      

Condo (market rate) S3/C2/C5/P1-P6/Y2/Y3 3,027,761  2,010  NA $1,161,686,211 
Condo (below market rate) C2/C5/Y2/Y3 103,845  69  NA $17,290,899 
Apartments (market rate) C1/C6/C8/Y4/Y5 1,049,931  1,065  NA $202,111,609 
Apartments (below market rate) S5/C1/C6/C8/Y4/Y5 262,394  265  NA $30,306,573 
Restaurant S4/Y3/Y5 49,317  NA NA $20,022,702 
Convenience retail S3/Y1/Y2/Y4 68,747  NA NA $24,542,678 
Hotel S3/Y1 245,161  NA 235 $52,640,000 

Sub-total  4,807,156  3,409  235 $1,508,600,672 
      

Total   5,851,166  4,000  235 $1,774,399,154 
1Provided by Harbor Point Holding Company, LLC.     
2Provided by Municap, Inc.      
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The following table excerpted from MuniCap’s report in Appendix C sets forth projected Tax 
Increment Payments and debt service coverage as of completion of Phase 1 and upon completion of the 
Development.  For a description of the portions of the Development that will be included in Phase 1, see 
“THE DEVELOPMENT — Phase 1 Development Finance Plan” herein. 

TABLE 9 
Projected Tax Increment Payments and Debt Service Coverage After the Capitalized Interest Period 

Bond Year 
Ending 

(April 1) 
Tax Increment 
Revenues (1) 

Reserve Funds 
Earnings and 
Principal (2) 

Total 
Increment 

Payments and 
Reserve Funds 

Proceeds (3) 

Debt Service 
Net of Subsidy 

Payment & 
Capitalized 
Interest (4) 

Projected 
Coverage 

Before 
Special 

Assessment 
Revenues(5) 

Projected 
Special 

Assessment 
Revenues 

(6) 
2012 $1,287,988 $198,972 $1,486,961 $8,032,346 0.19x $6,545,386 
2013 2,292,475 290,000 2,582,475 11,702,163 0.22x 9,119,687 
2014 5,010,080 290,000 5,300,080 11,829,113 0.45x 6,529,032 
2015 7,692,433 290,000 7,982,434 11,954,163 0.67x 3,971,729 
2016 10,185,436 290,000 10,475,436 12,081,613 0.87x 1,606,177 
2017 12,523,676 290,000 12,813,676 12,205,413 1.05x 0 
2018 14,987,816 290,000 15,277,816 12,339,863 1.24x 0
2019 18,815,521 290,000 19,105,520 12,468,213 1.53x 0
2020 19,396,354 290,000 19,686,353 12,599,763 1.56x 0
2021 20,730,611 290,000 21,020,610 12,733,113 1.65x 0
2022 21,368,897 290,000 21,658,896 12,871,863 1.68x 0
2023 22,026,331 290,000 22,316,330 13,004,263 1.72x 0
2024 22,703,489 290,000 22,993,488 13,138,013 1.75x 0
2025 23,400,961 290,000 23,690,960 13,272,625 1.78x 0
2026 24,119,358 290,000 24,409,356 13,410,738 1.82x 0
2027 24,859,306 290,000 25,149,305 13,544,594 1.86x 0
2028 25,621,453 290,000 25,911,451 13,681,831 1.89x 0
2029 26,406,464 290,000 26,696,463 13,824,300 1.93x 0
2030 27,215,026 290,000 27,505,024 13,963,456 1.97x 0
2031 28,047,844 290,000 28,337,842 14,101,150 2.01x 0
2032 28,905,647 290,000 29,195,645 14,238,838 2.05x 0
2033 29,789,184 290,000 30,079,182 14,382,581 2.09x 0
2034 30,699,227 290,000 30,989,225 14,522,656 2.13x 0
2035 31,636,571 290,000 31,926,570 14,664,731 2.18x 0
2036 32,602,036 290,000 32,892,034 14,808,688 2.22x 0
2037 33,596,465 290,000 33,886,463 14,949,013 2.27x 0
2038 34,620,726 290,000 34,910,724 15,095,194 2.31x 0
2039 35,675,716 14,790,000 50,465,714 15,677,438 3.22x 0

         
TOTAL $616,217,091 $22,528,972 $638,746,033 $371,097,735  $27,772,011

(1) As projected by MuniCap.  See Appendix C for a discussion of these projections. 
(2) Debt Service Reserve Fund earnings are estimated at 2%/year. 
(3) The sum in each year of Tax Increment Payments and Debt Service Reserve Fund earnings and principal. 
(4) As shown in “DEBT SERVICE SCHEDULE”. 
(5) In each year, the ratio of “Total Revenue Available for Debt Service” divided by “Debt Service Net of 

Subsidy Payments and Capitalized Interest”. 
(6) Pursuant to the Special Assessment Resolution, the District has authority to levy and collect the Special 

Assessment with respect to the District Property in the event the Tax Increment Payments are insufficient 
to meet the Debt Service Requirement.  This is the calculated shortfall from Tax Increment Revenues and 
Debt Service Reserve Funds earnings. 
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PROSPECTIVE INVESTORS SHOULD READ THE TAX INCREMENT AND SPECIAL 

ASSESSMENT PROJECTION STUDY IN ITS ENTIRETY.  THE TAX INCREMENT AND 
SPECIAL ASSESSMENT PROJECTION STUDY IS CONSIDERED AN INTEGRAL PART OF 
THE LIMITED OFFERING MEMORANDUM.  SEE “APPENDIX C —TAX INCREMENT AND 
SPECIAL ASSESSMENT PROJECTION STUDY” HEREIN. 
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THE MASTER DEVELOPER 

The Master Developer 

The Master Developer was formed as a limited liability company under the Delaware Limited 
Liability Company Act as of June 17, 2008.  The current members of the Master Developer are Lubert-
Adler Real Estate Fund IV, L.P. (“L-A IV”), Lubert-Adler Real Estate Parallel Fund IV, L.P. (“L-A 
Parallel IV”), Lubert-Adler Capital Real Estate Fund IV, L.P. (“L-A Capital IV”), Lubert-Adler Real 
Estate Fund V, L.P. (“L-A V”), Lubert-Adler Real Estate Parallel Fund V, L.P. (“L-A Parallel V”), and 
Lubert-Adler Real Estate Fund VI, L.P. (“L-A VI”) (each a Delaware limited partnership and collectively 
“L-A”), Antares PB-AW, LLC, a Delaware limited liability company (“PB-AW”), BC South End, LLC, a 
Connecticut limited liability company (“BC South End”), Antares South End, LLC, a Connecticut limited 
liability company (“ASE”) (together with PB-AW and BC South End, the “Antares Members”), and BLT 
HP Holding LLC, a Connecticut limited liability company (“BLT HP”).  Each of L-A, the Antares 
Members and BLT HP have an ownership interest in the Master Developer and are referenced as “Capital 
Members.”  Additionally, there are four member entities which have no ownership interest in the Master 
Developer and are referenced as “Promote Members”. 

Founded by Ira Lubert and Dean Adler in 1997, Lubert-Adler is a Real Estate Private Equity firm 
that has raised six funds totaling more than $6.5 billion of equity and to date has acquired over $16 billion 
of assets in approximately 450 transactions throughout North America and the Caribbean. Major investors 
include 30 of the largest college and university endowments and corporate and public pension funds in the 
United States. Lubert-Adler’s current fund — Fund VI – commenced in 2008 and represents $2.25 billion 
of equity. 

Over the past 12 years, Lubert-Adler has established a network of operating partners, diversified 
by geographic location as well as asset class expertise. It has invested in multifamily, office and 
industrial, hospitality, retail/parking/storage, residential resort and land entitlement deals. Its investment 
strategies include renovations, adaptive re-use, ground-up development, land entitlement and distressed 
repositioning. 

Headquartered in Philadelphia with regional offices in New York, Los Angeles, Baltimore and 
Atlanta, Lubert-Adler consists of over thirty professionals with backgrounds in real estate acquisitions, 
redevelopment, asset management, and capital markets. It’s principals, Dean Adler and Ira Lubert, 
collectively have over 50 years of experience in opportunistic real estate investing. Prior to founding 
Lubert-Adler, Dean Adler was a Principal of CMS Companies. He currently serves on the board of 
director of Chrysler Financial, Bed, Bath & Beyond, and LNR. Prior to founding Lubert-Adler, Ira Lubert 
was a Managing Director and Co-Founder of the TL Ventures funds of Safeguard Scientifics, Inc. as well 
as Founder of Radnor Venture Partners, L.P., the first venture fund managed by Safeguard Scientifics. 
Additionally, Lubert-Adler’s staff includes 14 principal-level investment professionals with an average of 
over 15 years of real estate experience. 

Building and Land Technology (“BLT”), an affiliate of BLT HP,  is a second generation real 
estate development company based in Norwalk, Connecticut and is one of Connecticut’s leading owners, 
developers, and operators of commercial and residential real estate.  BLT specializes in managing 
complex development projects, including both ground up development of Class A office space in coastal 
Connecticut cities, high quality multifamily communities and rehabilitation of historic or vacant 
buildings.  BLT is also the majority owner of William Pitt Sotheby’s International Realty, Fairfield 
County’s premier residential real estate brokerage firm. 

BLT has completed ventures valued at more than $3 billion including over 2.8 million square feet 
of commercial development and over 3,500 residential units.  BLT’s numerous office parks, apartment 
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complexes, single family subdivisions, common interest communities and adaptive reuse projects total in 
excess of 8,000,000 square feet of development throughout Fairfield County, Connecticut.  BLT’s trophy 
properties host the headquarters for GE Commercial Finance, Xerox, Diageo, GE Real Estate, Gen Re, 
Hewitt Associates, GE Energy Financial Services and IMS Health, among others.  In addition to its 
commercial properties, BLT’s holdings also include for-sale residential and various land developments. 

The principals of BLT, Carl and Paul Kuehner, have been working together for close to 20 years.  
Carl holds the title of Chief Executive Officer while Paul functions as BLT’s Chief Financial Officer.  
BLT was founded by Carl and Paul Kuehner’s father and was originally focused solely on land 
assemblage.  During the early 1990s, BLT evolved to include a mix of for-sale housing, merchant 
building, and commercial work-outs.  Beginning around the year 2000, BLT began to amass a 
commercial development portfolio and since then has evolved into one of the premier commercial 
property developers and owners in Connecticut.  In addition to serving as project developer, as indicated 
above, BLT, through its affiliate BLT HP, is a substantial equity investor in the Master Developer. 

The Master Developer controls the Development through the following wholly-owned 
subsidiaries: (A)(1) The Strand/BRC Group, LLC, (2) Walter Wheeler Drive SPE, LLC, and (3) Yale & 
Towne SPE, LLC, each a limited liability company and (B)(1) One Harbor Point Square LLC, (2) Two 
Harbor Point Square LLC, (3) Three Harbor Point Square LLC, (4) Four Harbor Point Square LLC, (5) 
One Commons Park LLC, and (6) Seven Yale & Towne LLC, each a Delaware limited liability company, 
and BLT Six Yale & Towne LLC (a subsidiary of BLT), a Connecticut limited liability company 
(collectively the “Initial District Property Owners”). 

Harbor Point Development LLC and the Development and Management Services Agreement 

Harbor Point Development LLC is a Connecticut limited liability company and is an affiliate of 
BLT.  Pursuant to the Development and Management Services Agreement, the Master Developer engaged 
Harbor Point Development LLC to render the development services described in the agreement in 
connection with the development and construction of all infrastructure improvements with respect to 
Harbor Point and all vertical development as contemplated by the General Development Plan.  Harbor 
Point Development LLC is also to provide the administrative, management and coordination services to 
the Master Developer described in the Development and Management Services Agreement.  Such 
services include (i) the development of a proposed master project plan and budget subject to the Master 
Developer’s approval, (ii) use of commercially reasonable and diligent efforts to maintain the General 
Development Plan in full force and effect and to obtain all future necessary authorizations, agreements, 
permits, licenses (including surety bonds) and similar documents with appropriate governmental 
authorities and utility companies necessary or required for the construction of each parcel of the 
Development, (iii) to keep the Master Developer and its representatives advised in writing as to 
developments affecting the status of the General Development Plan and all required approvals, (iv) to 
make recommendations regarding the development of each parcel and, at the request of the Master 
Developer, to supervise and coordinate the preparation of cost, income, and other financial projections for 
the Development including a marketing and leasing plan and (v) to coordinate matters relevant to the 
design and construction of each parcel including negotiations of necessary agreements with appropriate 
municipal authorities and utility companies, administration of compliance with code restrictions, licenses, 
permits, etc, coordination with the Master Developer with respect to the architect and general contractor 
of the construction of each parcel, preparation of bid documents and bidding procedures, review of plans 
and specifications and overall administration of the development of each parcel with the Master 
Developer, architect and applicable general contractor.  Harbor Point Development LLC is compensated 
for its services under the Development and Management Services Agreement by a fee equal to 5% of the 
costs of labor and materials incorporated into the infrastructure improvements or vertical development 
constructed.  Additionally, Harbor Point Development LLC is entitled to reimbursement for certain out-
of-pocket costs. 
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The Master Development Agreement 

Pursuant to the Master Development Agreement, the proceeds of the Bonds will be made 
available to the Master Developer and the Master Developer will construct the District Improvements.  
The Master Developer agrees in the Master Development Agreement to complete the District 
Improvements and deliver them to the City or the District, as applicable and to be responsible for costs of 
the District Improvements in excess of the amount deposited in the Construction Account.  In addition, 
the Master Developer, The Strand/BRC Group, LLC, Walter Wheeler Drive SPE, LLC and Yale & 
Towne SPE, LLC are providing the Completion Guaranty, a joint and several guaranty of the obligations 
of the Master Developer under the Master Development Agreement.  The Strand/BRC Group, LLC, 
Walter Wheeler Drive SPE, LLC and Yale & Towne SPE, LLC are referred to herein collectively as the 
“Guarantors.”  The projected financial obligation under the Completion Guaranty is estimated at $40 
million.  This amounts reflects the difference between the estimated total cost of the District 
Improvements as shown in “APPENDIX D – INDEPENDENT ENGINEER’S REPORT” and the amount 
of the Bond proceeds deposited in the Construction Account of the Project Fund, See “ESTIMATED 
SOURCES AND USES OF BOND PROCEEDS”.  The Master Developer and each of the Guarantors 
have agreed to the covenants described below under “THE DEVELOPMENT — Development Finance 
Plan — Restrictive Covenants” in the Completion Guaranty. 

The Master Development Agreement may be terminated by the mutual, written consent of the 
District and the Master Developer or by the District, at its option, without the consent of the Master 
Developer if an event of default occurs under the Master Development Agreement.  Events of default 
include the following:  (a) the Master Developer abandons construction of the District Improvements for a 
specified period of time; (b) the District Improvements are not substantially completed within three years 
of the Issuance of the Bonds; (c) the Master Developer or any Guarantor institutes or becomes subject to 
bankruptcy proceedings; (d) there is an attachment, execution or other judicial seizure of (i) all or any 
substantial part of the assets of the Master Developer or any Guarantor or (ii) the Master Developer’s 
interest or any of the Guarantors’ interest under the Master Development Agreement, such attachment, 
execution or seizure remaining undismissed, undischarged or not bonded over in full for a period of 30 
days after levy thereof; (e) the Master Developer is grossly negligent in the performance of its obligations 
under the Master Development Agreement or any fraud or willful misconduct is perpetrated by the Master 
Developer or, with the knowledge of the Master Developer, any material representation, warranty or 
statement made by or on behalf of the Master Developer to District is untrue in any material respect on 
the date as of which made; (f) there occurs, by reason of any consolidation or merger or otherwise, either 
(i) a dissolution or termination of the legal existence of the Master Developer or any of the Guarantors or 
cessation of business by the Master Developer or any of the Guarantors for any reason whatsoever, except 
in connection with a  transfer of the Master Developer’s obligations under the Master Development 
Agreement to a related party of the Master Developer reasonably satisfactory to District or (ii) a violation 
by or on behalf of the Master Developer or any related party of the Master Developer of any of the 
restrictions on assignment set forth in the Master Development Agreement; (g) there occurs a default in 
performance of, or failure to comply with, any material agreements, obligations or undertakings contained 
in the Master Development Agreement, subject to the applicable notice and cure period; (h) the Master 
Developer or any affiliate shall at any time challenge the validity of the District or any of the Bonds, the 
levy of special taxes within the District, or the levy of special assessments within the District, or shall fail 
to pay any special taxes or special assessment applicable to it; (i) any of the Guarantors which continues 
to own District Property become subject to a bankruptcy proceeding that would substantially impair the 
ability of the Master Developer to complete the District Improvements; or (j) a default under the terms of 
the Completion Guaranty. 

In the event of the termination of the Master Development Agreement, the Master Developer is 
entitled to reimbursement for work accepted by the District undertaken prior to the termination of the 
Master Development Agreement (except if there are related liens for labor or materials or if the Master 
Developer is delinquent in the payment of ad valorem real or personal property taxes, special assessments 
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and taxes, if any, or other taxes or special assessments levied within the District by the City or the 
District).  In the event the Master Development Agreement is terminated by the District for cause, the 
District or its designee (which may be the Trustee) may either execute new contracts for, exercise rights 
under existing agreements of the Master Developer collaterally assigned to the District for, or perform 
any remaining work related to the District Improvements and use all or any portion of the funds then 
available in the various funds and accounts established under the Indenture or other amounts subsequently 
transferred to the Indenture.  Upon a termination for cause, the Master Developer shall not have any claim 
or right to any further payments for the District Improvements under the Master Development Agreement, 
except as otherwise may be provided upon the written consent of the District.  

The Sales Agreement 

Pursuant to the terms of the Sales Agreement, certain of the Initial District Property Owners are 
selling the Public Parcels to the District and contributing the proceeds to the Capitalized Interest Accounts 
of the Project Fund.  See “SOURCES OF PAYMENT AND SECURITY FOR THE BONDS - Project 
Fund” above. 

Creation of Planned Communities 

In 2008, the District Property was organized into two “planned communities” pursuant to the 
Connecticut Common Interest Ownership Act (“CIOA”).  One such “Community” (the “Harbor Point 
Community”) encompasses the area covered by the General Development Plan for Harbor Point, and the 
other Community (the “Yale & Towne Community”) encompasses the area covered by the Yale & Towne 
General Development Plan.  Refer to the discussion below “THE DEVELOPMENT”. 

Each Community was created by the recording of a “Master Declaration”, made by the owner or 
owners at that time (described in the Master Declaration as the “Declarant”) of all property within the 
affected area (the “Community Property”).  The Master Declaration allows the Declarant (and, if the 
Declarant comprises more than one party, requires the Declarant) to designate a “Declarant Designee” to 
act on behalf of the Declarant. 

Each Master Declaration created a number of “Units”, defined by boundaries described or 
referenced in the Master Declaration.  The Master Declaration included a “Community Survey” that 
depicted the boundaries of the Community Property and the Units.  All of the Community Property, 
excluding the Units, became “Common Elements”, which will ultimately be conveyed to a non-stock 
corporation in which the Community’s Unit Owners are the only members (the Community’s 
“Association”). 

The Units in each Community are classified either as “Master Units” or “Special District Units”.  
Each Master Unit is defined to encompass an area within which one of the buildings now authorized by 
the General Development Plan would be constructed.  Special District Units, which are intended to 
accommodate District Improvements, effectively comprise areas intended for use as parklands or internal 
roadways, and in many cases include strips of land intervening between Master Units, or between Master 
Units and the “adjacent” public streets. 

With limited exceptions, the documentation governing the two Communities is identical, and the 
descriptions set forth herein apply equally to both Communities.  Both Master Declarations were recorded 
on August 19, 2008.  The Master Declaration for the Harbor Point Community was made by Walter 
Wheeler Drive SPE, LLC and The Strand/BRC Group, LLC (as each is now known), and Walter Wheeler 
Drive SPE, LLC is the Declarant Designee.  The Harbor Point Community contains 19 Master Units and 
ten Special District Units.  The Master Declaration for the Yale & Towne Community was made by Yale 
& Towne SPE, LLC, as it is now known, and which is itself the Declarant Designee.  The Yale & Towne 
Community contains eight Master Units, and one Special District Unit. 
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When the Master Declaration was recorded, the Declarant became the owner of all of the Units.  
However, the purpose of establishing each Community was to allow, potentially, each Master Unit to be 
financed, developed, owned and operated separately from all other Master Units, and to allow the Special 
District Units to be conveyed to the District for the purpose of owning and operating the District 
Improvements.  Also, potentially, a Master Unit may itself be organized as a common interest 
community, most likely a condominium, in which event the Master Unit will contain individual 
condominium or planned community units (“Local Units”), and these will be governed by the Master 
Unit’s own, internal association of unit owners (a “Local Association”). 

The Common Elements consist of “General Common Elements” and “Limited Common 
Elements”.  In order to comply with applicable, Connecticut case law, each Unit is defined so that its 
lower boundary is a plane at the surface of the Earth.  Limited Common Elements of a Unit, which are 
reserved for the exclusive use of the owner of the Unit (“Unit Owner”), consist principally of any 
improvements associated with a Unit that extend into the “Subsurface Volume” underlying such Unit.  A 
Master Unit’s Limited Common Elements include also any “Utility Installations” that exclusively serve 
such Master Unit or its associated Subsurface Volume.  General Common Elements consist, most 
importantly, of certain installations devoted to environmental remediation. 

The owner of each Master Unit (the “Master Unit Owner”) is responsible for maintaining and 
insuring improvements within its own Master Unit and the associated Subsurface Volume.  The District, 
when it acquires a Special District Unit (that is, becomes the “Special District Unit Owner”), becomes 
responsible for maintaining, insuring if applicable and operating any improvements within such Special 
District Unit and its associated Subsurface Volume. 

The Master Association’s responsibilities consist principally of (a) maintaining liability insurance 
covering the Common Elements and the Master Association’s own activities; (b) maintaining a system of 
directory signage within the Community; and (c) performing certain tasks relating to environmental 
remediation.  Among the Master Association’s powers are the power to make agreements whereunder it 
assumes responsibility for maintaining or operating District Improvements (which agreement the Master 
Association must make if requested by the District), and the power to make agreements for the 
performance of certain functions on behalf of Local Associations that request the same. 

The Master Association recovers the cost of its operations (“Common Expenses”) by imposing 
“Common Charges” on the Master Units.  Common Charges are categorized in accordance with the 
Master Declaration, and the Common Charges imposed on a Master Unit depend in part on the use of the 
Master Unit and on whether construction has been completed.  Common Charges are not imposed on 
Special District Units.  The Master Association has a statutory lien, pursuant to CIOA, on each Master 
Unit to secure payment of Common Charges imposed on that Master Unit, which lien (a) is subordinate to 
liens of the City and the District for real property taxes imposed by them, including Special Assessments; 
(b) has priority, to a limited extent only, over a first or second lien recorded before the Common Charges 
secured by such lien became delinquent; (c) is otherwise subordinate to a first or second lien recorded 
before such Common Charges became delinquent; and (d) except as thus noted, has priority over liens 
recorded after the Master Declaration. 

Rights of the Declarant 

The Declarant under each Master Declaration reserves certain rights in its capacity as Declarant, 
as distinguished from rights that it may hold as a Unit Owner.  Such rights are divided into two 
categories.  “Special Declarant Rights” comprise certain rights defined in and governed by CIOA.  
Certain Special Declarant Rights are defined by CIOA, and described in the Master Declaration, as 
“Development Rights”.  “Separate Rights” comprise rights not so governed by CIOA.  Certain Separate 
Rights are described in the Master Declaration as “Construction Rights”.  The Declarant may enter into an 
agreement with a Unit Owner, or with a prospective Unit Owner or prospective mortgagee of a Unit, to 
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exercise or to refrain from exercising any such rights in a particular manner.  Alternatively, the Declarant 
may voluntarily relinquish, or impose limits on, any Special Declarant Right or Separate Right before 
such right would otherwise expire. 

Development Rights include, principally, (a) the right to add a limited amount of “unspecified 
property” to the Community; (b) in the case of the Harbor Point Community, the right to add the land 
occupied by the Harbor Point Marina to the Community; (c) the right to add, eliminate or modify the 
boundaries of Units and Common Elements; (d) the right to construct Utility Installations or grant utility 
easements; and (e) the right to remove property from the Community. 

Special Declarant Rights, aside from Development Rights as thus described, include, principally, 
(a) the right to complete any improvements depicted on the Community Survey; (b) the right to maintain 
certain facilities in aid of construction, sales and other activities; (c) the right to control the Association 
for a period limited by CIOA; and (d) the right to exercise easements throughout the Community for 
purposes authorized by the Master Declaration. 

Special Declarant Rights are subject to restrictions and qualifications set forth in the Master 
Declaration.  Except as noted above with respect to control of the Master Association, Special Declarant 
Rights, to the extent not sooner fully exercised, expire (or, in certain cases vest in the Master Association) 
on the 41st anniversary of the recording of the Master Declaration.  Exercise of Development Rights that 
would eliminate a Unit or change its boundaries requires consent of the Unit Owner if it is not the 
Declarant, and exercise of certain other Special Declarant Rights that involve physical activities within a 
Unit similarly require consent from the affected Unit Owner if it is not the Declarant.  While there is no 
requirement in the Master Declaration that elimination, creation or changes in the boundaries of a Unit be 
consistent with the relevant General Development Plan or other, then-applicable “Land Use Approvals”, 
such a change may not confer any practical benefit unless such Land Use Approvals were changed 
appropriately. 

The Declarant’s Construction Rights are of two types.  First, (a) “Improvements” within the 
Community may be constructed, or altered as the case may be, only in accordance with plans approved by 
the Declarant; (b) any application for modification of Land Use Approvals then in force must be approved 
by the Declarant; and (c) certain rights that exist under Land Use Approvals, described in the Master 
Declaration as “Distributed Exemptions”, may be used only as the Declarant approves.  None of these 
provisions apply to Special District Units. 

Second, the Declarant can, in effect, (a) establish deadlines for the commencement and 
completion of Improvements within Master Units, and collect fines from a Master Unit Owner if it fails to 
meet these deadlines, and (b) exercise a “Repurchase Option” to re-acquire a Master Unit with respect to 
which a deadline has not been met. 

The Declarant’s Separate Rights, aside from Construction Rights as thus described, include 
principally (a) the right to require parties undertaking construction or alteration, other than Special 
District Unit Owners, to participate in a common, “owner controlled insurance program” for construction 
period insurance; and (b) the right to require the Master Association to assume responsibility for certain 
environmental matters. 

The Declarant’s Construction Rights, and its rights with respect to the Master Association’s 
assumption of environmental responsibilities, expire on the 41st anniversary of the recording of the 
Master Declaration, or at such earlier time as the Declarant owns no Units and holds no Repurchase 
Options.  Other Separate Rights do not expire. 
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Transfers of the Declarant’s Rights 

The Declarant may grant a security interest in its Special Declarant Rights and Separate Rights, 
provided that such security interest must encumber all such rights then held by the Declarant, and 
provided that there may be only one holder at a time of such security interest.  According to the Master 
Declaration, a security interest was granted in such rights when the Master Declaration was recorded; 
while such “mortgagee” (Goldman Sachs Commercial Mortgage Capital, L.P. or The Royal Bank of 
Scotland plc), or any successor thereto, holds such security interest, the Declarant is precluded from 
taking certain actions in exercise of, or relating to the Declarant’s rights without such mortgagee’s 
consent. 

Mortgagee Protection; Rights of Foreclosing Lienors 

The Master Declaration defines as an “Eligible Mortgagee” the holder of a first mortgage of 
record that encumbers one or more Master Units.  Under certain circumstances, the holder of a first 
mortgage of record that encumbers one or more Local Units may also be considered an Eligible 
Mortgagee.  An Eligible Mortgagee is entitled to notice from the Master Association of certain defaults or 
other circumstances affecting the Community or the Unit encumbered by its mortgage, and any action that 
requires the Unit Owner’s consent requires also the consent of the Eligible Mortgagee.  CIOA would 
allow the Master Declaration to specify actions of the Unit Owners or the Association that require 
approval by all or a specified percentage of mortgagees of Units, but the Master Declaration does not so 
provide.  No Eligible Mortgagee, other than the “mortgagee” that holds a security interest in the 
Declarant’s rights as described above, has any control over the Declarant’s exercise of Special Declarant 
Rights or Separate Rights. 

An Eligible Mortgagee has certain rights with respect to the Declarant’s exercise of Construction 
Rights, including the right to delay imposition of fines for failure to meet deadlines for commencement or 
completion of construction.  In certain cases, the Eligible Mortgagee (although not necessarily its 
successors) is exempt from such deadlines. 

Each Master Unit comprises a separate tax lot. The City and the District each have liens 
encumbering each tax lot within the Community (that is, each Master Unit, and potentially each Local 
Unit), to secure payment of real estate taxes and Special Assessments. Such liens have priority over any 
current or future mortgagee, and over the Association's statutory lien securing payment of Common 
Charges. However, neither the City nor the District is considered an Eligible Mortgagee. Failure of a 
Master Unit Owner to pay real estate taxes imposed on the Master Unit, including taxes and which would 
include Special Assessments imposed by the District, renders the Master Unit subject to foreclosure and 
other collection remedies described above. However, such failure does not affect any other Master Unit. 

If the District's tax lien on a Master Unit were foreclosed, as described above in regard to 
“Foreclosure Procedures”, either title to the Master Unit would vest in the District pursuant to “summary 
foreclosure”, or the Master Unit would be auctioned pursuant to a “judicial foreclosure”. Effectively, 
there would be a “tax sale”, and the party acquiring title pursuant to the foreclosure would be the “tax sale 
purchaser”. 

In order to clarify the consequences of a tax sale, the Declarant for each Community has entered 
into a “Construction Rights Agreement” with the District, in which the Declarant has agreed that it will 
not enforce certain of its Construction Rights against a tax sale purchaser or any successor to a tax sale 
purchaser. Because the tax sale would necessarily have eliminated any mortgage or other liens on the 
affected Master Unit, the Construction Rights Agreements do not affect any current mortgagee.  

Under the Construction Rights Agreement, the tax sale purchaser would not have to obtain the 
Declarant's approval of the tax sale purchaser's plans for constructing improvements within the Master 



  42

Unit, nor would the tax sale purchaser be subject to deadlines for commencement or completion of its 
construction. The tax sale purchaser would have to obtain the Declarant's consent to make any application 
for “modification” of Land Use Approvals, which for this purpose includes an application for approval of 
a “Final Plan” for the Master Unit (the detailed site plan). However, the Declarant has agreed that its 
review of the tax sale purchaser's Final Plan application would be very limited; if the proposed 
development involved no variances, no changes in the GDP and no modifications of the other Land Use 
Approvals then in place (that is, no change in the zoning or overall development scheme), the Declarant 
would be required to consent to the Final Plan application. 

The tax sale would not eliminate the Declarant's unique rights as they apply elsewhere in the 
Community, nor would it eliminate the Declarant's rights, such as the right to control the Master 
Association, that have no specific application to any particular Master Unit. The limitation of 
Construction Rights would also not preclude the exercise of Special Declarant Rights or other Separate 
Rights affecting the Master Unit, but the exercise of such rights in a manner that would physically affect 
the Master Unit, or that would, for example, modify the Master Unit's boundaries, would in any event, as 
described above, require the Master Unit Owner's consent. 
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THE DEVELOPMENT 

City of Stamford 

The City of Stamford is situated along the northern shore of Long Island Sound approximately 40 
miles north of New York City.  It is surrounded by the New York State border to the north, Greenwich to 
the west, Darien and New Canaan to the east and the Long Island Sound to the south.  It has established 
itself as a leading satellite city to the New York City metropolitan area. 

Stamford has an excellent transportation network and is about one hour from New York City by 
rail or highway transportation.  It is provided rail service by Amtrak and the New Haven Division of 
Metro North Commuter Railroad.  Interstate 95 traverses the southern part of Stamford and the Merritt 
Parkway traverses the Northern part of Stamford.  Air transportation is provided by Bridgeport Memorial, 
White Plains/Westchester County, LaGuardia, Kennedy, and Newark airports, all located within 55 miles.  
Interstate 95, the Transportation Center, and rail tracks separate the South End of Stamford from the 
Central Business District. 

Stamford is home to the world’s two largest trading floors and to the fifth largest concentration of 
corporations in the nation.  Stamford has a diversified employment base evenly distributed in the health 
care, government, manufacturing, education, finance and professional services sectors.  Businesses 
continue to move into Stamford in spite of a general economic decline nationally.  The Royal Bank of 
Scotland opened its new North America headquarters, a 550,000-square-foot office and parking facility, 
in March 2009 with 1,800 new employees and the expectation to increase that to 3,500.  Starwood Hotels 
has just announced that it will be moving its world headquarters of 800 employees into 250,000 square-
feet of office property in the South End managed by BLT.  Purdue Pharma has weathered patent and legal 
disputes and has sited itself in a new facility downtown, and GE and Gen Re have recently relocated 
within Stamford.  The Bank of Ireland has moved to Stamford, along with Lloyds of London, RLI, and 
Greenwich Associates. 

Stamford is Fairfield County’s largest city and the fourth largest city in Connecticut by 
population.  With an estimated median household income of $72,800, Fairfield County is one of the 
wealthiest counties in America.  Stamford is the only city among the State of Connecticut’s five largest 
cities that has experienced consistent population and job growth.  The City is increasingly drawing 
younger, knowledge-based workers and professionals, critical to the long-term economic health of the 
market.  The City’s ease of transportation and lower housing cost relative to Manhattan and other parts of 
Fairfield County make it a desirable place to live. 

THE CITY HAS NOT PROVIDED OR APPROVED ANY INFORMATION IN THIS 
LIMITED OFFERING MEMORANDUM AND TAKES NO RESPONSIBILITY FOR ANY 
INFORMATION CONTAINED IN THIS LIMITED OFFERING MEMORANDUM AND MAKES NO 
REPRESENTATION AS TO THE CONTENTS OF THIS LIMITED OFFERING MEMORANDUM OR 
THE SUITABILITY OF THE BONDS FOR ANY INVESTOR, THE FEASIBILITY OR 
PERFORMANCE OF THE DEVELOPMENT OR THE COMPLIANCE WITH ANY SECURITIES, 
TAX OR OTHER LAWS OR REGULATIONS. 

Development Overview 

Harbor Point will be redeveloped as an approximately 6,000,000 square foot pedestrian friendly, 
transit oriented LEED-ND Gold-Certified community consisting of approximately 5,100,000 square feet 
of residential space 400,000 square feet of retail space, 300,000 square feet of office space and 200,000 
square feet of hotel space.  The project will redevelop and revitalize a large portion of Stamford’s “South 
End”, a 323-acre peninsula immediately south of Stamford’s central business district and Transportation 
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Center.  The South End is bound on the north by Interstate 95 and Stamford Transportation Center and on 
the south, east and west by Stamford Harbor and Long Island Sound. 

The Harbor Point master plan evolved following the acquisition of three former industrial sites:  
Pitney Bowes/Peninsula Bay; Admiral’s Wharf; and Yale & Towne.  In collaboration with Cooper, 
Robertson & Partners and Sasaki Associates, the initial ownership/development team created and 
received approvals for a six million square foot master plan with a design emphasis on elements that 
reinforce the pedestrian scale and environment.  The definition of public spaces was a primary goal, as 
was the development of a continuous landscaped street and sidewalk network that connects to the existing 
roads and waterfront.  The Harbor Point master plan was designed to create separate, but integrated, urban 
neighborhoods as described below.  The entire Development is comprised of 27 individual development 
parcels and a marina.  This parcellization provides flexibility to the developer/ownership and facilitates 
the permitting, financing, construction and monetization of sites to suit capital requirements or market 
demand. 

The Development consists of five distinct neighborhoods:  Harbor Point Square; Harbor Point 
Commons; Harbor Point Park; Harbor Point Marina; and Yale & Towne.  Harbor Point Marina, though 
part of the Development, is not located within the District.  The Square, Park and Marina are positioned 
along the waterfront with the Commons in the center of the Development.  Yale & Towne is set back 
from the waterfront 1½ blocks to the northeast of the other neighborhoods, proximate to the Stamford 
Transportation Center and Interstate-95.  Each area will be organized around a central park feature, 
creating an open design conducive to public gatherings. 

Harbor Point Square 

Harbor Point Square will be the commercial hub of the Development, featuring Class A office, 
retail, a boutique hotel, spa, fitness center and waterfront restaurants, and a small number of residential 
units.  The Square, designed to provide an active link between the Commons and the Park, will be a place 
to gather and a point to begin or end a stroll along the waterfront promenades and water-level terraces.  
An open plaza, leading from Washington Boulevard to the water’s edge, will be a unique venue for year-
round outdoor events. 

As part of Phase 1, the S1 office building (One Harbor Point Square) will contain a total of 
approximately 220,000 square feet (192,346 square feet of office space and 26,234 square feet of retail 
space) in eight stories providing panoramic view of the waterfront and Harbor Point Square.  The floor-
to-floor height will be 12 feet to allow 9-foot clear ceilings.  The building has been designed to 
accommodate typical floor plates of 29,334 to 33,006 square feet, with a central load-bearing core and 
perimeter columns, allowing for a 45-foot deep column-free interior environment.  Structured parking 
will be provided contiguous to the main tower.  The street level will accommodate retail uses.  The 
Master Developer is negotiating with prospective tenants for the S1 office building.   

The S2 office building (Two Harbor Point Square), also a part of Phase 1, will contain a total of 
approximately 118,000 square feet (97,032 square feet of office space and 20,666 square feet of retail 
space) in six stories allowing panoramic views of the waterfront and Harbor Point Square.  The floor-to-
floor heights will be 14 feet to allow 10-foot clear ceilings.  The building has been designed to 
accommodate a typical floor plate of 23,919 gross square feet, with a central load-bearing core and 
perimeter columns, allowing for a 45 foot-deep column free interior environment.  Structured parking will 
be provided contiguous to the main tower.  The street level will accommodate retail uses.  The Master 
Developer is negotiating with prospective tenants for the S2 office building.   

The S1 and S2 office buildings are both under construction.  See “— Current Vertical 
Development Status” below. 
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Aside from the buildings described above, the centerpiece of The Square at Harbor Point will be 
the square itself.  Totaling almost one acre in size, the plaza square is designed to be an actively 
programmed urban space, comparable in size to Rockefeller Center in mid-town Manhattan.  The square 
will be directly linked to Harbor Point’s network of public parks and waterfront amenities. 

Harbor Point Commons 

Located near the center of the peninsula, Harbor Point Commons will be a residential district 
featuring six buildings surrounding an approximately 4-acre central park.  The neighborhood will offer 
new and existing residents the benefit of its lawns, tree-lined sidewalks and gardens.  Walking westward, 
residents will be able to make a direct connection to the waterfront.  With over 2,000,000 square feet of 
residential space, Harbor Point Commons will add over 1,700 households to the South End.  Adjacent to 
the Commons, an advanced new facility is planned for Stamford’s Waterside School, a private elementary 
school for underprivileged children.  The structure of the first of the residential buildings has just topped 
out at fifteen stories and interior construction work is ongoing.  Currently under construction, One 
Commons Park (C7) will contain a total of approximately 365,000 square feet of residential area in 15 
stories with a façade comprised of brick, cast stone and stucco.  The building will contain a total of 336 
rental apartments, at least 10 percent of which will be Below Market Rate (“BMR”) units to satisfy 
Stamford’s zoning requirements.  Parking for residents will be provided in the interior core of the first 
five floors of the building.  Each of the first five floors will consist of parking on the interior of the 
building and residential units on the outside of the building.  The first two floors will contain street level 
duplexes.  Floors 6 through 15 will be a U-shaped structure facing Pacific Street and Long Island Sound 
and beyond.  In addition to apartments, the sixth floor will contain an outdoor pool, public terrace and 
children’s play area. 

Harbor Point Park 

The waterfront residential neighborhood of Harbor Point Park will offer views south and west to 
Stamford Harbor and Long Island Sound.  Coastal Gardens is approximately 2 acres of open space 
located in the heart of Harbor Point Park.  An approximately 3 acre Riverfront Park and Promenade 
overlooks a quiet inlet featuring wetlands vegetation and habitat areas as it opens out toward the Sound.  
This neighborhood will add over 1,100 residential units to the area. 

Yale & Towne at Harbor Point 

Located close to the Stamford Transportation Center, Yale & Towne at Harbor Point will 
integrate new architecture with the old, creating a community with singular historic ambiance.  Set 
slightly back from the waterfront, the site will be organized around a publicly accessible and friendly 
streetscape that connects to the surrounding community.  Two historic loft buildings are being converted 
to residential and retail use adding to the character of the former mill site.  Yale & Towne will be a 
pedestrian-oriented environment with significant retail uses.  Fairway Market, an 80,000 square foot 
green grocer chain based in New York City is planned to open in 2010, anchoring the first phase of 
development.  New development will include approximately 1,000 residential units, neighborhood retail 
(grocery store, pharmacy, convenience stores) and other commercial uses as dictated by demand. 

Phase 1 Development components at the Yale & Towne site include a combination of new 
ground up commercial development and the rehabilitation of two historic industrial loft buildings. 

200 Henry Street (Y6), locally referred to as the Mill Building, is actually a combination of five 
contiguous six-story buildings totaling approximately 217,500 square feet of floor area.  These historic 
loft structures were built from 1910 to 1920 and were originally part of the 25 buildings (with over a 
million square feet of space) that comprised the Yale & Towne Manufacturing Company.  The oldest 
building is constructed with a post and beam timber frame and the rest are concrete framed and feature 
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cast-in-place interior mushroom columns.  All of the buildings have brick facades and floor to ceiling 
windows along the length of the north and south elevations.  200 Henry Street will be rehabilitated and 
converted into 225 rental apartments.  

Additional components of Yale & Towne’s first phase include a new retail building on Y7 and 
renovation of the historic building on Y8.  Y7 is master leased by Fairway Market, described above and 
Y7 will be a two-story structure of approximately 72,500 square feet designed and built according to the 
user’s specifications.  An additional 7,500 square feet of in-line retail space will be constructed as an 
annex to the new grocery store.  Y8 is a to-be-renovated 3-story loft building (Building 35A of former 
Yale & Towne Manufacturing Company).  Built in 1913, Building 35A is a 3-level, steel frame building 
comprising a total of approximately 45,000 square feet.  Y8 will be redeveloped into 15,000 square feet of 
retail space on the ground floor and 30,000 square feet of residential space comprising 30 apartment units, 
including 3 BMR units, on the 2nd and 3rd floors.  Building 35A will be renovated during Phase 1 
contemporaneously with the construction of the grocery store and 200 Henry Street.   

See “— Current Vertical Development Status” below for a description of the vertical construction 
status in Yale & Towne. 

Harbor Point Marina 

Although it is outside the boundaries of the District, Harbor Point Marina is a full service marina 
with 225 boat slips and accompanying service facilities.  The Marina creates a unique maritime amenity 
adjacent to the surrounding neighborhoods of Harbor Point.  The Marina operations are managed by 
Brewer Yacht Yards, the pre-eminent marina operator in New England.  The Marina is situated nearby 
many well-known yacht clubs and serves as a hub for sailboat racing on Long Island Sound. 

Zoning Approvals and Permitting - Harbor Point and Yale &Towne 

On or about November 28, 2006, the Zoning Board of the City of Stamford was presented with a 
series of applications designed to allow for the redevelopment of the Harbor Point and Yale & Towne 
properties.  These applications included proposals to amend the text of the Zoning Regulations by 
creating two new zone districts: one known as the South End Redevelopment District, North (SRD-N), 
and the other, the South End Redevelopment District, South (SRD-S).  The text change applications also 
sought various amendments to the organization and definitional sections of the regulations.  Also, 
applications were filed to place the Harbor Point properties in the SRD-S district, to place the Yale & 
Towne property in the SRD-N district, and to approve a General Development Plan and Coastal Site Plan 
for each district. 

All of the applications were unanimously approved by the Zoning Board on June 25, 2007; and, 
as a result, two new zone districts were created – the SRD-S and the SRD-N.  Both are flexible design 
districts subject to special standard and review procedures, intended to provide for and encourage the land 
use planning and coordinated development of large-scale, mixed-use development projects, including the 
revitalization of industrial brownfield sites.  The Zoning Board actions also had the effect of designating 
the Harbor Point development components (Square, Commons, Park and Marina) as SRD-S and the Yale 
& Towne site as SRD-N.  Together, the approved General Development Plans authorize, subject to Final 
Plan approval, the construction of a mixed-use development with multiple buildings containing 
approximately 970,00 square feet of non-residential floor area (512,000 square feet at Harbor Point and 
460,000 square feet at Yale & Towne), approximately 4,000 residential housing units (3,000 units at 
Harbor Point and 1,000 units at Yale & Towne) as well as associated parking, landscaping, open space 
(including publicly accessible open space) and drainage, roadway and utility improvements. 

The primary objective for both newly created zone districts is to encourage an integrated mixed-
use development consisting of a variety of housing types, styles and costs to promote housing choice and 
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economic opportunity with appropriate neighborhood retail and convenience services, office, hotel and 
other such uses that will contribute to the vitality of the South End.  The standards for both the SRD-S 
and the SRD-N are similar for residential uses but vary for non-residential uses, primarily with respect to 
retail.  Essentially, the retail focus in the SRD-S is geared toward neighborhood retail and services with 
no separate retail establishment allowed to exceed 5,000 square feet.  Retail uses in the SRD-N are 
subject to different standards and some establishments are allowed to exceed 5,000 square feet. 

On or about March 3, 2008, further applications were made to the Zoning Board relating to 
Harbor Point.  These applications included a request to amend the earlier approved General Development 
Plan (by adding a modest increase to the non-residential floor area to 521,900 square feet, and allowing 
design changes to certain blocks and publicly accessible areas of the site); approval of Final Plan and 
Coastal Site Plan of a First Phase development for Blocks S1, S2, S3, S4 and C7 and an interim use as 
surface parking for Block S5, as well as related road, site and landscaping improvements.  On June 2, 
2008, the Zoning Board unanimously approved these applications, the result of which was the 
authorization of the amendments to the General Development Plan and Final Plan approval for the 
construction of approximately 400 residential units, 75,000 square feet of retail use, a 150,000 square foot 
hotel and a total of 290,000 square feet of office use in two separate buildings. 

On or about September 30, 2008, an application was made to amend the General Development 
Plan for the Yale & Towne site.  Application was also made for Final Plan approval and Coastal Site Plan 
approval related to Blocks Y6, Y7 and Y8; the publicly accessible park immediately to the west of Block 
Y6 and associated roadway and landscaping improvements.  Also, application was made to the Zoning 
Board to make certain regulations more flexible in the SRD-N zone related to the sale of alcoholic 
beverages.  On January 26, 2009, the Zoning Board unanimously approved the above applications.  The 
Board’s approval had the effect of allowing the construction of 255 residential units and a total of 95,800 
square feet of retail, including an 80,000+/- square foot grocery store as well as related landscaping, 
parking and site improvements.  The 255 housing units are to be  distributed in the existing building on 
Block Y6 (a historic six story 217,500 square foot industrial building that is being converted into rental 
housing); and the building on Block Y8 (an existing three story 45,000 square foot historic industrial 
building being converted into mixed-use space consisting of retail on the ground floor and residential 
units above). 

On or about May 21, 2009 an application was made to the Zoning Board to construct an 
elementary school on Block C4 known as “The Waterside School.”  The developer’s co-applicant was 
The Waterside School, Inc., a private, non-profit school whose mission is to provide opportunities to 
children of families in economic need.  The applications consisted of a request for Final Plan approval 
and Coastal Site Plan approval for a 36,000+/- square foot, two story elementary school building.  The 
Zoning Board unanimously approved the applications on July 20, 2009.  It is noted that an appeal was 
taken from the Zoning Board’s approval of the school by an adjacent property owner.  The appeal on the 
school alleges defects in the Zoning Board approval, including that the school use is not an appropriate 
use for Block C4 and that the appealing property owner did not receive proper notice of the November 
2006 application to rezone the Harbor Point Property. 

The applicable zoning regulations, the SRD-S (discussed above) specifically permit the proposed 
school use and defenses will be raised by the school in the 2009 appeal that the claim regarding the notice 
related to the 2006 application is barred because it was not raised within the one year limitation period 
provided by Connecticut General Statute §8-8(r).  The school is currently involved in preconstruction 
activities and intends to proceed with construction with the appeal pending. 

On or about October 21, 2009, application was made to amend the provision of the SRD-S and 
SRD-N zone districts to allow greater flexibility in the sale of alcoholic beverages.  This application was 
unanimously approved by the Zoning Board on November 30, 2009. 
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Each approval of an application for a General Development Plan, Final Plan and/or Coastal Site 
Management Plan carries with it various conditions.  Each specific condition is listed on the Zoning 
Board certificates recorded on the public land records and available for review.  Prominent among the 
conditions are requirements that certain portions of the roadways and park areas be constructed by the 
Master Developer and thereafter be available for public access, that building permits for all improvements 
shown on the General Development Plans be obtained before July 10, 2022 and that a certain percentage 
of the residential units be reserved as Below Market Rate (“BMR”) dwelling units.  In order to ensure the 
continued provision of the BMR units, the Master Developer will be required to submit an “Affordability 
Plan” permanently establishing that not less than 10% of the residential units offered for sale or rent 
remain affordable to those making not more than 50% of the Area Median Income (“AMI”). 

A list of all permits and approvals received to date as well as certain pending permits or approvals 
is included in “APPENDIX D — INDEPENDENT ENGINEER’S REPORT”.  The Master Developer has 
no reason to believe that the pending permits or approvals will not be approved in a timely manner so as 
to allow the construction of the District Improvements to proceed on schedule. 
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HARBOR POINT NEIGHBORHOODS AND PLAN PARCELS 
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Vertical Development 

The vertical development is anticipated to be completed in multiple phases.  The 
following table summarizes the estimated timeframe, the currently anticipated asset types by 
parcel, the planned developable square footage, and planned residential or hotel units for the 
vertical development of all Harbor Point components.  While this is the Master Developer’s 
current development plans, there is no guaranty that the project components will be constructed 
or phased in this manner. 

TABLE 10 

Parcels   Asset Type  

Expected  
Construct End 

Date  

Planned 
Developable Square 

Footage* 

Planned 
Total Residential 

Units 

Planned 
 Hotel 
Rooms  

Harbor Square 
 S1-A   Office  Sep-10          192,346                      -                       - 
 S1-B   Retail  Sep-10            26,234                      -                       - 
 S2-A   Office  Aug-10            97,032                      -                       - 
 S2-B   Retail  Aug-10            20,666                      -                       - 
 S3-A   Retail  Jun-12            22,958                      -                       - 
 S3-B   Type A Condo  Jun-12            85,486                   55                       - 
 S3-C   Hotel  Jun-12          149,361                      -                  135 
 S4   Retail  Jun-12              4,500                      -                       - 
 S5   Multi Family  Sep-11            50,700                   52                       - 

  Harbor Square Subtotal          649,283                 107                  135 
 

Harbor Commons  
 C1   Multi Family  Apr-15          156,000                 160                       - 
 C2   Type C/D Condo  Apr-14          180,600                 120                       - 
 C5   Type B/D Condo  Apr-13          407,855                 271                       - 
 C6   Multi Family  Apr-12          375,000                 375                       - 
 C7   Multi Family  Apr-11          365,232                 336                       - 
 C8   Multi Family  Apr-16          482,625                 495                       - 

   Harbor Commons Subtotal       1,967,312              1,757                       - 
 

Harbor Park   
 P1   Type A Condo  Jun-12          301,000                 200                       - 
 P2   Type A Condo  Jun-13          204,680                 136                       - 
 P3   Type A Condo  Jun-14          376,250                 250                       - 
 P4   Type B Condo  Jun-17          270,900                 180                       - 
 P5   Type B Condo  Jun-16          240,800                 160                       - 
 P6   Type A Condo  Jun-15          316,050                 210                       - 

   Harbor Park Subtotal       1,709,680              1,136                       - 
 

Yale & Towne 
 Y1-A   Hotel  May-15            95,800                      -                  100 
 Y1-B   Retail  May-15            18,000                      -                       - 
 Y2-A   Type C/D Condo  May-19          182,105                 121                       - 
 Y2-B   Retail  May-19            12,789                      -                       - 
 Y3-A   Type C/D Condo  May-17          565,880                 376                       - 
 Y3-B   Retail  May-17            21,000                      -                       - 
 Y4-A   Multi Family  May-13          124,000                 124                       - 
 Y4-B   Retail  May-13            15,000                      -                       - 
 Y5-A   Multi Family  May-11          124,000                 124                       - 
 Y5-B   Retail  May-11            23,817                      -                       - 
 Y6   Multi Family  Apr-10          217,500                 225                       - 
 Y7   Retail  Sep-10            80,000                      -                       - 
 Y8   Retail  Jun-10            15,000                      -                       - 
 Y8   Multi Family  Jun-10            30,000                   30                       - 

   Yale and Towne Subtotal 1,524,891              1,000                  100 
            

   GRAND TOTALS       5,851,166*              4,000                  235 
__________ 
Source:  Provided by the Master Developer. 
*    Square footage is based on anticipated development plan. 
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Current Vertical Development Status 

The Master Developer has begun strategically focused vertical construction.  Harbor Point has 
received building permits for and commenced construction of the S1, S2, C7, Y6 and Y7.  The steel 
superstructures of S1 and S2 are complete, and S2 has been skinned.  Construction of the C7 building has 
just topped out at fifteen stories and exterior sheathing and interior construction is ongoing. 

At Yale & Towne, the superstructure for Fairway Market is nearing completion.  The completed 
core and shell and a new parking lot will both be turned over to the tenant by the first quarter of 2010.  
Interior demolition work for Y6 and Y8 is substantially complete and construction crews are currently re-
pointing the exterior, replacing the windows, and framing the interior of Y6.  The first residential units are 
anticipated to open in June of 2010.  The neighborhood retailers will open later in the summer of 2010, 
coinciding with the opening of Fairway Market.  Plans have commenced for the next phases of Harbor 
Point and Yale & Towne. 

Site Work 

Current site work activities are focused on infrastructure development, including constructing, 
realigning, widening and/or resurfacing of roadways, building public parks, upgrading or replacing storm 
water and sanitary sewer lines and various utilities (electricity, gas, fiber/cable, etc.).  Construction of the 
infrastructure began in the third quarter of 2007, with an anticipated completion date of October 1, 2012.  
As of December 31, 2009, approximately 25% of the infrastructure development is complete. 

To date, Washington Boulevard has been widened and rebuilt with a divider between Atlantic 
Street and Pacific Street.  Canal Street is being improved to enhance traffic flow. Sidewalks along Market 
Street and Canal Street have been rebuilt and new street lighting has been installed.  A portion of the 
interior Yale & Towne roads have been graded.  A portion of the southern end of Atlantic Street has been 
widened and repaved.  The primary roads through the Coastal Gardens Park have been substantially 
completed.  See “APPENDIX D — INDEPENDENT ENGINEER’S REPORT” for a description of all 
roadway improvements to be constructed in the District. 

Catch basins, drainage infrastructure, water mains, conduit, fire hydrants and lamp posts along 
Washington Boulevard and Canal Street have all been replaced and landscaping has been planted.  The 
storm, sewer and electrical infrastructure at Yale & Towne is currently under construction.  This work has 
been substantially completed at Harbor Point Square and Harbor Point Commons. 

The Master Developer has built 10 acres of parks.  The Riverwalk Park has been graded, capped, 
seeded, and curbs and sidewalks have been built.  The 2-acre Coastal Gardens Park has been graded, 
capped and seeded.  In the approximately 4-acre Commons Park, sanitary, storm sewer infrastructure has 
been installed, the curbs are set and the park has been graded and seeded.  See “APPENDIX D — 
INDEPENDENT ENGINEER’S REPORT” for a description of all public open spaces and park 
improvements to be included in the Development. 

Environmental Remediation 

Historic Use 

The Harbor Point redevelopment is comprised of the Peninsula Bay, Admiral’s Wharf and Yale 
& Towne sites.  Pitney Bowes began its operations on the Peninsula Bay site between 1901 and 1929 and 
the operations were intermittently expanded through the 1970s.  Pitney Bowes primarily conducted light 
manufacturing of miscellaneous mailing machines for the postal industry on the site.  Historic industrial 
uses included sulfur smoking, dyeing, manufacturing of kerosene engines, machine shop operation, 
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foundry operations, wire manufacturing, natural gas storage and purification and operation of an 
equipment repair garage. 

Admiral’s Wharf contained various utilities operations.  Industrial activity commenced at the 
Former Manufactured Gas Plant (25-acre parcel) in 1854 and consisted of a coal-gas plant.  From 1896, 
the site operated as a carbureted water-gas plant, a coal carbonization plant, and an electric generating 
station.  From the 1910s to the 1950s, bulk coal yards occupied much of the west-central portions of the 
site.  In addition, on-site storage of liquid hydrocarbon fuels was initiated.  Electric generation continued 
at the site until 1972, and was replaced with liquid natural gas and liquid propane gas storage and 
transmission operations.  By 1985, liquid hydrocarbon storage operations eased and by 2001, liquid 
natural gas and liquid propane gas storage and transmission activities had ceased at the site. 

The marina portion of Admiral’s Wharf was a former tidal marsh until covered with infill 
material in the 1930s and again in 1969.  Dredged sediment obtained from the Cemetery Inlet Point and 
the West Branch of Stamford Harbor was used to cover the southern portion of the Site as part of the 
shoreline reinforcement and hurricane floodwater abatement project undertaken by the Army Corps of 
Engineers circa 1975.  Historic uses of the northern portion of the site included ship building enterprise 
fabrication shops, paint shops, a blacksmithing and woodworking shop, warehouses and boat houses.  
Since 1970, the site has been operated as a full service marina. 

Yale & Towne Manufacturing Company occupied the Yale & Towne site from 1869 to 1955.  
Historic industrial uses included machining, brass and iron forging, storage and use of petroleum products 
and industrial chemicals, etc.  Since 1956, the site has been occupied by various industrial and 
commercial tenants. 

Environmental Reports 

Peninsula Bay — The Peninsula Bay site consists of three separate parcels located within the 
south end of Stamford, Connecticut:  69 Walter Wheeler Drive/25 Washington Boulevard (Main Plant 
and High Rise/HELCO Building) - 14.35 acres; 25 Remington Street (Training/Quonset Hut/Carpenter 
Shop) - 1.53 acres; and 796 Atlantic Street (Transportation Center) - 0.33 acres.  These three parcels are 
considered “establishments” subject to the Connecticut Transfer Act (see “Environmental Regulatory 
Status” below).  Other parcels comprising the Peninsula Bay Property consist of approximately 5.79 
acres. 

Environmental surveys and assessments, including Phase I, II and III Environmental Site 
Assessments, were conducted for the purposes of ascertaining existing environmental conditions at the 
site and determining the impacts on the proposed development and construction.  These reports indicate 
the presence of hazardous materials in the soil and groundwater at the site. 

The environmental reports identify the primary constituents of concern in soils at the Peninsula 
Bay site as metals, semivolatile organic compounds, volatile organic compounds and total petroleum 
hydrocarbons.  Polychlorinated byphenyls (“PCB” or “PCBs”) have been detected within the building 
structure (concrete), but have not been identified in soil.  The distribution of soil contamination appears to 
be limited to the bounds of the sites, with the exception of widespread polluted fill material, which is 
generally observed throughout the south Stamford area, the result of historic filling operations in that 
area. 

The environmental reports identify the primary constituents of concern in groundwater both on 
and off the site as metals, semivolatile organic compounds and volatile organic compounds.  The full 
extent of the off-site groundwater impacts is not presently documented.  The site is serviced by the 
municipal water supply. 
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Asbestos and asbestos-containing materials (“ACMs”) and lead and lead based paint (“LBP”) 
have been identified in the buildings on the site.  Various amounts of ACM and LBP have been removed 
from the site in connection with building demolition. 

Admiral’s Wharf — The Admiral’s Wharf site consists of two separate parcels located within the 
south end of Stamford:  (1) Former Manufactured Gas Plant, Atlantic Street east of the West Branch of 
Stamford Harbor at the outlet of the Rippowam River to Long Island Sound - the 25 acre parcel; and (2) 
Brewers Yacht Haven Marina (“The Strand” property), Washington Boulevard between the West Branch 
of Stamford Harbor and Cemetery Point Inlet - the 14 acre parcel. 

Environmental surveys and assessments, including detailed remedial action work plans have been 
prepared for the Admiral’s Wharf sites.  These reports indicate the presence of hazardous materials in the 
soil and groundwater. 

The primary constituents of concern identified in soils include metals, cyanide, SVOCS, VOCs, 
TPHs and PCBs.  The distribution of soil contamination appears to be primarily limited to the bounds of 
the sites, with the exception of widespread polluted fill materials, which is generally observed throughout 
the south Stamford area, the result of historic filling operations. 

The primary constituents of concern identified in groundwater include metals, TPHs, cyanide, 
PCBs, SVOCs and VOCs.  The full extent of the off-site groundwater impacts is not presently 
documented.  No known groundwater wells are located in the vicinity of the sites as public water service 
is available. 

Yale & Towne — The Yale & Towne site consists of one 20.35 acre parcel bounded on the north 
by Market Street, on the west by Pacific Street, on the south by Henry Street, and on the east by Canal 
Street.  This well defined area forms one solid square block although it was originally bisected by two 
streets. 

Numerous environmental and subsurface investigations have been completed, including Phase I, 
II and III Environmental Site Assessments.  Additionally, three individual addenda to the Phase III 
assessment were performed.  The results of these investigations indicate that releases of hazardous 
materials and petroleum products have occurred.  Numerous sources of the releases have been identified 
at the site, including petroleum USTs, placement of contaminated fill material, surficial (i.e., 0 to 4 feet 
below ground surface) spill areas, drum storage areas, transformer areas, and former hazardous materials 
generating industrial processes. 

Volatile organic materials, semivolatile organic materials, total petroleum hydrocarbons, PCBs 
and metals have been detected in soil and groundwater at one or more locations at concentrations 
exceeding the DEP published thresholds. 

Remedial excavation of soils contaminated with PCBs has been completed within a portion of the 
site in May 2002, and associated reporting was completed in July 2002.  Significant environmental hazard 
abatement excavation activities were completed in January and February 2007 to remove PCB-impacted 
soils within the upper 2.5 feet of soils in two areas of the site.  A total of 401 tons of PCB-impacted soils 
were excavated and disposed of off-site. 

With regard to all three properties, additional information may be found regarding the known 
environmental conditions or additional environmental conditions may be encountered during development 
activities.  Although the nature and extent of any such unknown condition cannot be predicted with any 
certainty, it is possible that the discovery of an unknown environmental condition may lead to a change in 
the demolition and construction process or delay its completion or may hinder future construction work or 
require further remediation.  There can be no assurance that these impacts will not materially adversely 
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affect the value of the property in the District and/or the full and punctual payment of debt service on the 
Bonds. 

Environmental Regulatory Status 

Three Peninsula Bay and two Admiral’s Wharf parcels and the Yale & Towne site that comprise 
the property are considered “establishments” that are subject to a Connecticut law known as the 
Connecticut Transfer Act, Conn. Gen. Stat. §22a-134 et seq.  Based on this designation, initially, Antares 
Walter Wheeler Drive SPE, LLC, Antares Admirals Wharf, LLC and Antares Yale & Towne SPE, LLC 
(each a “Responsible Party” and together, the “Responsible Parties”) filed with the CT DEP Form IIIs for 
the Peninsula Bay Property, Admiral’s Wharf Property, and the Yale & Towne Property, respectively, at 
the time of closing of the acquisition of such properties.  

Based on the August 19, 2008 transfer of certain ownership interests among entities associated 
with the establishments, the transfer of certain ownership interests to planned community associations, 
and the transfer of certain ownership interests to vertical developers, new Form IIIs were submitted to CT 
DEP on August 29, 2008.   However, the Responsible Parties remained the same.    

Based on subsequent transfers of certain ownership interests in five units in the Yale & Towne 
parcel (specifically units #1, 2, 3, 4, and Y6), five Form IIIs were submitted to CT DEP in July 2009 and 
five Form IIIs were submitted to CT DEP in December 2009.  (The July 2009 filings replaced June 2009 
Transfer Act filings that were inadvertently filed on the wrong version of the form).  The Responsible 
Party for these transfers was Yale & Towne SPE, LLC.   Antares Yale & Towne SPE LLC changed its 
name to Yale & Towne SPE, LLC by virtue of Articles of Amendment filed with the Connecticut 
Secretary of State on March 9, 2009 and by virtue of a Change of Name Certificate recorded on the City 
of Stamford Land Records in July 2009. 

Based on the subsequent transfer of certain ownership interests in connection with a road 
realignment on Parcel A-1 of the Pitney Bowes parcel,  a Form III was submitted to CT DEP in July 
2009.  The Responsible Party for this transfer was Walter Wheeler Drive SPE LLC.  Antares Walter 
Wheeler Drive SPE LLC changed its name to Walter Wheeler Drive SPE LLC by virtue of Articles of 
Amendment filed with the Connecticut Secretary of State on March 9, 2009 and by virtue of a Change of 
Name Certificate recorded on the City of Stamford Land Records in July 2009.   

Based on the subsequent transfer of certain ownership interests in connection with a road 
realignment on Parcel A-2 of the Admiral Wharf,  a Form III was submitted to CT DEP in July 2009.  
The Responsible Party for this transfer was Admirals Wharf, LLC. Antares Admirals Wharf, LLC 
changed its name to Admirals Wharf, LLC by virtue of Certificate of Amendment filed with the Delaware 
Secretary of State on February 18, 2009.     

The Form IIIs indicate that additional environmental investigation and remediation is required at 
the parcels.  Each of the Responsible Parties signed the respective Form III as the “certifying party” 
confirming that such entity assumed the responsibility for completing the investigation and remediation at 
the owned parcels.  The Transfer Act requires that investigations must be completed within two years of 
the closing and that the remediation must be commenced within three years of the closing.  Based on 
Connecticut Public Act No. 09-235, any Transfer Act filing after October 1, 2009, requires remediation to 
be completed within eight years, unless CT DEP agrees to an extension.  As previously described, five 
Form IIIs were submitted for the Yale & Towne parcel in December, 2009.  In response to the Form III 
filing, CT DEP designated the oversight of the investigation and remediation activities for the Peninsula 
Bay Property and Yale & Towne Property to a Licensed Environmental Professional, an environmental 
consultant that has been authorized to act on the State’s behalf.  CT DEP has retained the oversight of the 
investigation and remediation activities for the Admiral’s Wharf Property.   
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On October 6, 2008, the DEP issued a Notice of Violation for the Admiral’s Wharf property 
alleging that certain work was completed on the decking, the floating dock, the walkways, the rip rap 
revetment and the southern side of the coal dock without proper authorization.  The Master Developer is 
in the process of working with the DEP and the United States Army Corps of Engineers to address these 
issues.  

Remediation Plans 

Loureiro Engineering Associates, Inc., the environmental consultant to the development team and 
a licensed environmental professional, has prepared individual remedial action work plans as summarized 
below. 

Peninsula Bay — Harbor Point intends to integrate required remediation activities with the 
redevelopment of the site as a mixed-use residential and commercial complex.  A Request for Variance - 
Engineered Control of Polluted Soils and a Remedial Action Work Plan (RAWP) have been prepared for 
the site and submitted to the State of Connecticut Department of Environmental Protection (CT DEP).  
The CT DEP approved the Request for Variance on June 15, 2007.  The RAWP, which presents the 
overall approach for the remediation of soils impacted by VOCs, SVOCs, TPH, PCBs, and metals was 
submitted to the CT DEP for informational purposes.  The site was delegated to the Licensed 
Environmental Professional program and as such, the CT DEP does not approve the RAWP. 

The selected remedial approach consists of the excavation and offsite disposal of certain soils 
impacted with PCBs within portions of the Site; the excavation and relocation of soils impacted with 
SVOCs, TPH, and select metals to areas underneath proposed building footprints and/or otherwise 
beneath landscaped areas equipped with an engineered control; the installation of an engineered control 
over the entire site where impacted soils will be left in place, to render that soil physically isolated; the 
construction of buildings to render underlying contaminated soils inaccessible and environmentally 
isolated; and the installation of passive barriers and soil vapor extraction and/or sub-slab ventilation 
systems (“SVE/SSVS”) within buildings erected upon the site.  The remedial action (“RA”) objective will 
also include the implementation of institutional controls to ensure the long-term protectiveness of the 
engineered control and buildings as a final remedy. 

The engineered control is designed and will be constructed to physically isolate polluted soil and 
to minimize migration of liquids through soil, to function with minimum maintenance, to promote 
drainage and minimize erosion of or other damage to such control, and to accommodate settling and 
subsidence of the underlying soil so as to maintain the control’s structural integrity and permeability.  The 
engineered control to be installed as part of this project consists of a filter fabric overlain by a nominal 
40-mil high density polyethylene (HDPE) liner, a drainage grid or drainage layer, and a finish course 
consisting of sub-base material and pavement, sub-base material and concrete, or a vegetative layer 
capable of supporting a suitable stand of vegetation. 

The cap comprising the engineered control will be prepared to surface grade to avoid ponding of 
water on the liner.  Sections of the engineered control that are overlain by vegetation or pavement in the 
surface parking lot will be provided with a drainage network located above the HDPE liner to direct any 
water infiltrating the soil or pavement to onsite stormwater collection systems. 

The proposed institutional control for the engineered control will consist of an Environmental 
Land Use Restriction (“ELUR”) to prohibit excavation, ensure that the engineered control is not disturbed 
(except for maintenance activities) and is properly maintained in containing pollutants and preventing 
human exposure.  ELURs will also be required to prohibit disturbance of the proposed buildings that have 
rendered impacted soils inaccessible and environmentally isolated and to prohibit disturbance of soils 
otherwise rendered inaccessible. 
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A PCB Remedial Action Work Plan was prepared to address the approach for the remediation of 
the PCB contaminated building materials.  The implementation of the PCB RAWP has been completed.  
An amendment to the PCB RAWP to address soil impacted with PCBs has been prepared and submitted 
to the EPA for review and approval.  The amendment is currently being reviewed and no action has been 
taken by the EPA as of December 2009. 

As of October 2008, the completed remedial activities on portions of the Peninsula Bay parcel are 
as follows:  (1) Engineered Controls – At the Main Plant Building, approximately 171,000 square feet of 
an engineered control has been fully constructed within the roadways and certain open spaces, parks and 
general landscaped areas.  At the High Rise Building, approximately 94,000 square feet of an engineered 
control has been fully constructed within the roadways and certain open spaces, parks and general 
landscaped areas; (2) DNAPL Investigations – Remediation of DNAPL was completed by excavation 
within the C-7 building footprint; and (3) Vapor Barriers and Subslab Depressurization Systems in 
Structures – Approximately 53,000 square feet of flexible membrane liner vapor barrier and subslab 
depressurization network was fully constructed in the C-7 building.  

Additional groundwater investigations will be required to fully delineate the degree and extent of 
any impacts to groundwater.  As the groundwater is contaminated, groundwater treatment may be 
necessary. 

Admiral’s Wharf — Harbor Point intends to integrate required remediation activities with the 
redevelopment of the site as a mixed-use residential and commercial complex.  A Request for Variance 
for the use of an engineered control for the 25 acre parcel was approved by the CT DEP 
September 9, 2004.  A RAP, which presents the overall approach for the remediation of soils impacted by 
metals, cyanide, SVOCs, VOCs, TPH and PCBs for the 25 acre parcel was approved by the CT DEP on 
April 27, 2005, as this parcel is a CT DEP lead site and was not delegated to the Licensed Environmental 
Professional program.  An addendum to the CT DEP approved RAP was prepared to more specifically 
define the proposed site development and to address one particular area of the site impacted with PCBs.  
The RAP addendum was approved by the CT DEP on June 15, 2007. 

A Request for Variance for the use of an engineered control for the 14 acre parcel was approved 
by the CT DEP June 15, 2007.  A RAP, which presents the overall approach for the remediation of soils 
impacted by metals, cyanide, SVOCs, VOCs, TPH and PCBs for the 14 acre parcel was approved by the 
CT DEP June 15, 2007, as this parcel is a CT DEP lead site and was not delegated to the Licensed 
Environmental Professional program. 

The selected remedial approach for the 25 acre parcel consists of the excavation and offsite 
disposal of soils impacted by PCBs within portions of the site; the excavation and relocation of soils 
impacted with SVOCs, TPH, and select metals from utility and foundation corridors to areas underneath 
proposed building footprints; the installation of an engineered control over the entire Site where impacted 
soils will be left in place, to render that soil physically isolated; the construction of buildings to render 
underlying contaminated soils inaccessible and environmentally isolated; the installation of SSVSs; and 
the installation of a DNAPL recovery system. 

The selected remedial approach for the 14 acre parcel consists of the excavation and offsite 
disposal or relocation of soils impacted by SVOCs within the southern portion of the site; the removal of 
the upper two feet of material from the northern third of the parcel or raising the final site grade by 
approximately two feet to facilitate the installation of an engineered control over the northern portion of 
the site where impacted soils will be left in place, to render that soil physically isolated; and the 
maintenance of or construction of new buildings to render underlying contaminated soils inaccessible and 
environmentally isolated. 
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The RA objective for both parcels will also include the implementation of institutional controls to 
ensure the long-term protectiveness of the engineered control and buildings as a final remedy.  The 
proposed institutional control for the engineered control will consist of an ELUR to prohibit excavation, 
ensure that the engineered control is not disturbed (except for maintenance activities) and is properly 
maintained in containing pollutants and preventing human exposure.  ELURs will also be required to 
prohibit disturbance of the existing or proposed buildings that have rendered impacted soils inaccessible 
and environmentally isolated.  An ELUR for the 14 acre parcel restricting the future use to 
commercial/industrial shall be recorded unless additional remediation on the southern portion of the 
parcel to meet the residential standard is implemented. 

Additional groundwater investigations will be required to fully delineate the degree and extent of 
any impacts to groundwater.  As the groundwater is contaminated, groundwater treatment may be 
necessary. 

As of October 2008, the completed remedial activities on the 25-acre parcel of the Admiral’s 
Wharf property are as follows:  (1) Engineered Controls – Approximately 498,000 square feet of an 
engineered control has been fully constructed within the roadways and certain open spaces, parks and 
general landscaped areas; (2) DNAPL Recovery System – Six Recovery wells have been installed; (3) 
PCB-Impacted LNAPL Remediation – Excavation and off-site disposal of PCB-impacted LNAPL has 
been completed and related reports are submitted to Connecticut DEP and U.S. EPA for review; and (4) 
Vapor Barriers and Subslab Depressurization Systems in Structures – Approximately 208,000 square feet 
of flexible membrane liner have been fully constructed in all four structures in Phase I of the project. 

Yale & Towne — The Master Developer intends to integrate required remediation activities with 
the redevelopment of the site as a mixed-use residential and commercial complex.  A Request for 
Variance - Engineered Control of Polluted Soils and a RAWP have been prepared for the site and 
submitted to the CT DEP.  The CT DEP approved the Request for Variance on June 15, 2007.  The 
RAWP, which presents the overall approach for the remediation of soils impacted by VOCs, SVOCs, 
TPH, PCBs, and metals was submitted to the CT DEP for informational purposes.  The site was delegated 
to the Licensed Environmental Professional program and as such, the CT DEP does not approve the 
RAWP. 

The selected remedial approach consists of the excavation and offsite disposal of certain soils 
impacted by PCBs within portions of the site; the excavation and relocation of soils impacted with 
SVOCs, VOCs, TPH, and select metals from utility and foundation corridors to areas underneath 
proposed building footprints; the installation of an engineered control over the entire site where impacted 
soils will be left in place, to render that soil physically isolated; the construction of buildings to render 
underlying contaminated soils inaccessible and environmentally isolated; the installation of SSVSs within 
certain existing and proposed buildings; and the installation of a LNAPL recovery system.  The RA 
objective will also include the implementation of institutional controls to ensure the long-term 
protectiveness of the engineered control and buildings as a final remedy.  The proposed institutional 
control for the engineered control will consist of an ELUR to prohibit excavation, ensure that the 
engineered control is not disturbed (except for maintenance activities) and is properly maintained in 
containing pollutants and preventing human exposure.  ELURs will also be required to prohibit 
disturbance of the proposed buildings that have rendered impacted soils inaccessible and environmentally 
isolated and to prohibit disturbance of soils otherwise rendered inaccessible. 

Additional groundwater investigations will be required to fully delineate the degree and extent of 
any impacts to groundwater.  As the groundwater is contaminated, groundwater treatment may be 
necessary. 

As of March 2009, the completed remedial activities on portions of the Yale & Towne parcel are 
as follows:  (1) Lead, PCBs, and Asbestos Abatement and Certain Building Demolition – Lead, PCBs and 
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Asbestos within the buildings (not soil and groundwater) have been abated and the on-site buildings 
demolished, with the exception of Building 35A, Building 7 and the 200 Henry Street complex.  These 
three buildings are designated for re-use.  However, asbestos and lead abatement has been completed in 
Building 35A and the 200 Henry Street complex; and (2) Additional Investigation of LNAPL – 
Additional investigations of LNAPL have been completed in the location of one monitoring well located 
along the central/eastern property line.    

2009 Remediation Plan Update 

Peninsula Bay — Remedial activities performed in 2009 included the installation of  
approximately 200,000 square feet of flexible membrane liner at the Main Plant Building area.  This area 
comprises the “C-Park” recreational area, and included final land forming, planting of trees and 
establishing a vegetative cover. 

Admiral’s Wharf — Remedial activities conducted in 2009 included the installation of elements 
of a DNAPL recovery system. 

Yale & Towne — Remedial activities conducted in 2009 included the construction of 
approximately 160,000 square feet of an engineered control at the Fairway Supermarket site and the 
installation of elements of the Subslab Depressurization system under the building.  Abatement of PCBs 
in Building 35a and at the 200 Henry Street complex is ongoing and scheduled for completion in early 
2010.  Remediation of five areas of PCB impacted soil is ongoing and also scheduled for completion in 
early 2010.  Elements of a LNAPL recovery system were installed at the Fairway Supermarket site. 

Environmental Insurance Policies 

In order to cover the environmental indemnities related to the acquisition of the main Harbor 
Point development sites, the Master Developer purchased individual insurance policies, which are 
summarized below.  There can be no assurance that these insurance policies will be sufficient to cover all 
environmental liability. 

Admiral’s Wharf — In connection with the environmental conditions and potential liabilities at 
the Admiral’s Wharf site, the Responsible Party for such site purchased a combined Pollution Legal 
Liability and Cost Cap Policy from ACE Environmental Risk, an environmental insurance company.  The 
policy term is 10 years (June 17, 2005 to June 17, 2015).  The policy provides a maximum aggregate 
coverage of $20 million.  The Pollution Legal Liability Coverage has a dedicated limit of $10 million per 
claim and $10 million all claims with a self insured retention of $200,000 per claim.  The Pollution Legal 
Liability Coverage applies to third party claims and legal defense for bodily injury, property damage, and 
certain remediation costs related to unknown pre-existing pollution conditions and for new pollution 
conditions. 

The Cost Cap Coverage has a dedicated limit of $10 million that is in excess of $11.8 million 
(such amount includes the expected remediation costs of $10 million for the Admiral’s Wharf site, plus a 
self insured retention of $1.8 million).  The $10 million cost cap coverage applies to excess remediation 
costs that arise out of known pollution conditions that are found during site development and execution of 
the remedial action plan that is ultimately established.  This Policy does not cover any of the projected 
$10 million of remediation costs for the Admiral’s Wharf site. 

Yale & Towne — In connection with the environmental conditions and potential liabilities at the 
Yale & Towne site, the Responsible Party for such site purchased a Pollution Legal Liability Policy from 
AIG.  The policy term is for 10 years (December 22, 2005 to December 22, 2015).  The policy provides a 
maximum aggregate coverage of $15 million.  The coverage applies to claims for bodily injury and 
property damage related to preexisting and new pollution conditions at the site.  The coverage also applies 
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to clean up of new pollution conditions at the site and cleanup of unknown pre-existing conditions at the 
site.  Certain known pre-existing pollution conditions are excluded from coverage. 

There are similar protective mechanisms in place for the Pitney Bowes parcel.  These 
mechanisms may be subject to confidentiality provisions.  If requested, the Underwriter, on behalf of the 
District, will provide more details to investors provided such investors agree to hold and treat the 
information in a similar confidential manner.   

In anticipation of beginning construction at Harbor Point in 2008, additional environmental 
insurance coverage was purchased as summarized below. 

In connection with the environmental conditions and potential liabilities at the Harbor Point site, 
a Pollution Legal Liability Select Policy was purchased from AIG and XL.  The policy term is 10 years 
(February 28, 2008 to February 27, 2018).  The policy provides a maximum aggregate coverage of $100 
million with a self-insured retention of $250,000.  The coverage applies to clean-up coverage, third party 
bodily injury and property damage with regard to new conditions and pre-existing conditions.  The policy 
also offers coverage for pollution conditions resulting from transported cargo. 

The policy also offers business interruption coverage with regard to 90% of an actual loss of 
rental value (project delay is not included).  The policy also affords coverage for third party claims for 
off-site bodily injury and property damage or clean-up costs with regard to non-owned locations. 

Clean-up coverage is subject to a known conditions exclusion, which requires remediation to 
“substantial completion” and then gives coverage thereafter as regulatory re-opener.  In other words, after 
substantial completion of the pollution remediation is achieved, cleanup coverage is afforded, as long as 
the insured complies with procedures and engineering controls described in the Remedial Action Plan. 

Clean-up coverage is also subject to a capital improvements exclusion which excludes clean-up 
of known conditions after substantial completion due to construction on the site for example, the breach 
of a geotextile barrier (engineered control).  As is the case with regulatory re-opener coverage however, 
there is a coverage carve-back in that clean-up coverage is provided for known conditions encountered 
above levels disclosed in the “disclosed documents” and where remediation is required by law. 

Environmental Guarantees 

In connection with the acquisition of the Admiral’s Wharf site, Northeast Utilities (the previous 
owner) was indemnified for all environmental liabilities related to the site.  Lubert Adler issued two 
letters of credit totaling approximately $10 million to secure the obligation to complete the investigation 
and remediation activities on the site.  In January 2010, the parties agreed to reduce the letters of credit to 
$6.5 million based on remediation completed to date. The parties are still working on the mechanics of 
reducing the letters of credit.  The letters of credit may be further reduced as environmental activities are 
completed at the site.  If Lubert-Adler were required to make one or more payments under this guaranty 
arrangement or the letters of credit, the amount of such payment would be considered a project cost 
advanced by Lubert-Adler. 

In connection with the acquisition of the Yale & Towne site, the previous owner, Heyman 
Properties, and its affiliate Heyman Associates No. 1, LLC (an affiliate of the previous owner, along with 
the heirs, successors and assigns of either party, were indemnified for all environmental liabilities related 
to the site.  Lubert-Adler issued a letter of credit in the amount of $10.25 million to secure the obligation 
to complete the investigation and remediation activities on the site.  On December 9, 2009, the parties 
agreed to reduce the letter of credit to $6.5 million.   
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There are similar protective mechanisms in place for the Pitney Bowes parcel.  These 
mechanisms may be subject to confidentiality provisions.  If requested, the Underwriter, on behalf of the 
District, will provide more details to investors provided such investors agree to hold and treat the 
information in a similar confidential manner.   

There can be no assurance that the guarantees and letters of credit described above will cover all 
environmental liability or the full cost of any remediation and redevelopment.   

Development Finance Plan 

Equity Capitalization 

The Master Developer was recapitalized in August 2008.  The purpose of the recapitalization was 
to:  (i) add Cheswold Real Estate Fund 2008, L.P., a Delaware limited partnership (“Cheswold”) and BLT 
HP as Capital Members of the Master Developer; (ii) invest and commit to invest a minimum of 
$191,592,345 of additional equity capital to pay down existing debt and facilitate the financing of vertical 
development; and (iii) to enter into an agreement, the Development and Management Services 
Agreement, with an affiliate of BLT HP to become the master developer for Harbor Point.  On the date of 
the recapitalization, L-A, PB-AW, ASE and BC South End contributed to the Master Developer all of 
their ownership interests in the companies that owned portions of the District Property. 

In August 2009, Cheswold transferred its interest in the Master Developer to L-A VI pursuant to 
a Transfer and Assumption Agreement, pursuant to which L-A VI acquired all right, title and interest of 
Cheswold in and to the Master Developer, and has assumed all responsibilities and obligations of 
Cheswold therein. 

TABLE 11 

Proportionate Share/Member’s Initial Contribution Cap 

 
 

MEMBERS 

INITIAL 
CONTRIBUTION
            CAP            

 
PROPORTIONATE
          SHARE           

Lubert-Adler Real Estate Fund IV, L.P. $  38,570,667 12.307% 

Lubert Adler Real Estate Parallel Fund IV, L.P. $    1,184,207   0.378% 

Lubert Adler Capital Real Estate Fund IV, L.P. $    2,532,192   0.808% 

Lubert Adler Real Estate Fund V, L.P. $  41,277,589 13.171% 

Lubert Adler Real Estate Parallel Fund V, L.P. $    1,009,477   0.322% 

Lubert-Adler Real Estate Fund VI, L.P. $  92,287,066 29.446% 

Antares PB-AW, LLC $  33,665,400 10.742% 

BC South End, LLC $    1,495,270   0.477% 

Antares South End, LLC $    1,383,124   0.441% 

BLT HP Holding, LLC $100,000,000 31.908% 

Antares Stamford Waterfront Manager, LLC Not applicable           0% 

BLT HP Development, LLC Not applicable           0% 

Altman Development LLC Not applicable           0% 

STIF LLC Not applicable           0% 

TOTAL $313,404,992 100.00% 
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After making contributions equal to their respective contribution caps, the “Capital Members” 
will have the following interests in the Master Developer: L-A = 56.5%; BLT HP = 31.9%; PB-AW = 
10.7%; BC South End = 0.5%; and ASE = 0.4%.  As of December 15, 2009, the “Capital Members” have 
invested equity capital in excess of $305,000,000 in the Development.  The “Promote Members” have no 
capital contribution obligations. 

If additional capital is needed, the Board of Managers has the right to send a funding notice to the 
applicable Capital Members to make contributions within 30 days of the notice.  In the first additional 
capital tranche, BLT HP and L-A VI contributed $30,821,434 of additional capital on a two-thirds, one-
third basis.  Once BLT HP and L-A VI contributed this amount, BLT HP and L-A became obligated to 
make contributions until each has made aggregate contributions equal to their Initial Contribution Cap as 
set forth in the table above. 

Additional contributions required to fund payment of debt service obligations, real estate taxes, 
utility costs, insurance premiums and /or other costs and expenses reasonably necessary to protect and 
preserve the value of the District Property or the safety, health and welfare of occupants or invitees 
thereof can also be required. 

Restrictive Covenants 

The operating agreement of the Master Developer (the “Operating Agreement”) provides that 
until the completion of the District Improvements and the acceptance of such District Improvements by 
the City or the  District, as applicable (the “Completion Date”) or such time as Master Developer has 
deposited into the Equity Construction Account established pursuant to the Indenture an amount equal to 
the District Improvements Funding Requirement (as defined below), the Master Developer shall not (1) 
make any distributions to its members, or (2) amend, modify or supplement such provision of its 
Operating Agreement related to the restrictions on such distributions, without the approval of the District.  
In addition, the Master Developer has agreed in its Operating Agreement that, until the Completion Date, 
the moneys disbursed from the Construction Account and paid to reimburse the Developer for the costs of 
District Improvements incurred prior to the issuance of the Bonds shall be used only to pay future Costs 
of District Improvements as provided in the Master Development Agreement and the Indenture, unless 
one of the following conditions is satisfied: 

1. At the time the Master Developer proposes to use such funds for other than Costs 
of District Improvements, the Master Developer has a minimum net worth equal to the product of 
six times the District Improvements Funding Requirement as calculated at such time in 
accordance with the provisions below.  The calculations supporting the required net worth will be 
evidenced by a letter prepared by a firm of certified public accountants, acceptable to the District, 
based upon amounts calculated from the Master Developer’s most recent audited or interim 
financial statements; or 

2. The Master Developer has deposited into the Equity Construction Account an 
amount equal to the District Improvements Funding Requirement which funds shall be used and 
disbursed to pay Costs of District Improvements as provided in the Indenture. 

The District Improvements Funding Requirement means an amount equal to the costs of 
completing the District Improvements payable by the Master Developer under the Master Development 
Agreement which is not covered by the amounts deposited in the Construction Account.  See “THE 
MASTER DEVELOPER —The Master Development Agreement” above.  The Master Developer in its 
discretion may make deposits to the Equity Construction Account in the amount of the District 
Improvements Funding Requirement or any lesser amount.  The initial amount of the District 
Improvements Funding Requirement shall be $40,000,000.  Thereafter, the District Improvements 
Funding Requirement shall be adjusted as follows:  The amount of the District Improvements Funding 
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Requirement shall be decreased by all amounts deposited by the Master Developer into the Equity 
Construction Account.  The amount of the District Improvements Funding Requirement also may be 
decreased if, as a result of changes in the Approved Plans, or changes in construction or other costs 
reflected in the Approved Budget, permitted by the Interlocal Agreement, the Costs of the District 
Improvements are reduced and such reduction is evidenced by a certificate of the Consulting Engineer  ; 
in such case, the District Improvement Funding Requirement shall be reduced by the amount of cost 
reductions reflected in such certificate.  The amount of the District Improvements Funding Requirement 
also may be decreased dollar for dollar by amounts available to the District or the Developer beyond 
Available Monies in the Construction Account on account of federal or state grants actually paid to the 
District or Developer to fund the costs of District Improvements.  “Approved Budget” means, with 
respect to the District Improvements, the budget set forth in Schedule B to the Interlocal Agreement 
subject to modifications to the Approved Plans resulting in changes to said budget and as amended from 
time to time consistent with the terms of the Master Development Agreement.  “Approved Plans” means, 
with respect to the District Improvements, the public improvements, the specifications, site plans and 
other details described in Schedule A to the Interlocal Agreement subject to approval and modification by 
the applicable federal, state or local governmental boards, agencies and officials in accordance with 
standard practice. 

The Master Developer and the Guarantors, have agreed to the same covenants described above in 
the Completion Guaranty.  See “THE MASTER DEVELOPER—The Master Development Agreement” 
above for a description of the Completion Guaranty. 

Debt Capitalization 

A portion of the Development that constitutes (i) Master Unit Y8 and (ii) Phase 2 of 
Development, as more particularly described herein, is encumbered with a $84,300,000 mortgage loan 
from Goldman Sachs/Royal Bank of Scotland (the “Lender”).  The loan is currently outstanding in the 
amount of $75,500,000 and matures on July 1, 2011 with a single 12 month extension option.  The 
borrowers include Yale & Towne SPE, LLC, Walter Wheeler Drive SPE, LLC and The Strand/BRC 
Group, LLC (collectively, the “Borrowers”) with the guarantors of the loan including L-A and BLT HP.  
The provisions of the mortgage loan include requirements that the Lender approve all material documents 
to be executed in connection with the issuance of the Bonds including the assessment methodology for 
the imposition of the Special Assessments.  The Lender is expected to deliver written approval before a 
formal offering of the Bonds to investors.  The mortgage loan terms also prohibit, without Lender’s 
consent, the incurrence by the Borrowers of (i) any indebtedness for borrowed money or for the deferred 
purchase price of property or services other than an amount not to exceed $25,000 in the aggregate for 
equipment used in the ordinary course of such entity’s business; (ii) indebtedness evidenced by a note, 
bond, debenture or similar instrument (including, without limitation, any purchase money or indebtedness 
owed to the party from whom such Borrower purchased the property); (iii) any letter or letters of credit 
issued for the account of such Borrower to the extent there are unreimbursed amounts drawn thereunder; 
(iv) indebtedness secured by a lien on any property owned by such entity (whether or not such 
indebtedness has been assumed) except obligations for impositions which are not yet due and payable; (v) 
any obligation of such Borrower directly or indirectly guaranteeing any indebtedness or other obligation 
of any other person in any manner; (vi) any payment obligations of such entity under any interest rate 
protection agreement (including, without limitation, any interest rate swaps, floors, collars or similar 
agreements) and similar agreement; or (vii) any contractual indemnity obligations of such Borrower, other 
than in the ordinary course of business or construction.  The terms of the mortgage loan further provides 
that the Master Developer may only enter into a guaranty, indemnity or incur debt incurred in the ordinary 
course of operating its business, provided that each of the foregoing shall be unsecured. 

Pursuant to the terms of the loan agreement, upon resignation of a member of the District Board 
of Directors appointed or elected by the Borrowers, the Borrowers shall cause the remaining members of 
the Board appointed by Borrowers, to the extent they are able to do so in accordance with the District 
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Bylaws, to elect a replacement member to the Board reasonably acceptable to Lender.  The loan 
agreement further provides that upon conveyance of any District Property by or in lieu of foreclosure, 
each Borrower is required to cause its appointees to the Board to resign their positions, one at a time, such 
that, in connection with each such resignation, the remaining members of the Board shall elect, to the 
extent they are able to do so in accordance with the Bylaws of the District, a replacement member to the 
Board reasonably acceptable to Lender.  A parcel may be released from the lien of the mortgage loan 
upon the satisfaction of certain conditions specified in the loan agreement including payment of the 
release price, any breakage fee and any other sums due under the loan agreement in connection with such 
prepayment. 

Unit 7 of the Yale & Towne Community (Y7) is encumbered with a $18,500,000 construction 
loan from NewAlliance Bank to Seven Yale & Towne LLC (the “Unit 7 Borrower”) that is secured by a 
mortgage.  The construction loan converts from the construction phase to the permanent phase upon the 
earlier to occur of (a) the “Rent Commencement Date” under the Amended and Restated Lease between 
the Unit 7 Borrower and Fairway Stamford, LLC dated as of August 28, 2008 for the Fairway Market 
grocery store or (b) September 1, 2011, and matures on September 1, 2013.  Subject to the satisfaction of 
certain conditions specified in the loan agreement, the Unit 7 Borrower has the option to extend the term 
of the loan for six (6) years.  Pursuant to the terms of the loan agreement, the Unit 7 Borrower is not 
permitted, without the consent of NewAlliance Bank, to incur, create, assume or permit to exist any 
indebtedness or liability outside the Unit 7 Borrower’s ordinary course of business. 

Master Unit 6 of the Yale & Towne Community (Y6), also described herein as “200 Henry 
Street”, is encumbered with a $24,000,000 construction loan from PNC Bank, National Association 
(“PNC Bank”) to BLT Six Yale & Towne LLC; HS Lofts One, LLC; HS Lofts Two, LLC; HS Lofts 
Three, LLC; HS Lofts Four, LLC; and HS Lofts Five, LLC (collectively, the “Master Unit 6 Borrower”) 
that is secured by a mortgage.  The loan matures on December 14, 2012.  Subject to the satisfaction of 
certain conditions specified in the loan agreement, the Master Unit 6 Borrower has the option to extend 
the term of the loan for an additional twelve (12) months.  Pursuant to the terms of the loan agreement, 
the Master Unit 6 Borrower may not create, incur, guarantee, endorse (except in the case of collection), 
assume or suffer to exist any indebtedness, except (a) indebtedness to PNC Bank, (b) open account trade 
debt incurred in connection with the development of Master Unit 6 in the ordinary course of business, (c) 
certain other existing indebtedness specified in the loan agreement and (d) entering into and performing 
its obligations under any historic easement agreement subordination agreement required thereby and 
approved by PNC Bank.   

Historic Tax Credits 

The rehabilitation plans for Parcel Y6 have been approved by the National Park Service and the 
State of Connecticut Commission on Tourism and Culture, making the 200 Henry project eligible for 
Federal and State Historic Tax Credits (the “Tax Credits”).  When the historic rehabilitation of 200 Henry 
is complete, the Master Developer will complete the necessary forms in order to earn the Tax Credits, at 
which time the Tax Credits will be sold to investors.  The Master Developer has entered into a contract 
with PNC Bank, National Association to purchase the Federal Historic Tax Credits, and is in the final 
stages of negotiating the contract to sell the State of Connecticut Historic Tax Credits.  The Tax Credits 
are earned upon completion of the rehabilitation (estimated June 2010), and a portion of the purchase 
price will paid at completion, with the balance paid at project stabilization (estimated June 2011).  The 
amount of the Tax Credits is a function of the qualified rehabilitation expenses incurred in the 
rehabilitation of the building and the purchase price paid by investors.  The figures shown in the “Phase 1 
Development Plan” below represent the Master Developer’s best estimates based on the current 
development budget and the terms of the contracts with PNC and the state historic tax credit investor. 
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New Market Tax Credits 

The owners of the S1 and S2 parcels have secured subordinate loans incorporating New Market 
Tax Credits in the par amounts of $7,364,203.84 (S1) and $3,536,770.40 (S2), generating net proceeds of 
$7,097,121 (S1) and $3,412,431 (S2) for the construction of the S1 and S2 buildings.  The loans were 
originated through affiliates of Capmark Community Development Fund, LLC, and have staggered 
maturity dates in 2013 and 2015.  The loans bear interest at a net rate fixed at 5.00%, and will be 
subordinate to any construction or permanent financing obtained for the S1 and S2 buildings. 

Phase 1 Development Finance Plan 

The Phase 1 development is defined as the completion of the District Improvements and the 
completion of vertical improvements associated with parcels S1, S2, C7, Y6, Y7 and Y8.  Phase 1 also 
captures the predevelopment costs associated with the acquisition, entitlement and other related costs for 
the entire Development.  The Master Developer’s current development plan for Phase 1 envisions 
completing most of the vertical improvements in 2010 except for parcel C7, a multi-family residential 
building which is expected to be complete in 2011.  Furthermore, the District Improvements are expected 
to be substantially complete by 2012.  To date, the Master Developer has invested $305,350,000 of equity 
into the Development and has secured and closed additional financings which have an outstanding 
balance of $105,159,552.  The capitalization is discussed in detail above under “Equity Capitalization” 
and “Debt Capitalization”.  The primary uses of these funds were to acquire, entitle and prepare the site 
for development, to begin and complete a portion of the District Improvements and to construct some of 
the vertical improvements associated with Phase I Development.   

The Master Developer currently envisions that the budget for Phase 1 including the 
predevelopment costs incurred to date will be approximately $721.4 million, as detailed below, or $815.7 
million when considering $94.3 million of construction debt repayment.  Approximately $504.6 million 
has already been firmly committed or invested in the Development in the form of equity, closed and 
committed loans, and new market tax credit loans, and historic tax credits, as detailed above under “ – 
Historic Tax Credits” and “ – New Market Tax Credits”.  An additional $110.7 million in net proceeds is 
expected from the Bonds.  Thus, in total, it is expected that at the closing of the Bonds, $615.4 million 
would be committed and/or in place towards the Phase I Development budget.  The balance of the Phase 
1 Development budget is expected to be attained through (a) 50% loan to cost construction loans on the 
office buildings, S1 and S2, currently under construction and Y8, (b) the difference in proceeds between 
the permanent financing vehicles and the construction loans on Y6, Y7, and C7, and (c) an equity 
contribution of approximately $1.98 million.   
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The table below sets forth the Master Developer current projections on the Phase I development 
financing plan.  

TABLE 12 

  Pre-2010 2010 2011 2012 Total 
Sources of Funds      
In Place / Committed      
Equity Contributions (1) $305,350,000 - - $376, 613 $305,726,613 
Construction Debt – Closed (2) 18,900,000 32,100,000  -         51,000,000 
Construction Debt  - Committed (3) - 33,750,000 11,250,000 -         45,000,000 
New Market Tax Credit Loans (4) 10,509,552 - - -         10,509,552 
Historic Tax Credits (5) 250,000 10,321,568 6,671,213 -         17,242,781 
Land Loan (6) 75,500,000 - - -         75,500,000 
TIF Construction Account (7) - 90,000,000 20,748,000 -       110,748,000 
      
Planned But Not Committed      
Construction Debt – Prospective (8) - 65,085,000 - -         65,085,000 
Permanent Financing (9) - - 133,300,000 - 133,300,000 
Total $410,509,552 $231,256,568 $171,969,213 $376,613 $814,111,946 
        
 Uses of Funds      
Phase I Development Budget      
Land Acquisition (10) $171,500,000 - - - $171,500,000 
Predevelopment Expenses (11) 118,758,875 - - -       118,758,875 
Vertical Development (12) $80,250,677 $149,120,000 $11,250,000 - 240,620,677 
Public Improvements (13) 40,000,000 50,000,000 50,748,000 10,000,000       150,748,000 
Special Assessments (14) - - 677,879 8,172,623         8,850,502 
Undeveloped Parcel Expense (15) - 11,309,010 9,815,078 8,209,804         29,333,892 
 $410,509,552 $210,429,010 $72,490,957 $26,382,247 $719, 811,946 
Debt Repayment      
Repayment of Construction Debt (16) - 8,500,000 85,800,000 - 94,300,000  
      
Total $410,509,552 $218,929,010 $158,290,957 $26,382,247 $814,111,946 
      
Deposits / (Withdrawals) from Cash Balance (17) 
 

 
0 

 
12,327,558 

 
13,678,256 

 
(26,005,814) 

 
0 

Ending Balance 0 0 0 0 0 
      

 
Source:  Provided by the Master Developer. 
Footnotes: 

(1) The Master Developer has invested $305,350,000 in equity to date in the Development.  See “Development 
Finance Plan - Equity Capitalization” above for additional information regarding the equity capitalization 
structure. 

(2) This represents closed construction facilities for various parcels under development.  See “THE 
DEVELOPMENT - Development Finance Plan - Debt Capitalization" for additional information. 

(3) The Master Developer is currently finalizing the terms of an additional construction facility that has been 
committed to by the lender.  The amount of the facility is expected to be sized at $45,000,000 and secured 
by Unit C7.  The loan is expected to close in the first quarter of the 2010 calendar year and will be drawn 
over a period of approximately one year. 

(4) The Master Developer has two new market tax credit financings in place of $7,097,121 on site S1 and 
$3,412,341 on site S2.  See “THE DEVELOPMENT – Development Finance Plan – New Market Tax 
Credits.” 

(5) Y6 has been approved for both State and Federal historic tax credits that will fund at completion and 
stabilization, currently anticipated on June 2010 and June 2011, respectively.  See “THE DEVELOPMENT 
– Development Finance Plan – Historic Tax Credits.” 

(6) Current outstanding unpaid amount of the Goldman Sachs/Royal Bank of Scotland mortgage.  See “THE 
DEVELOPMENT - Development Finance Plan - Debt Capitalization” above for a description of this 
facility.  The facility has a July 1, 2011 due date with a one year extension.  The Master Developer 
currently plans to repay this loan at maturity with a replacement land loan.  
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(7) Projected amount of net proceeds from the issuance of the Bonds.  See “SOURCES AND USES OF 
FUNDS”. 

(8) The Master Developer plans to secure construction financing to complete the office towers located on sites 
S1 and S2 when tenants are secured for the buildings.  These buildings are currently under construction and 
funded from a combination of equity and the new market tax credit loans.  The Master Developer also 
anticipates construction financing for Y8.  The Master Developer expects that these facilities would be in 
amounts equal to 50% of cost. 

(9) As income producing properties stabilize, the Master Developer anticipates securing permanent financing 
vehicles.  The Master Developer currently projects $133,000,000 of permanent debt to be secured by Y6, 
Y7, and C7.  The amount of the permanent financing is based on 75% loan to value on Y6 and Y7 based on 
the stabilized values projected by the Appraiser and 75% loan to cost for C7. 

(10) The Master Developer acquired the sites over a one-year period with three separate purchases.   

(11) This includes costs of demolition, remediation/abatement, planning/zoning expenses, financing costs and 
carrying costs. 

(12) This is the current vertical construction cost estimate to complete the current ongoing construction activity 
on sites S1, S2, C7, Y7 and Y6.  Y8 is currently undergoing the demolition needed before renovation 
efforts can begin. 

(13) This is the estimated budget to complete the District Improvements.  See “Development Finance Plan – 
Restrictive Covenants” above for a description of the restrictions in place until the Completion Date and 
“THE MASTER DEVELOPER – The Master Development Agreement” for a description of the 
Completion Guaranty. 

(14) This is the estimated amount of special assessments expected to be levied after the capitalized interest 
period for the Bonds.  See “SOURCES OF PAYMENT AND SECURITY FOR THE BONDS – Projected 
Tax Increment” and “APPENDIX C –TAX INCREMENT AND SPECIAL ASSESSMENT PROJECTION 
STUDY”. 

(15) This includes the debt service on the Goldman Sachs/RBS land loan and carry cost on the undeveloped 
parcels. 

(16) As construction is completed, the Master Developer plans to repay construction facilities in Phase I from 
the permanent lending facilities and historic tax credits as detailed in the Sources of Funds. 

(17) The Master Developer is restricted from making any equity distributions to its members until certain 
criteria are met pursuant to terms under the Completion Guaranty as well as terms with the Goldman 
Sachs/RBS loan.  See “THE DEVELOPMENT – Development Finance Plan – Restrictive Covenants.”  
This represents the deposits and withdrawals from working capital accounts. 

Future Phases  

With the completion of the District Improvements under Phase 1, the future phases of 
development plan will consist of the vertical development of the remaining sites.  The Master Developer’s 
current development plans, product types and timing for the balance of the Harbor Point project are 
detailed in TABLE 10 in “THE DEVELOPMENT – Vertical Development”, however, there is no 
guaranty that the Development components will be constructed or phased in this manner.  The Master 
Developer expects that the future phases of the Development will follow based on the demand for the 
various project components at the time, the real estate market in general, and the capital markets for real 
estate development.  The Master Developer believes that future phases of the Development could be 
financed using moderate levels of traditional construction debt financing (comparable to the leverage 
levels utilized for Phase 1), the reinvestment of Master Developer’s equity, and the net proceeds from the 
refinancing or sale of stabilized components of Harbor Point.  While the Master Developer has begun 
planning the next phase of the Development and estimates that they will be able to appropriately 
capitalize future phases, they have not begun to finance these project elements.  Additionally, although 
the Master Developer may construct all future phases of Harbor Point, the Master Development expects to 
have the ability to explore a variety of other development options, including parcel sales or joint ventures 
with third party developers or investors. 
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Development Team 

The key members of the development team are as follows: 

Carl Kuehner, Partner In Charge – Carl is responsible for all horizontal and vertical 
development activities at the Harbor Point Development. 

Carl and his family have a long history as high quality, high integrity builders/developers.  As 
CEO of BLT for the past 23 years, Mr. Kuehner was named Connecticut Builder of the Year and Fairfield 
County Builder of the Year. 

Mr. Kuehner has served on various corporate and philanthropic boards including being a former 
Board Member and member of various committees of the National Association of Homebuilders, former 
Board Member and member of various committees of the Connecticut Association of Homebuilders, the 
former President and current Vice Chairman of the worldwide Young President’s Organization (Fairfield 
and Westchester Counties Chapter), a current Board Member of the Norwalk Emergency Shelter, Founder 
and current Board Member of The Bank of New Canaan (New Canaan, Connecticut), former Board 
Member of the Real Estate Finance Association (Fairfield and Westchester Counties Chapter), current 
member of the Navy S.E.A.L.’s Warrior Fund and current Board Member of Hope for Haiti, an active 
family charity that has constructed hospitals, schools and orphanages for the people and children of Haiti.  
An avid outdoorsman, hunter and fisherman, Mr. Kuehner serves on the Boards of both the National Fish 
and Wildlife Foundation and the American Fly Fishing Museum. 

Education:  Carl attended Bryant University and the University of Scranton. 

Paul Kuehner, Chief Financial Officer – Paul is responsible for managing all Harbor Point land 
and project financing matters.  Paul and his team will be responsible for planning and executing financing 
plans for the overall Development and individual projects located thereon. 

Mr. Kuehner is the CFO of BLT where he has been an officer for 18 years.  Mr. Kuehner is a 
Board Member of Young Life, a Founder of the Men’s Ministry of St. Mary’s Church in Ridgefield, 
Connecticut and is past Chairman of the $12 million Annual Bishop’s Appeal for the Diocese of 
Bridgeport. 

Education: Paul received a B.S. Degree from Cornell University and an M.B.A. Degree from 
Emory University. 

Ted Ferrarone, Finance – Ted has been a member of the development team since 2005 and has 
been instrumental in the acquisition, planning, management, and financing of the Harbor Point 
Development from its inception. 

Prior to joining the development team, Mr. Ferrarone was an Associate at NorthStar Capital, a 
real estate private equity firm in New York City.  Prior to that, Mr. Ferrarone worked for GMAC 
Commercial Mortgage. Ted is a Board Member of CTE, Inc, a local non-for-profit focused on fighting 
poverty in Lower Fairfield County, as well as Soundwaters, a Stamford-based environmental education 
organization. 

Education:  Ted received a B.A. from Yale University in 1998 and holds an M.B.A. from 
Columbia Business School where he graduated in 2005. 

John Freeman, General Counsel – John is responsible for overseeing all aspects of zoning and 
land use approvals, as well as all aspects of public finance.  Mr. Freeman has been a member of the 
Harbor Point Development team since 2005. 
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Prior to joining the Harbor Point Development team, Mr. Freeman was counsel to Cummings & 
Lockwood and worked at the Indian Spring Land Company, a real estate development company owned by 
a branch of the Rockefeller family.  Mr. Freeman began practicing law at Cummings & Lockwood in 
1989; was elected partner and headed the firm’s Land Use Group.  Mr. Freeman has been involved in 
many high profile matters in Fairfield County, such as representing UBS in connection with its relocation 
to Stamford as well representing Greenwich Hospital when it constructed the Helmsley Medical 
Building.   John is a member of the Board of Directors of the Stamford Chamber of Commerce, the 
Stamford South End Neighborhood Revitalization Zone Committee, and New Neighborhoods, Inc, a 
Stamford-based developer of affordable housing. 

Education:  John received a B.A. from the College of Wooster in 1987 and received his law 
degree from Columbia University School of Law in 1989. 

Bill Buckley, Infrastructure Development – Bill oversees all infrastructure development at 
Harbor Point, which includes the reconstruction of roadways and utility lines, installation of curbs, 
sidewalks, landscaping and trees, construction of new parkland, waterfront esplanades and open space and 
environmental remediation and capping. 

Before joining the Harbor Point Development team, Bill served as the City of Danbury’s Director 
of Public Works/City Engineer, where he oversaw a municipal public works department consisting of a 
staff of 150 employees and a total operating budget of $20,000,000.  The department was made up of 7 
divisions:  Engineering, Highway, Public Utilities, Public Buildings, Park Maintenance, Equipment 
Maintenance, and Forestry.  Bill was responsible for approximately $200,000,000 of capital bonded 
construction projects, reported directly to the Mayor and worked closely with elected and appointed 
officials. 

Education:  Bill is a graduate of the University of New Hampshire, and is a licensed Professional 
Engineer in the State of Connecticut. 

Dean Shapiro, Marketing & Leasing – Dean is responsible for the marketing and leasing of all 
commercial space in the Harbor Point Development.  

Most recently, Mr. Shapiro was Executive Managing Director of CB Richard Ellis’ New York 
City brokerage division with responsibility for all activities relating to the firm’s operations at its New 
York City headquarters. Prior to that, he served as Senior Managing Director of CBRE’s 
Westchester/Fairfield operation. At CBRE, Dean was the two-time recipient (2004 and 2007) of the 
firm’s second highest managerial distinction, the President’s Performance Award, for his work in both 
Westchester/Fairfield Counties and New York City, and was the recipient (2006) of the firm’s highest 
managerial distinction, the Chairman’s Award, given to the top manager nationwide. 

A highly knowledgeable and respected real estate professional, Mr. Shapiro is a Board Member 
of The Business Council of Fairfield County, and of the Commercial Division of the Real Estate Board of 
New York. He has held numerous positions in real estate associations including NAIOP and ULI, and is 
involved in a variety of philanthropies. 

Education:  Dean is a graduate of Vanderbilt University (B.A. Economics), Cornell 
University/London Business School (M.B.A.) and participated in an Executive Education program at 
Harvard Business School. 

David Fite Waters, General Counsel – David is general counsel to Building and Land 
Technology of Norwalk, Connecticut.  Prior to joining BLT in March, 2007, Dave was a partner in the 
firm of Lepofsky, Lepofsky & Lang in Norwalk, Connecticut, where he practiced for twenty-four years.  
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The majority of his practice is in the fields of land use and development, real estate transactions and 
financing, commercial leasing, condominium law and related areas. 

He is a former director of The Regional Bar and served as a co-chair of the Land Use Committee 
of the Fairfield County Bar Association.  He served as Secretary of the Wilton Planning and Zoning 
Commission for eight years and currently serves on the Wilton Council on Public Facilities.  He has 
participated as a lecturer on land use for the Fairfield County Bar Association, the Connecticut Bar 
Association and the Hartford Bar Association. 

He received a B.A. degree from Penn State University and a J.D. degree from the University of 
Connecticut School of Law.  He is admitted to practice in Connecticut and before the United States 
District Court for the District of Connecticut and the United States Court of Appeals for the Second 
Circuit. 

Richard J. Woolley, Construction Management, Estimating and Purchasing – Rich is involved 
in all aspects of Construction at Harbor Point including Preconstruction (Design Coordination, Budgeting, 
Estimating, Value Engineering and Purchasing) and Construction Completion (Budget, Schedule and 
Quality Control). 

Before joining the Harbor Point Development Team, Rich served as a Senior Project Manager at 
George A. Fuller Company and HRH Construction in New York where he completed various high-rise 
apartment complexes.  He successfully turned over 1,100 condominium and rental apartments over the 
past five (5) years at a value in excess of $400 million dollars for The Related Companies, LCOR and 
Cappelli Enterprises. 

Education – Rich is a graduate of Wentworth Institute of Technology in Boston, Massachusetts 
where he obtained a B.S. of Science in Construction Management. 

Matt Dalio, Analyst – Mr. Dalio joined the Harbor Point team in 2008.  Prior to that, Mr. Dalio 
worked as a financial analyst at Starwood Capital Group and co-founded the online newspaper 
TheIssue.com.  At sixteen years old, Mr. Dalio founded the China Care foundation, a $3.5 million non-
profit focused on providing aid to Chinese Orphans. 

Education:  Matt is a graduate of Harvard University. 

The development team also includes a group of highly experienced third party firms, including: 

Master Planning: 

Cooper, Robertson & Partners, Inc. - Based in New York City, Cooper, Robertson & Partners is 
an architecture and urban design firm providing design, programming, and development services to 
institutions, public agencies, private landowners, and property development clients.  Founded in 1979, the 
firm includes over one hundred designers and support personnel. 

Sasaki Associates, Inc. - Sasaki Associates, Inc. is an interdisciplinary design firm whose work 
encompasses every aspect of the built environment, including architecture, planning and urban design, 
landscape architecture, graphic design and eco-technology.  With offices in Boston and San Francisco, 
over the past five and a half decades, Sasaki has won over 400 design awards.  It is known worldwide for 
the quality of its waterfront designs.  The firm’s work is represented throughout the United States as well 
as in Europe, the Middle East and Asia, including the planning and urban design of the Olympic Green, 
the principal venue of the 2008 Olympics in Beijing, China. 
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Architecture: 

Perkins Eastman - With a staff of almost 800 people, Perkins Eastman is the largest architecture, 
interior design and planning firm based in the New York metropolitan area. With offices in nine other 
cities, including a 70-person office in Stamford, the firm has been the planner and architect for many 
mixed-use projects throughout the United States, Canada, and a dozen countries overseas.  Perkins 
Eastman has received more than 150 honors and awards, many for work in Stamford and the surrounding 
communities. 

EDI Architecture - Established in 1976, EDI Architecture, Inc. is a multi-national planning, 
architecture and interior design firm specializing in residential, hospitality, commercial, and leisure 
projects.  The firm is headquartered in Houston, Texas with offices in San Francisco, California; New 
York, New York; Newport Beach, California; and Luanda, Angola. 

CPG Architects - For more than 20 years, CPG Architects has been working in the Harbor Point 
community doing architectural and workspace design.  They pride themselves in their ability to fully 
understand their clients’ needs, integrating business, real estate and facility management strategies into 
their work. 

Rose-Tise & Co. - With over 20 years of experience each, the principals of Rose-Tise & Co have 
experience in all facets of planning, design and construction on all types and sizes of projects.  Their 
services include architecture, land development, civil engineering, transportation and surveying & 
photogrammetry. 

Landscape Architecture/Land Planning: 

Environmental Land Solutions, LLC - Environmental Land Solutions, LLC (ELS) is a 
professional consulting firm founded in 1995.  Their licensed landscape architects, environmental 
planners, and professional wetland scientists provide a wide range of land use consulting services to 
commercial, corporate, industrial, institutional, municipal and residential clients. 

Structural Engineering: 

DeSimone Consulting Engineers - Founded in New York City in 1969, DeSimone performs 
structural analysis and design for all types of buildings at all project phases.  The firm has more than 250 
employees located in offices in New York, Miami, San Francisco, New Haven, Las Vegas, Hong Kong 
and Abu Dhabi, their offices are organized to support clients around the country and around the globe. To 
date, they have designed projects in 40 states and 17 countries. 

Weidlinger Associates, Inc. - For more than half a century, Weidlinger Associates has been a 
leading structural engineering and applied mechanics consultant,. They design and rehabilitate buildings, 
bridges, and infrastructure and develop advanced analysis software. They also offer special services in 
vulnerability assessment; risk analysis; forensic, earthquake, wind, and blast engineering; soil/structure 
interaction; and sustainability. 

MEP Engineering: 

Collective Design Associates, Inc. - Since 1989 Collective Design Associates has provided 
technical and business-oriented Architectural Engineering services to owners and managers of 
commercial, industrial and institutional properties and facilities. Consulting services concentrate on 
reaching clear, realistic solutions, as well as providing whatever design and implementation needed to 
fulfill such solutions in the field of Heating, Ventilation, Air Conditioning, Plumbing, Electrical, Fire 
Protection, Security Systems, Lighting Design and Network and Telecommunications design. 
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Harrington Engineering, Inc. - Founded in 1952, Harrington Engineering is a highly reputable 
and organized firm providing mechanical, electrical, plumbing, building controls, security and fire 
suppression services, as well as custom sheet metal fabrication.  Their diverse team includes seasoned 
project managers and field superintendents directing over 150 licensed field operations personnel. 

AMA Consulting Engineers, P.C. - AMA Consulting Engineers was founded in early 2000 and is 
a multi-faceted organization with over 50 employees based in New York City, Manhasset, NY, and 
Parsippany, NJ.  The firm services clients throughout the country and internationally while designing 
various project types ranging in complexity and size up to 1.2 million square feet. 

Civil Engineering: 

Milone & MacBroom, Inc. - Milone & MacBroom, Inc. is an employee-owned, multi-disciplinary 
consulting firm with its corporate office in Cheshire, Connecticut and regional offices in Stamford and 
Branford, Connecticut; Freeport, Maine; Raleigh, North Carolina; Greenville, South Carolina; and South 
Burlington, Vermont. Founded in 1984, their 140 person team integrates the disciplines of engineering, 
landscape architecture and environmental science.  Milone and MacBroom has staffed a dedicated on-site 
office to meet the Civil Engineering needs of the Harbor Point project. 

Geotechnical Engineering: 

Clarence Welti Assoc Inc. - Based out of Glastonbury, CT, Clarence Welti Associates have been 
doing business for over sixty years. Their exclusive focus on geotechnical engineering makes them a best 
in class shop.   The company’s principal, Clarence Welti, is one the most well-respected geotechnical 
engineer in New England. 

Surveyors & Zoning Consultants: 

Redniss & Mead Inc. - Redniss & Mead, Inc. is one of Fairfield County’s leading land-use 
consultants, producing innovative designs by combining traditional skills with creative planning and 
environmental sensitivity.  Their multi-disciplinary staff of thirty consists of licensed Professional 
Engineers and Land Surveyors, Land Planners, Environmental Scientists and support staff. 

Traffic Engineering: 

BETA Group - The BETA Group is a strong, progressive engineering, technology and science 
firm serving the federal, state, municipal and commercial sectors since 1981.  BETA focuses services in 
the areas of Environmental Engineering, Transportation Engineering, Civil-Site Engineering, Structural 
Engineering, Environmental Science, and Information Systems, as well as a host of complementary 
services. 
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Environmental Engineering: 

GeoInsight, Inc - GeoInsight was founded in 1993 with an initial staff of three and has grown into 
a staff of over 60 in three locations in the northeastern United States.  Their staff possess a wide range of 
professional qualifications including licensed professional engineers, geologists, wastewater treatment 
plant operations, site and environmental professionals, septic system designers, erosion and sedimentation 
control professionals, asbestos inspectors and planners, and ISO 14000 auditors. 

Loureiro Engineering Associates, Inc. - Loureiro Engineering Associates, Inc. is a Connecticut 
based engineering and environmental services company that maintains a full complement of civil, 
environmental, structural, mechanical and electrical engineers; geologists; hydrogeologists; chemists; 
environmental specialists; construction managers & estimators; laborers; technicians, and support staff.  

LEED/Green Building Consulting: 

Steven Winter Associates, Inc. - Steven Winter Associates, Inc. is a 36-year-old 
architectural/engineering research and consulting firm, with specialized expertise in green technologies 
and procedures that improve the safety, performance, and cost effectiveness of buildings. SWA’s staff, 
encompassing over 65 architects, engineers, and building scientists, works to make buildings safer, more 
energy efficient, more durable, more affordable, more accessible, and overall, more sustainable. 

Historic Rehabilitation Consulting: 

MacRostie Historic Advisors, LLC - MacRostie Historic Advisors provides consulting services on 
a nationwide basis to developers, lenders, and investors active in the rehabilitation of historic income-
producing real estate. In business to help its clients secure the government certifications necessary to 
qualify for historic tax incentives, they have successfully negotiated government approvals for historic 
projects totaling more than $1 billion.  Their services include: Certification for Federal and State historic 
tax credits, documentation for National Register listing and local landmark designation, technical 
assistance and architectural design review, expertise with the Secretary of the Interior’s Standards for 
rehabilitation, compliance with federal, state, and local regulations affecting historic resources, 
Certification for preservation easements 

Construction Management: 

O&G Industries, Inc - O&G Industries is a privately-owned company in its third generation of 
family management, headquartered in Torrington, Connecticut. Engineering News-Record has 
consistently ranks O&G among the top builders and construction management firms in the country.  Their 
services include: building construction (construction management, design/build, general contracting and 
program management); heavy civil construction (roads, bridges, dams, water and waste treatment 
facilities and power plants); and construction materials (process gravel/stone, concrete, asphalt, masonry 
and architectural stone).  From its inception in 1923, to its current size with a professional staff of over 
200 and over 1000 total employees, O&G has become one of the largest and most diversified construction 
materials and services companies in the Northeast. 

Baker Concrete - For over thirty-five years, Baker Concrete has been a major force in concrete 
construction, having installed over 600 million square feet of concrete slabs and 25 million cubic yards of 
concrete. Baker Concrete currently specializes in eight primary services:  Stadiums, Arenas and 
Convention Centers; Heavy Industrial; Commercial/Institutional; Industrial Floors; Design Build 
Collaboration; Heavy Highway; High Tech; Architectural; and Tunnel Forms. 
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Baker Concrete’s experience includes virtually every project type, including but not limited to 
airports, arenas, bridges, commercial garages, hospitals, hotels, manufacturing facilities, highway paving, 
schools and stadiums. 
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RISK FACTORS 

Investment in the Bonds involves certain risks.  The following is a discussion of certain risk 
factors which should be considered, in addition to other matters set forth herein, in evaluating the 
investment quality of the Bonds which are not rated by any recognized rating agency.  This discussion 
does not purport to be comprehensive or definitive.  The occurrence of one or more of the events 
discussed herein could adversely affect the ability or willingness of property owners in the District to pay 
their respective real property taxes, including the Tax Increment Payments and Special Assessments when 
due.  Such failure to pay the real property taxes, including the Tax Increment Payments and Special 
Assessments could result in the inability to make full and punctual payments of debt service on the 
Bonds.  In addition, the occurrence of one or more of the events discussed herein could adversely affect 
the value of the property in the District. 

Limited Obligations 

The Bonds and the interest thereon are secured and payable solely from the Tax Increment 
Payments and Special Assessments, from proceeds of Bonds held in certain funds pursuant to the 
Indenture, from other amounts held in certain funds pursuant to the Indenture and with respect to the 
2010B Bonds only, the 2010B Subsidy Payment.  There are no other anticipated revenues available to pay 
the principal of and interest on the Bonds.  The payment of the Tax Increment Payments pursuant to the 
terms of the Interlocal Agreement is subject to annual appropriation by the City. 

NEITHER THE FULL FAITH AND CREDIT OF THE HARBOR POINT INFRASTRUCTURE 
IMPROVEMENT DISTRICT, THE CITY OF STAMFORD, THE STATE OF CONNECTICUT, OR 
ANY POLITICAL SUBDIVISION THEREOF, IS PLEDGED TO THE PAYMENT OF THE 
PRINCIPAL OF, PREMIUM, IF ANY, AND INTEREST ON THE BONDS.  NEITHER THE STATE 
OF CONNECTICUT NOR THE CITY OF STAMFORD SHALL BE OBLIGATED TO PAY THE 
PRINCIPAL OF, PREMIUM, IF ANY, OR INTEREST ON THE BONDS.  THE BONDS AND THE 
OBLIGATIONS EVIDENCED THEREBY SHALL CONSTITUTE A LIEN ONLY ON, AND SHALL 
BE PAYABLE SOLELY FROM THE PLEDGED REVENUES (AS DEFINED IN THE INDENTURE) 
IN ACCORDANCE WITH THE TERMS OF THE INDENTURE. 

Subsidy Payment 

The District has elected to treat the 2010B Bonds as “Recovery Zone Economic Development 
Bonds” for purposes of the Recovery Act and to receive a cash subsidy from the United States Treasury 
therewith.  Pursuant to the Recovery Act, the District expects to receive the 2010B Subsidy Payment, a 
cash subsidy payments from the United States Treasury equal to 45% of the interest payable on the 2010B 
Bonds.  See “TAX MATTERS  — Tax Status of the 2010B Bonds” herein. 

No assurances are provided that the District will receive the 2010B Subsidy Payment.  The 
amount of any 2010B Subsidy Payment is subject to legislative changes by Congress.  The 2010B 
Subsidy Payment will only be paid if the 2010B Bonds satisfy the requirements for Recovery Zone 
Economic Development Bonds.  The District must comply with certain covenants and the District must 
establish certain facts and expectations with respect to the 2010B Bonds, the use and investment of 
proceeds thereof and the use of property financed thereby.  There are currently no procedures for 
requesting a 2010B Subsidy Payment after the 45th day prior to an interest payment date; therefor, if the 
District fails to file the necessary tax return in a timely fashion, it is possible that the District will never 
receive such 2010B Subsidy Payment.  Also, 2010B Subsidy Payments are subject to offset against 
certain amounts that may, for unrelated reasons, be owed by the District to an agency of the United States 
of America. 



  75

Concentration of Ownership 

Presently, all the land in the District with the exception of one parcel is owned by the Master 
Developer through the Initial District Property Owners.  In connection with the phased development of 
Harbor Point, parcels will be transferred from time to time to other developers and other subsequent 
owners.  Until such transfers occur, the timely payment of the Bonds depends on the willingness and 
ability of the Master Developer to pay real property taxes, including the Tax Increment Payments and 
Special Assessments when due.  This limited diversity in the obligation to pay real property taxes, 
including the Tax Increment Payments and Special Assessments, presents a significant risk to holders of 
the Bonds.  Failure of the Master Developer to pay real property taxes and Special Assessments when due 
could result in the rapid, total depletion of the Debt Service Reserve Funds.  In that event, there could be a 
default in the payments of the principal and interest on the Bonds. 

Delays in Completion or Failure to Complete the Development 

The Development is subject to comprehensive federal, state and local regulations.  Approval is 
required from various entities in connection with its layout and design of development, the nature and 
extent of improvements, construction activity, land use, zoning, as well as numerous other matters.  The 
Master Developer is not aware of any approvals or consents that are still required to be obtained that are a 
material condition to construction of the Development other than as identified in the Independent 
Engineer’s Report which includes permits that are material to the development of certain in-water 
improvements and development of areas adjacent to the waterfront, including portions of Harbor Point 
Square and Harbor Point Park.  Furthermore, as described in the Independent Engineer’s Report, the State 
Traffic Commission (STC) approved the issuance of a certificate for the full build out of the Harbor Point 
Square, Harbor Point Commons and Harbor Point Park neighborhoods and Phase 1 of Yale & Towne, but 
has not yet issued the final certificate.  The issuance of the final certificate is pending the posting of a 
bond required as a condition to STC approval.  Connecticut General Statutes provide that no building 
permits or certificates of occupancy shall be issued until the final certificate is issued, and, in such case, 
the STC has the authority to enjoin construction or require compliance with bond requirements.  
However, the STC is aware that construction has commenced and that bonds were posted with the City to 
cover the scope of work currently underway.  The Master Developer is currently in the process of 
negotiating with the STC a reduced bond amount to reflect the phasing of the Development.  See 
“APPENDIX D — INDEPENDENT ENGINEER’S REPORT” for a discussion of permits and approvals. 

As of December 31, 2009, the Master Developer has completed approximately 25% of the total 
construction cost of the District Improvements and have received construction bids for approximately 
95% of the construction costs for Phase 1 of the Development.  The remaining components are expected 
to be bid as developed.  Based upon the Independent Engineer’s Report in Appendix D, the Master 
Developer anticipates that the net proceeds of the Bonds, together with anticipated investment earnings 
and the equity contributions of its members will be sufficient to complete the acquisition of the Public 
Parcels and the construction of the District Improvements and that construction loan proceeds and equity 
contributions of the members will be sufficient to complete Phase 1 of the Development.  The District 
Improvements budget includes a construction cost contingency in the amount of $12,667,295 and the 
remaining portion of the budget allocated to the construction of Development includes a construction cost 
contingency.  There can be no assurance, however, that actual construction costs will not be higher than 
such estimates and that such difference may not be material or above the amount of the available proceeds 
of the Bonds or the equity contributions committed to be made by the members of the Master Developer.  
Further, as a result of change orders with respect to both design and material costs of the District 
Improvements and the remaining portions of Phase 1 of the Development, total expenditures may be in 
excess of the amount of available proceeds of the Bonds and the member equity contributions.  Pursuant 
to the terms of the Master Development Agreement, the Master Developer is responsible for the payment 
of any costs of construction of the District Improvements in excess of the available amount of Bond 
proceeds and the Master Developer and the Guarantors have provided the Completion Guaranty 
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guaranteeing the completion of the District Improvements.  The Master Developer’s current development 
plans, product types and timing for Phase 2 are set forth herein, however there is no guaranty that such 
components will be constructed or phased in this manner.  The Master Developer has not begun to finance 
Phase 2 of the Development and although the Master Developer may construct all future phases of Harbor 
Point, the Master Developer may explore other development options, including parcel sales or joint 
ventures with third party developers or investors.  See “THE DEVELOPMENT – Development Finance 
Plan” herein.  In addition to the issues discussed above, construction activities are subject to the usual 
risks associated with such projects, including, but not limited to, strikes, shortages of material, adverse 
subsurface conditions and adverse weather conditions.   

The uncertainty of Phase 2 of the Development discussed above, in part, relates to, general 
economic conditions, fluctuations in the real estate market, political uncertainties and volatility and other 
developments in the financial markets that have recently been experienced.  Since mid-2007, global credit 
and other financial markets have suffered substantial stress, volatility, illiliquidity and disruption.  These 
forces reached unprecedented levels in September and October 2008, resulting in the bankruptcy or 
acquisition of, or government assistance to, several major domestic and international financial 
institutions.  These events have significantly diminished overall confidence in financial markets and 
financial institutions and the real estate market, generally.  The disruptions in the financial markets could 
prevent the Master Developer from obtaining construction financing in the event the equity contributions 
committed to be made by the Master Developer are insufficient.  Fluctuations in the real estate market 
could impact both sales of residential units and leasing of apartments and office space.  The Master 
Developer has been marketing sites S1 and S2 to prospective tenants.  To date, no tenant leases have been 
executed.   

All of the considerations described above could result in delays to the projected absorption 
schedule for the Development and may result in the inability to complete the Development.  Such delays 
and/or failure to complete the Development could result in the inability or unwillingness on the part of the 
Master Developer or any subsequent property owners to pay real property taxes, including the Tax 
Increment Payments and Special Assessments, which could result in a default in the payment of principal 
of and interest on the Bonds. 

Dependence on Tax Increment Payments 

The projections of the Tax Increment Payments contained in APPENDIX C assume that 
construction of the Development will occur within certain time frames and that the appraised value of the 
taxable real property in the District will correspondingly increase in order to produce the Tax Increment 
Payments sufficient to pay principal and interest of the Bonds without levying Special Assessments and 
without drawing upon the Debt Service Reserve Funds established under the Indenture.  There can be no 
assurance that financing will be provided by the Master Developer and that the Development will be 
completed in accordance with these assumptions.  If the Master Developer fails to complete the 
Development within the projected time frame, sales of residential units to individual owners do not occur 
or they are delayed, the office space is not leased or the leasing is delayed, the hotel is not developed, or 
such property is substantially less valuable than projected, the assessed value of the property in the 
District and, as a result, the Tax Increment Payments, could be less than projected.  In such event, there 
would be an increase in the projected levy of Special Assessments.  Based on the most recent projections, 
significant Special Assessments will be levied through 2016.  See “APPENDIX C — TAX INCREMENT 
AND SPECIAL ASSESSMENT PROJECTION STUDY.” 

The Tax Increment Payments that will be available to pay the Bonds on a year-to-year basis is 
unknown at the present time.  APPENDIX C to this Limited Offering Memorandum entitled “TAX 
INCREMENT AND SPECIAL ASSESSMENT PROJECTION STUDY” contains projections of the 
amounts that will be available based on the assumptions set out in APPENDIX C.  These projections 
constitute “forward-looking” statements within the meaning of Section 21E of the Securities Exchange 
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Act of 1934, as amended, and as such may involve known or unknown risks, uncertainties and other 
factors which may cause the actual results, performance and achievements to be different from the future 
results, performance or achievements expressed or implied by such forward-looking statements.  Investors 
are cautioned that the actual results could differ materially from those set forth in the forward-looking 
statements.  The assumptions used to make the projections were provided by the Master Developer.  The 
District has not commissioned an independent feasibility analysis of any of the assumptions upon which 
the financial projections are based. 

Payment Delinquencies and Tax Sales 

If payment of real property taxes, including the Tax Increment Payments and Special 
Assessments, is not timely made, the only recourse available is through the sale of tax certificates and 
foreclosure against the related property.  Such procedures may entail significant delay in collection of 
amounts sufficient to pay delinquent debt service on the Bonds.  In addition, ultimate collection against 
the related property depends upon the continued value of the property.  If the improvements related to the 
District are not completed the value of ownership of tax sale certificates may not be sufficient to attract 
appropriate investor interest, with the result that the taxing authorities (the City and the District) may be 
forced to foreclose on the related owner’s right of redemption with respect to the property and ultimately 
receive amounts that are less than the remaining obligations and taxes secured by the property, including 
the related Tax Increment Payment and Special Assessment.    In addition, payment of the related real 
property taxes and the ability to successfully foreclose on property may be adversely affected by 
intervening statutory liens with priority and by bankruptcy, insolvency or other laws generally affecting 
creditors’ rights or by Connecticut law relating to judicial foreclosure.  See “SOURCES OF PAYMENT 
AND SECURITY FOR THE BONDS — Collection of Special Assessments”. 

Limited Secondary Market 

The Bonds may not constitute a liquid investment, and there is no assurance that a liquid 
secondary market will exist for the Bonds in the event a Bondholder determines to solicit purchasers of 
the Bonds.  Even if a liquid secondary market exists, there can be no assurance as to the price for which 
the Bonds may be sold.  Such price may be lower than that paid by a current Bondholder of the Bonds, 
depending on the progress of the Development , existing market conditions and other factors. 

No Acceleration Provision 

The Bonds do not contain a provisions allowing for the acceleration of the Bonds in the event of a 
payment default or other default under the terms of the Bonds or the Indenture.  Further, in the event of 
default, the Indenture does not specify any remedies nor does it require the Trustee to seek any remedies.  
The ultimate source of recovery in the event of a default on a payment of the Tax Increment Payments 
and Special Assessments is foreclosure against the related real property as described under “SOURCES 
OF PAYMENT AND SECURITY FOR THE BONDS — Foreclosure Procedures”. 

Loss of Tax Exemption 

As discussed under the caption “TAX MATTERS,” the interest on the 2010A Bonds could 
become includable in gross income for federal income tax purposes retroactive to their issue date as a 
result of the failure of the District, the Master Developer or Harbor Point Development LLC to comply 
with applicable provisions of the Code.  Should such an event of taxability occur, the 2010A Bonds are 
not subject to early redemption and will remain Outstanding to maturity or until redeemed under the 
optional redemption, mandatory sinking fund redemption, extraordinary optional redemption and special 
mandatory redemption provisions of the Indenture. 
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TAX MATTERS 

Tax Exemption of the 2010A Bonds 

Federal Taxes. In the opinion of Pullman & Comley, LLC, Bond Counsel to the District, under 
existing law, interest on the 2010A Bonds (a) is excludable from gross income for federal income tax 
purposes and (b) is not an item of tax preference for purposes of the federal alternative minimum tax 
imposed on individuals and corporations and such interest is not taken into account in determining 
adjusted current earnings for purposes of computing the federal alternative minimum tax imposed on 
certain corporations.  The foregoing opinions reflect the enactment of the Recovery Act, which includes 
provisions that modify the treatment under the alternative minimum tax of interest on certain bonds, such 
as the 2010A Bonds, issued in 2009 and 2010. 

Bond Counsel’s opinion with respect to the 2010A Bonds will be rendered in reliance upon and 
assuming the accuracy of and continuing compliance by the District with its representations and 
covenants relating to certain requirements of the Internal Revenue Code of 1986, as amended (the 
“Code”).  The Code and regulations promulgated thereunder establish certain requirements which must be 
satisfied at and subsequent to the issuance of the 2010A Bonds in order that interest on the 2010A Bonds 
be and remain excludable from gross income for federal income tax purposes.  Failure to comply with 
such requirements may cause interest on the 2010A Bonds to be included in gross income for federal 
income tax purposes retroactively to the date of issuance of the 2010A Bonds irrespective of the date on 
which such noncompliance occurs.  In the Tax Regulatory Agreement, which will be delivered 
concurrently with the issuance of the 2010A Bonds, the District will covenant to comply with certain 
provisions of the Code and will make certain representations designed to assure compliance with such 
requirements of the Code including, but not limited to, investment restrictions, periodic payments of 
arbitrage profits to the United States, requirements regarding the proper use of 2010A Bond proceeds and 
certain other matters.  Bond Counsel will not independently verify the accuracy of these representations.  
The opinion of Bond Counsel delivered on the date of issuance of the 2010A Bonds is conditioned upon 
compliance by the District with such requirements. 

No other opinion is expressed by Bond Counsel regarding the federal tax consequences of the 
ownership of, or the receipt or accrual of interest on, the 2010A Bonds. 

Original Issue Discount. The initial public offering prices of the 2010A Bonds of certain 
maturities may be less then their stated principal amounts.  Under existing law, the difference between the 
stated principal amount and the initial offering price of each maturity of the 2010A Bonds to the public 
(excluding bond houses and brokers) at which a substantial amount of such maturity is sold will constitute 
original issue discount.  The offering prices relating to the yields set forth on the inside cover page of this 
Limited Offering Memorandum for such 2010A Bonds are expected to be the initial offering prices to the 
public at which a substantial amount of each maturity of the 2010A Bonds are sold.  Under existing law, 
original issue discount on the 2010A Bonds accrued and properly allocable to the owners thereof under 
the Code is excludable from gross income for federal income tax purposes if interest on the 2010A Bonds 
is excludable from gross income for federal income tax purposes. 

Under the Code, for purposes of determining an owner’s adjusted basis in a 2010A Bond 
purchased at an original issue discount, original issue discount is treated as having accrued while the 
owner holds such 2010A Bond and will be added to the owner’s basis.  Original issue discount will 
accrue on a constant-yield-to-maturity method based on regular compounding.  The owner’s adjusted 
basis will be used to determine taxable gain or loss upon the sale or other disposition (including 
redemption or payment at maturity) of such a 2010A Bond. 

Prospective purchasers of 2010A Bonds at an original issue discount should consult their own tax 
advisors as to the calculation of accrued original issue discount, the accrual of original issue discount in 
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the case of Bondowners purchasing such 2010A Bonds after the initial offering and sale, and the state and 
local tax consequences of owning or disposing of such 2010A Bonds. 

Original Issue Premium. The initial public offering prices of certain maturities of the 2010A 
Bonds may be more than their stated principal amounts.  An owner who purchases a 2010A Bond at a 
premium to its principal amount must amortize bond premium as provided in the applicable Treasury 
Regulations, and amortized premium reduces the owner’s basis in the 2010A Bond for federal income tax 
purposes.  Amortizable bond premium is not deductible from gross income for federal income tax 
purposes.  Prospective purchasers of the 2010A Bonds should consult their tax advisors regarding the 
amortization of premium and the effect upon basis. 

Withholding.  Interest paid on tax-exempt obligations such as the 2010A Bonds is now generally 
required to be reported by payors to the Internal Revenue Service (“IRS”) and to recipients in the same 
manner as interest on taxable obligations.  In addition, such interest may be subject to “backup 
withholding” if an owner of the 2010A Bonds fails to provide the information required on IRS Form W-9, 
Request for Taxpayer Identification Number and Certification, or the IRS has specifically identified an 
owner of the 2010A Bonds as being subject to backup withholding because of prior underreporting.  
Neither the information reporting requirement nor the backup withholding requirement affects the 
excludability of interest on the 2010A Bonds from gross income for federal tax purposes. 

Other Federal Tax Matters. Prospective purchasers of the 2010A Bonds should be aware that 
ownership of the 2010A Bonds may result in collateral federal income tax consequences to certain 
taxpayers, including, without limitation, financial institutions, property and casualty insurance companies, 
individual recipients of Social Security or Railroad Retirement benefits, certain S corporations with 
“excess net passive income,” foreign corporations subject to the branch profits tax, taxpayers who 
acquired the 2010A Bonds in market purchases at a discount, life insurance companies and taxpayers who 
may be deemed to have incurred or continued indebtedness to purchase or carry the 2010A Bonds (for 
certain bonds issued during 2009 and 2010, the Recovery Act modifies the application of those rules as 
they apply to financial institutions).  Bond Counsel does not express any opinion regarding such collateral 
tax consequences.  Prospective purchasers of the 2010A Bonds should consult their tax advisors regarding 
collateral federal income tax consequences. 

State Taxes. In the opinion of Bond Counsel, under existing statutes, interest on the 2010A 
Bonds is excludable from Connecticut taxable income for purposes of the Connecticut income tax on 
individuals, trusts and estates and is excludable from amounts on which the net Connecticut minimum tax 
is based in the case of individuals, trusts and estates required to pay the federal alternative minimum tax. 

Interest on the 2010A Bonds is included in gross income for purposes of the Connecticut 
corporation business tax. 

Accrued original issue discount on a 2010A Bond is also excluded from Connecticut taxable 
income for purposes of the Connecticut income tax on individuals, trusts and estates and is excluded from 
amounts on which the net Connecticut minimum tax is based in the case of individuals, trusts and estates 
required to pay the federal alternative minimum tax. 

Owners of the 2010A Bonds should consult their own tax advisors with respect to the 
determination for state and local income tax purposes of original issue discount or premium accrued upon 
sale or redemption thereof, and with respect to the state and local tax consequences of owning or 
disposing of such 2010A Bonds. 

Miscellaneous. Tax legislation, administrative actions taken by tax authorities and court 
decisions, whether at the federal or state level, may adversely affect the tax-exempt status of interest on 
the 2010A Bonds under federal or state law and could affect the market price for, or the marketability of, 
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the 2010A Bonds.  Prospective purchasers of the 2010A Bonds should consult their own tax advisers 
regarding the foregoing matters. 

General. The opinion of Bond Counsel is rendered as of its date, and Bond Counsel assumes no 
obligation to update or supplement their opinions to reflect any facts or circumstances that may come to 
its attention or any changes in law that may occur after the date of its opinion.  Bond Counsel’s opinions 
are based on existing law, which is subject to change.  Such opinions are further based on factual 
representations made to Bond Counsel as of the date of issuance.  Moreover, Bond Counsel’s opinions are 
not a guarantee of a particular result, and are not binding on the IRS or the courts; rather, such opinions 
represent Bond Counsel’s professional judgment based on its review of existing law, and in reliance on 
the representations and covenants that it deems relevant to such opinions. 

The discussion above does not purport to deal with all aspects of federal or state or local taxation 
that may be relevant to a particular owner of the 2010A Bonds.  Prospective owners of the 2010A Bonds, 
particularly those who may be subject to special rules, are advised to consult their own tax advisors 
regarding the federal, state and local tax consequences of owning and disposing of the 2010A Bonds. 

Tax Status of the 2010B Bonds 

Any discussion of U.S. federal tax issues set forth in this Limited Offering Memorandum 
relating to the 2010B Bonds was written in connection with the promotion and marketing of the 
2010B Bonds.  To ensure compliance with requirements imposed by the Internal Revenue Service, 
Bond Counsel informs you that (i) any federal tax advice contained in this Limited Offering 
Memorandum (including any attachments) or in writings furnished by Bond Counsel to the District 
is not intended or written to be used, and cannot be used, by any bondowner for the purpose of 
avoiding penalties that may be imposed on such bondowner under the Code, (ii) such federal tax 
advice is written to support the promotion or sale of the 2010B Bonds, and (iii) the bondowner 
should seek advice based on its particular circumstances from an independent tax advisor. 

Prospective purchasers are urged to consult their own tax advisors with respect to the U.S. 
federal and other tax consequences of the purchase, ownership and disposition of the 2010B Bonds 
before determining whether to purchase 2010B Bonds. 

Federal Taxes.  Interest on the 2010B Bonds (the “Taxable Bonds”) is not excluded from gross 
income for federal income tax purposes and so will be fully subject to federal income taxation. 

Certain Federal Tax Information.  The District has irrevocably elected to designate the 2010B 
Bonds as “recovery zone economic development bonds” pursuant to Section 1400U-2 of the Code in 
order to allow the District to receive from the Federal government on each interest payment date a 
payment equal to 45% of the interest due on the 2010B Bonds pursuant to Code Section 6431.  As a result 
of such election, owners of, and owners of beneficial interests in, the 2010B Bonds will not receive any 
tax credits with respect to such Bonds and interest on the 2010B Bonds will be included in gross income 
for federal income tax purposes. 

Original Issue Discount.  The following summary is a general discussion of certain federal 
income tax consequences of the purchase, ownership and disposition of the Taxable Bonds that may be 
issued with original discount (the “Taxable Discount Bonds”).  A Taxable Bond will be treated as having 
been issued at an original issue discount if the excess of its stated redemption price at maturity over its 
issue price (defined as the initial offering price to the public at which a substantial amount of the Taxable 
Bonds of the same maturity and same series have first been sold, excluding bond houses and brokers) 
equals or exceeds one quarter of one percent of such Taxable Bond’s stated redemption price at maturity 
multiplied by the number of complete years to its maturity.  In general, the amount of original issue 
discount includable in income by the initial holder of a Taxable Discounted Bond is the sum of the daily 
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portions of original issue discount with respect to such Taxable Discount Bond for each day during the 
taxable year in which such holder held such Taxable Discount Bond.  The daily portion of original issue 
discount on any Taxable Discount Bond is determined by allocating to each day in any accrual period a 
ratable portion of the original issue discount allocable to that accrual period. 

Market Discount.  Any owner who purchases a Taxable Bond at a price which includes market 
discount in excess of a prescribed de minimis amount (i.e., at a purchase price that is less than its adjusted 
price in the hands of an original owner) will be required to recharacterize all of a portion of the gain as 
ordinary income upon receipt of each scheduled or unscheduled principal payment or upon other 
disposition.  In particular, such owner will generally be required either (a) to allocate each such principal 
payment to accrued market discount not previously included in income and to recognize ordinary income 
to that extent and to treat any gain upon sale or other disposition of such Taxable Bond, as the case may 
be, as ordinary income to the extent of any remaining accrued market discount or (b) to elect to include 
such market discount in income currently as it accrues on all market discount instruments acquired by 
such owner on or after the first day of the taxable year to which such election applies. 

An owner who acquires a Taxable Bond at a market discount also may be required to defer, until 
the maturity date of such Taxable Bond or other earlier disposition in a taxable transaction, the deduction 
of a portion of the amount of interest that the owner paid or accrued during the taxable year on 
indebtedness incurred or maintained to purchase or carry a Taxable Bond in excess of the aggregate 
amount of interest (including original issue discount) includable in such owner’s gross income for the 
taxable year with respect to such Taxable Bond.  The amount of such net interest expense deferred in a 
taxable year may not exceed the amount of market discount accrued on the Taxable Bond for the days 
during the taxable year on which the owner held the Taxable Bond and, in general, would be deductible 
when such market discount is includable in income.  The amount of any remaining deferred deduction is 
to be taken into account in the taxable year in which the Taxable Bond matures or is disposed of in a 
taxable transaction.  In the case of a disposition in which gain or loss is not recognized in whole or in part, 
any remaining deferred deduction will be allowed to the extent gain is recognized on the disposition.  The 
deferral rule does not apply if the bondowner elects to include such market discount in income currently 
as described above. 

Bond Premium.  A purchaser who purchases a Taxable Bond at a cost greater than its then 
principal amount (or, in the case of a Taxable Bond issued with original issue premium, at a price in 
excess of its adjusted issue price) will have amortizable bond premium.  If the holder elects to amortize 
the premium under Section 171of the Code (which election will apply to all bonds held by the holder on 
the first day of the taxable year to which the election applies, and to all bonds thereafter acquired by the 
holder), such a purchaser must amortize the premium using constant yield principles based on the 
purchaser’s yield to maturity.  Amortizable bond premium is generally treated as an offset to interest 
income, and a reduction in basis is required for amortizable bond premium that is applied to reduce 
interest payments.  Purchasers of any Taxable Bonds who acquire such Bonds at a premium (or with 
acquisition premium) should consult with their own tax advisors with respect to the determination and 
treatment of such premium for federal income tax purposes and with respect to state and local tax 
consequences of owning such Taxable Bonds. 

Sale or Redemption of Taxable Bonds.  A bondowner’s tax basis for a Taxable Bond is the price 
such owner pays for the Taxable Bond plus the amount of any original issue discount and market discount 
previously included in income, reduced on account of any payments received (other than “qualified 
periodic interest” payments) and any amortized bond premium.  Gain or loss recognized on a sale, 
exchange or redemption of a Taxable Bond, measured by the difference between the amount realized and 
the Taxable Bond basis as so adjusted, will generally give rise to capital gain or loss if the Taxable Bond 
is held as a capital asset (except as discussed above under “Market Discount”). 
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Backup Withholding.  A bondowner may, under certain circumstances, be subject to “backup 
withholding” (currently the rate of this withholding tax is 28%, but may change in the future) with respect 
to interest or original issue discount on the Taxable Bonds.  This withholding generally applies if the 
owner of a Taxable Bond (a) fails to furnish the Trustee or other payor with its taxpayer identification 
number; (b) furnishes the Trustee or other payor an incorrect taxpayer identification number; (c) fails to 
properly report interest, dividends or other “reportable payments” as defined in the Code; or (d) under 
certain circumstances, fails to provide the Trustee or other payor with a certified statement, signed under 
penalty of perjury, that the taxpayer identification number provided is its correct number and that the 
holder is not subject to backup withholding.  Backup withholding will not apply, however, with respect to 
certain payments made to bondowners, including payments to certain exempt recipients (such as certain 
exempt organizations) and to certain Nonresidents (as defined below).  Owners of the Taxable Bonds 
should consult their tax advisors as to their qualification for exemption from backup withholding and the 
procedure for obtaining the exemption. 

Nonresident Borrowers.  Under the Code, interest and original issue discount income with 
respect to the Taxable Bonds held by nonresidential alien individuals, foreign corporations or other non-
United States persons (“Nonresidents”) generally will not be subject to the United States withholding tax 
(or backup withholding) if the District (or other person who would otherwise be required to withhold tax 
from such payments) is provided with an appropriate statement that the beneficial owner of the Taxable 
Bond is a Nonresident.  Notwithstanding the foregoing, if any such payments are effectively connected 
with a United States trade or business conducted by a Nonresident bondowner, they will be subject to 
regular United States income tax, but will ordinarily be exempt from United States withholding tax. 

Defeasance.  Under the terms of the Indenture, the Taxable Bonds may be legally defeased.  
Prospective purchasers of the Taxable Bonds should be aware that, for U.S. federal income tax purposes, 
a legal defeasance will be treated as a taxable exchange of such Taxable Bonds on which gain or loss, if 
any, will be recognized without any corresponding receipt of cash.  In addition, after a legal defeasance, 
the timing and character of amounts includable in gross income by a holder of the Taxable Bonds could 
differ from the timing and character of the amounts that would have been includible in gross income in 
respect of such Taxable Bonds had the legal defeasance not occurred.  Prospective purchasers of such 
Taxable Bonds should consult their own tax advisors with respect to the more detailed consequences to 
them of a legal defeasance, including the applicability and effect of tax laws other than U.S. federal 
income tax laws. 

State Taxes.  In the opinion of Bond Counsel, under existing statutes, interest on the Taxable 
Bonds is excludable from Connecticut taxable income for purposes of the Connecticut income tax on 
individuals, trusts and estates and is excludable from amounts on which the net Connecticut minimum tax 
is based in the case of individuals, trusts and estates required to pay the federal alternative minimum tax. 

Interest on the Taxable Bonds is included in gross income for purposes of the Connecticut 
corporation business tax. 

Owners of the Taxable Bonds should consult their own tax advisors with respect to the 
determination for state and local income tax purposes of original issue discount or premium accrued upon 
sale or redemption thereof, and with respect to the state and local tax consequences of owning or 
disposing of such Taxable Bonds. 

Miscellaneous.  Tax legislation, administrative actions taken by tax authorities and court 
decisions, whether at the federal or state level, may adversely affect the tax status of interest on the 
Taxable Bonds under federal or state law and could affect the market price for, or the marketability of, the 
Taxable Bonds.  Prospective purchasers of the Taxable Bonds should consult their own tax advisers 
regarding the foregoing matters. 
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General.  The opinion of Bond Counsel is rendered as of its date, and Bond Counsel assumes no 
obligation to update or supplement its opinions to reflect any facts or circumstances that may come to its 
attention or any changes in law that may occur after the date of their opinion.  Bond Counsel’s opinions 
are based on existing law, which is subject to change.  Such opinions are further based on factual 
representations made to Bond Counsel as of the date of issuance.  Moreover, Bond Counsel’s opinions are 
not a guarantee of a particular result, and are not binding on the IRS or the courts; rather, such opinions 
represent Bond Counsel’s professional judgment based on its review of existing law, and in reliance on 
the representations and covenants that it deems relevant to such opinions. 

NO RATINGS 

No application for a rating has been made to any rating agency, nor is there any reason to believe 
that the District would have been successful in obtaining an investment grade rating for the Bonds had 
application been made. 

SUITABILITY FOR INVESTMENT 

The Bonds are offered only to “accredited investors” as defined in Regulation D of the Securities 
Act of 1933, as amended.  No dealer, broker, salesperson or other person has been authorized by the 
District, the Master Developer or the Underwriter to give any information or make any representations, 
other than those contained in this Limited Offering Memorandum, and, if given or made, such other 
information or representations must not be relied upon as having been authorized by any of the foregoing. 

CONTINUING DISCLOSURE 

An undertaking for the benefit of the Bondholders to provide continuing disclosure pursuant to 
the provisions of Rule 15c2-12 (the “Rule”) adopted by the Securities and Exchange Commission under 
the Securities Exchange Act of 1934 is not legally required with respect to the Bonds based on an 
exemption that exists with respect to the Rule since the Bonds are being offered in authorized 
denominations of $100,000 or more and are being sold to no more than 35 knowledgeable and 
experienced investors not purchasing with a view to distribute. 

Notwithstanding the above, the District, the Trustee and the Administrator will enter into a 
written agreement for the benefit of the holders of the Bonds (the “District Continuing Disclosure 
Agreement”) and the Master Developer, Harbor Point Development LLC and the Administrator will also 
enter into a written agreement whereby they agree to provide certain information to the holders of the 
Bonds (the “Developer Continuing Disclosure Agreement”).  The specific nature of the information, as 
well as the circumstances under which other material events are reported, is contained in the forms of 
Continuing Disclosure Agreements set forth in APPENDIX H — FORMS OF CONTINUING 
DISCLOSURE AGREEMENTS.  Failure to comply with the requirements of the Continuing Disclosure 
Agreements will not result in a default under the Bonds. 
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LITIGATION 

The District 

To the best of the knowledge of the District, there is no litigation at law or in equity, or any 
proceeding before any judicial or administrative court, public board, tribunal, agency or other body with 
competent jurisdiction pending, to which the District is a party, or threatened against the District, in a 
manner that adversely affects the transactions contemplated in the Bond Purchase Agreement (defined 
below) and which:  (a) questions, contests or challenges:  (i) the enactment, validity, or enforceability of 
the Special Act; (ii) the creation, organization or existence of the District; (iii) the enactment, validity, or 
enforceability of the Resolution; (iv) the authority of the District to issue debt pursuant to the Special Act; 
(v) any authority or proceeding related to the District’s authorization, execution, issuance, sale and 
delivery of any of the Bonds or the Bond Purchase Agreement, the Indenture, the Interlocal Agreement, 
the True-Up Agreement, the Special Assessment Agreement, the Sales Agreement, the City Development 
Agreement, the Road and Utility Agreement, the Master Development Agreement and the District 
Continuing Disclosure Agreement and any other document executed and delivered (or to be executed and 
delivered) in connection with the issuance of the Bonds and the other transactions contemplated by the 
Bond Purchase Agreement to which the District is or is to be a party (collectively, the “District 
Documents”); or its pledge of the Tax Increment Payments, Special Assessments and 2010B Subsidy 
Payment as security for the Bonds; (vi) the District’s power, authority or right to:  (A) execute, issue, sell 
and deliver the Bonds, (B) to pledge the Tax Increment Payments, Special Assessments and 2010B 
Subsidy Payment as security for the Bonds or (C) execute and deliver, and perform and observe its 
obligations under the District Documents, (vii) the validity or enforceability of the District’s obligations 
under the Bonds or any of the other District Documents; or (viii) the entitlement of any of the officials of 
the District to their respective offices; or (b) seeks to restrict or enjoin the execution, issuance, sale or 
delivery of the Bonds by the District, the pledge of the Tax Increment Payments, Special Assessments and 
2010B Subsidy Payment as security for the Bonds, or the execution or delivery by the District of, or the 
performance by the District of its obligations under, the District Documents. 

The Master Developer 

There is no action, suit, proceeding or inquiry, or, to the best knowledge and information of the 
Master Developer, any investigation, at law or in equity, or before or by any court, public board or body 
or other governmental authority, (i) pending or, to the best knowledge and information of the Master 
Developer, threatened against or affecting the Master Developer with a claim for damages in excess of 
$1,000,000 or wherein an unfavorable decision, ruling or finding would materially adversely affect the 
transactions contemplated by the Bond Purchase Agreement or the Limited Offering Memorandum, or the 
Master Developer’s ability to perform its obligations under the Bond Purchase Agreement, the 
Completion Guaranty, the Master Development Agreement, the Development and Management Services 
Agreement, the True-Up Agreement and the Developer Continuing Disclosure Agreement and all other 
documents executed and delivered (or to be executed and delivered) in connection with the issuance of 
the Bonds and the other transactions contemplated by the Bond Purchase Agreement to which the Master 
Developer is or is to be a party (the “Master Developer Documents”), including the funding of the 
construction of the Development in a timely manner, or that in any manner raises any question concerning 
the legality, validity or enforceability of the Master Developer Documents nor to the best knowledge and 
belief of the Master Developer is there any basis therefor or (ii) pending or, to the best knowledge and 
information of the Master Developer, threatened against or affecting any of the members of the Master 
Developer wherein an unfavorable decision, ruling or funding would materially adversely affect the 
ability of such member to perform its obligations under the Operating Agreement other than the appeal of 
the Zoning Board’s approval of the construction of The Waterside School and as otherwise disclosed 
herein.  See “THE DEVELOPMENT-Zoning Approvals and Permitting-Harbor Point and Yale & 
Towne” herein.  
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Harbor Point Development LLC 

There is no action, suit, proceeding or inquiry, or, to the best knowledge and information of 
Harbor Point Development LLC, any investigation, at law or in equity, or before or by any court, public 
board or body or other governmental authority, pending or, to the best knowledge and information of 
Harbor Point Development LLC, threatened against or affecting Harbor Point Development LLC  with a 
claim for damages in excess of $1,000,000 or wherein an unfavorable decision, ruling or finding would 
materially adversely affect the transactions contemplated by the Bond Purchase Agreement or this 
Limited Offering Memorandum, or Harbor Point Development LLC’s ability to perform its obligations 
under the Bond Purchase Agreement, the Development and Management Services Agreement and the 
Developer Continuing Disclosure Agreement (the “Development LLC Documents”) including completion 
of the Development in a timely manner, or that in any manner raises any question concerning the legality, 
validity or enforceability of the Development LLC Documents, nor to the best knowledge and belief of 
Harbor Point Development LLC is there any basis therefor other than the appeal of the Zoning Board’s 
approval of the construction of The Waterside School and as otherwise disclosed herein.  See “THE 
DEVELOPMENT-Zoning Approvals and Permitting-Harbor Point and Yale & Towne” herein.   

UNDERWRITING 

The Underwriter has agreed, subject to certain conditions, to purchase the Bonds from the District 
pursuant to and subject to the terms and conditions set forth in a Bond Purchase Agreement, dated 
January 21, 2010 among the Underwriter, the District, the Master Developer and Harbor Point 
Development LLC (the “Purchase Agreement”) at a purchase price of $141,737,500 (which represents the 
initial par amount of the Bonds less an Underwriter’s discount of $3,262,500).  The Underwriter may 
offer and sell the Bonds to certain dealers (including the Underwriter and other dealers depositing Bonds 
into investment trusts) at a price or prices lower than the offering price stated on the inside front cover of 
this Limited Offering Memorandum. 

LEGAL MATTERS 

Certain legal opinions relating to the Bonds will be given by Pullman & Comley, LLC, 
Bridgeport, Connecticut, Bond Counsel to the District, with respect to the Bonds and the excludability 
from gross income of interest on the 2010A Bonds.  The proposed form of the opinions of Bond Counsel 
to the District pertaining to the Bonds to be delivered upon issuance of such Bonds is attached hereto as 
APPENDIX G.  Certain legal opinions pertaining to the City of Stamford, Connecticut will be given by 
Robinson & Cole LLP, Hartford, Connecticut, special counsel to the City.  Certain legal opinions 
pertaining to the Master Developer, Harbor Point Development LLC and the Guarantors will be given by 
their General Counsel and by their special counsel Day Pitney LLP.  Certain legal opinions pertaining to 
this Limited Offering Memorandum and the Underwriter will be delivered by their counsel, Ballard Spahr 
LLP, Washington, D.C. 

The various legal opinions to be delivered concurrently with the delivery of the Bonds express the 
professional judgment of the attorneys rendering the opinions as to the legal issues explicitly addressed 
therein. In rendering a legal opinion, the attorney does not become an insurer or guarantor of that 
expression of professional judgment, of the transaction opined upon, or of the future performance of 
parties to the transaction, nor does the rendering of an opinion guarantee the outcome of any legal dispute 
that may arise out of the transaction. 
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RELATIONSHIPS 

Bond Counsel previously represented the Master Developer in pursuit of the enactment of the 
Special Act and the creation of the District.  Prior to the formation of the District, Bond Counsel also 
represented the Master Developer in connection with the negotiation of the Interlocal Agreement and 
related agreements with the City of Stamford.  Bond Counsel’s representation of the Master Developer 
has since ceased. 

Bond Counsel serves as special counsel for Building & Land Technology (“BLT”) in connection 
with certain corporate and tax matters. In addition, Bond Counsel represents BLT Reserve, LLC and 
Windemere Reserve, LLC, which are affiliates of BLT in connection with their ownership and 
development of two parcels within a master planned community situated in Danbury, Connecticut known 
as the “Reserve”.  Each affiliate owns a development parcel that is planned for the development of either 
commercial or residential property within the Reserve.  Bond Counsel represents BLT in connection with 
Chapter 11 Bankruptcy proceedings of WCI Communities, Inc. (“WCI”), which are pending in Delaware 
Bankruptcy Court, due to WCI’s unfulfilled contractual obligations with regards to the construction of the 
Reserve.  Bond Counsel also represents BLT in connection with sale of Connecticut historic tax credits to 
be earned by BLT for its rehabilitation of a building located within the District.  Such representation 
includes the negotiation of a Connecticut historic tax credit purchase and sale agreement and the delivery 
of an opinion letter related to the assignment of the Connecticut historic tax credit vouchers to the 
purchaser. 

While working at another law firm and prior to joining Bond Counsel in March of 2009, a 
member of Pullman & Comley, LLC represented a predecessor to the Master Developer in connection 
with the formation of the Harbor Point Community and the Yale & Towne Community.  Because of his 
experience with the formation of such Communities, such member has been retained by the Master 
Developer to review and opine on the sections in this Limited Offering Memorandum relating to the 
Harbor Point Community and the Yale & Towne Community. 

LEGALITY FOR INVESTMENT 

Under the Act, the Bonds are legal investments for public officers and public bodies of the State 
and its political subdivisions, and for insurance companies, trust companies, banking associations, 
investment companies, executors, administrators, trustees, and other fiduciaries. 

AUTHORIZATION OF LIMITED OFFERING MEMORANDUM 

This Limited Offering Memorandum has been approved by the Master Developer, and the 
distribution and use by the Underwriter of this Limited Offering Memorandum have been duly authorized 
by the District and approved by the Master Developer and Harbor Point Development LLC.  The 
inclusion in this Limited Offering Memorandum of the Appraisal as APPENDIX A hereto has been 
approved by the Appraiser, the inclusion of the Market Study as APPENDIX B hereto has been approved 
by the Consultant, the inclusion of the Tax Increment and Special Assessment Projection Study as 
APPENDIX C hereto has been approved by MuniCap and the inclusion of the Independent Engineer’s 
Report as APPENDIX D hereto has been approved by the Engineering Consultant. 

NO CITY OF STAMFORD DISCLOSURE 

The City has not provided or approved any information in this Limited Offering Memorandum 
and takes no responsibility for any information contained in this Limited Offering Memorandum, and 
makes no representation as to the contents of this Limited Offering Memorandum or the suitability of the 
Bonds for any investor, the feasibility or performance of the Development or the compliance with any 
securities, tax or other laws or regulations. 
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BONDS NOT A DEBT OF THE STATE OR THE CITY OF STAMFORD 

NEITHER THE FULL FAITH AND CREDIT OF THE HARBOR POINT INFRASTRUCTURE 
IMPROVEMENT DISTRICT, THE CITY OF STAMFORD, THE STATE OF CONNECTICUT, OR 
ANY POLITICAL SUBDIVISION THEREOF, IS PLEDGED TO THE PAYMENT OF THE 
PRINCIPAL OF, PREMIUM, IF ANY, AND INTEREST ON THE BONDS.  NEITHER THE STATE 
OF CONNECTICUT NOR THE CITY OF STAMFORD SHALL BE OBLIGATED TO PAY THE 
PRINCIPAL OF, PREMIUM, IF ANY, OR INTEREST ON THE BONDS.  THE BONDS AND THE 
OBLIGATIONS EVIDENCED THEREBY SHALL CONSTITUTE A LIEN ONLY ON, AND SHALL 
BE PAYABLE SOLELY FROM THE PLEDGED REVENUES (AS DEFINED IN THE INDENTURE) 
IN ACCORDANCE WITH THE TERMS OF THE INDENTURE. 

MISCELLANEOUS 

The references herein to the law, the Indenture, the Bonds, the Interlocal Agreement, the Master 
Development Agreement and the Rate and Method, and other materials are brief outlines of certain 
provisions thereof.  Such outlines do not purport to be complete, and for full and complete statements of 
such provisions reference is made to such instruments, documents, and other materials, complete, final 
and, if applicable, executed copies of which are on file at the offices of the Master Developer and the 
corporate office of the Trustee.  Potential investors are advised to review the actual documents and 
agreements referred to herein in advance of making their investment decision. 

The information contained in this Limited Offering Memorandum has been compiled or prepared 
from information obtained from the Master Developer, Harbor Point Development LLC, the District, 
DTC, and official or other sources deemed to be reliable and, while not guaranteed as to completeness or 
accuracy, is believed to be correct as of this date.  Any statements involving matters of opinion, whether 
or not expressly so stated, are intended as such and not as representations of fact.  The District assumes no 
responsibility for the accuracy or completeness of any representation or statement herein except for 
material with respect to the District included under the captions “SUMMARY STATEMENT – The 
District”, “THE DISTRICT” and “LITIGATION” (insofar as such information relates to the District). 

The District has authorized the use of this Limited Offering Memorandum.  The District is 
responsible for the statements under the captions “SUMMARY STATEMENT – The District”, “THE 
DISTRICT” and “LITIGATION” (insofar as such information relates to the District).  The Master 
Developer and Harbor Point Development LLC are responsible for the statements under the captions 
“SUMMARY STATEMENT – The Development” and “– The Master Developer”, “THE MASTER 
DEVELOPER”, “THE DEVELOPMENT”, “LITIGATION – The Master Developer” and “- Harbor Point 
Development LLC”, “RISK FACTORS – Concentration of Ownership” and “ - Delays in Completion or 
Failure to Complete the Development” and “RELATIONSHIPS” as it relates to the Master Developer, 
Harbor Point Development LLC and the Development and any information provided by the Master 
Developer and included in “APPENDIX A —— APPRAISAL REPORT”, “APPENDIX B — MARKET 
STUDY”, “APPENDIX C — TAX INCREMENT AND SPECIAL ASSESSMENT PROJECTION 
STUDY” and “APPENDIX D — INDEPENDENT ENGINEER’S REPORT” 



 

The attached APPENDICES A through I are integral parts of this Limited Offering Memorandum 
and should be read in their entirety, together with all of the foregoing statement. 

HARBOR POINT INFRASTRUCTURE 
IMPROVEMENT DISTRICT 

By: /s/ Paul J. Kuehner  
 Name:  Paul J. Kuehner 
 Title:    President 
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AERIAL VIEW OF SUBJECT SITES 
(NOTE: MARINA IS NOT PART OF THE APPRAISED PROPERTY) 
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YALE & TOWNE SITE (LOFT BUILDING TO BE CONVERTED TO RENTAL APTS.) 
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HARBOR SQUARE – UNDER CONSTRUCTION OFFICE 
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SUMMARY OF SALIENT FACTS 

Property Name

Location

Assessor’s Parcel Number

Highest and Best Use

As Vacant

As Improved

Property Rights Appraised Fee Simple Estate 1

Date of Inspection November 11, 2009

Land Area

Overall Development 81.35 AC

Subject Property 66.35 AC (Excludes Marina)

Combined Individual Site Areas 40.64 AC

Estimated Exposure Time Less than 12 months

CONCLUDED MARKET VALUE

Development Appraisal Premise Interest Appraised Value

Harbor Square As Is Fee Simple Estate $45,800,000 

Harbor Commons As Is Fee Simple Estate $60,900,000 

Harbor Park As Is Fee Simple Estate $65,900,000 

Yale & Towne As Is Fee Simple Estate $114,200,000 

Total Value - Harborpoint As Is Fee Simple Estate $286,800,000

ROUNDED: $287,000,000 

Compiled by CBRE 1 - The Y7 Component of Yale & Towne is a leased fee value

December 1, 2009

Harbor Point Development

Map 133, Block 25, Lots P1-P6; Lots S1-S5; Lots C1-C8; Map 127, 
Block 84, Lots Y1-Y8; Map 138, Block 25, Lot 69

Washington Blvd., Walter Wheeler Dr., Pacific St., Stamford, Fairfield 
County, CT  06902

Date of Value

(Excludes Marina & Public Uses)

Hold For Development

Hold For Development

December 1, 2009

December 1, 2009

December 1, 2009

December 1, 2009

 

 

EXTRAORDINARY ASSUMPTIONS & HYPOTHETICAL CONDITIONS 

It is assumed the development will occur as indicated herein and will consist of  2,079 condominium 
units,  1,921 rental apartments,  289,378 square feet of office space in two buildings, two hotels with 
a total of 235-units, and  259,964 square feet of retail space.  The development is scheduled to 
occur over a 10-year period, with sell-out continuing through 2023. 

We have valued the property via a land residual analysis which includes the contributory value of the 
work completed to date on the improvements.  To date, approximately $40 million has been spent on 
infrastructure and our appraisal assumes that the remaining $110 million of necessary infrastructure is 
funded through the taxing jurisdiction’s planned bond offering and is thus not a deduction/cost within 
our analysis. 
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INTRODUCTION 

Property Identification:

Location:

Assessor’s Parcel Number:

Property History:

Current Ownership Entities:

Current Asking Price:

Property Peninsula Bay - all 
C blocks and S5 - 
+/-22 Acres

Admirals Wharf - all P 
blocks, S1 to S4, 
(excluding 14 acre 
marina)  - +/-25 Acres

Yale & Towne - all Y 
blocks - 20.35 acres

Previous Sale Date: 2005 2005 2005

Previous Sale Price: $33,000,000 $88,000,000 $50,750,000 

Other Sales - Past 3 Years:

Property Rights Appraised:

Date of Value:

Date of Inspection:

Date of Report:

Intended Use & User of Report:

Special Appraisal Instructions:

Exposure Time Information: Range Average

Comparable Sales Data: 3 - 12 Months 9.0 Months

Korpacz Apartment 3 - 18 Months 9.1 Months

Korpacz Suburban Office 3 - 18 Months 9.4 Months

Korpacz Strip Shopping Center 2 - 18 Months 9.3 Months

Korpacz Full Service Hotel 4 - 18 Months 8.2 Months

Local Market Professionals: 6 - 12 Months 9.0 Months

Estimated Exposure Time:

Estimated Marketing Time:

Less than 12 months

Less than 12 months

December 1, 2009

December 8, 2009

To aid in potential bond financing

None noted

None

Not being marketed

Fee Simple Estate

December 1, 2009

The Strand/BRC Group LLC; One Harbor Point Square LLC; Two 
Harbor Point Square LLC; Three Harbor Point Square LLC; Four Harbor 
Point Square LLC; Walter Wheeler Dr., One Commons Park LLC; Yale 
& Towne Spe LLC, BLT Six Yale & Towne LLC, Seven Yale & Towne LLC

Harbor Point Development

Washington Blvd., Walter Wheeler Dr., Pacific St., Stamford, CT

Map 133, Block 25, Lots P1-P6; Lots S1-S5; Lots C1-C8; Map 127, 
Block 84, Lots Y1-Y8; Map 138, Block 25, Lot 69

 

As discussed, the subject developer pieced together the sites primarily in 2005 from three large land 
parcel purchases.  The purchases totaled $171,750,000 (including the marina, which is not part of 

our valuation).  The Peninsula Bay and Admirals Wharf parcels comprise the southern development 

site while the Yale & Towne site represents the northern development site.    
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PURPOSE OF THE APPRAISAL 

The purpose of this appraisal is to estimate the market value of the subject property.  The current 

economic definition of market value agreed upon by agencies that regulate federal financial 
institutions in the U.S. (and used herein) is as follows: 

The most probable price which a property should bring in a competitive and open market under all 

conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and 

assuming the price is not affected by undue stimulus.  Implicit in this definition is the consummation of 
a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: 

1. buyer and seller are typically motivated; 
2. both parties are well informed or well advised, and acting in what they consider their own best 

interests; 
3. a reasonable time is allowed for exposure in the open market; 
4. payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and 
5. the price represents the normal consideration for the property sold unaffected by special or 

creative financing or sales concessions granted by anyone associated with the sale. 1 

TERMS AND DEFINITIONS 

The Glossary of Terms in the addenda provides definitions for additional terms that are, and may be 

used in this appraisal. 

SCOPE OF WORK 

The scope of the assignment relates to the extent and manner in which research is conducted, data is 

gathered and analysis is applied, all based upon the following problem-identifying factors stated 

elsewhere in this report: 

• Client 
• Intended use 
• Intended user 
• Type of opinion 
• Effective date of opinion 
• Relevant characteristics about the subject 
• Assignment conditions 

This appraisal of the subject has been presented in the form of a Self-Contained Appraisal Report, 

which is intended to comply with the reporting requirements set forth under Standards Rule 2-2(a) of 

the USPAP.  That is, this report incorporates, to the fullest extent possible, practical explanation of the 

                                               
1
 Office of Comptroller of the Currency (OCC), 12 CFR Part 34, Subpart C – Appraisals, 34.42 (g); Office of Thrift 

Supervision (OTS), 12 CFR 564.2 (g); Appraisal Institute, The Dictionary of Real Estate Appraisal, 4th ed. (Chicago: Appraisal 
Institute, 2002), 177-178.  This is also compatible with the RTC, FDIC, FRS and NCUA definitions of market value as well as 
the example referenced in the Uniform Standards of Professional Appraisal Practice (USPAP). 
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data, reasoning and analysis that were used to develop the opinion of value.  This report also includes 

thorough descriptions of the subject and the market for each of the property types. 

Extent to Which the Property is Identified 

CBRE collected the relevant information about the subject from the owner (or representatives), public 
records and through an inspection of the subject.   The property was legally identified through its 

postal address, assessor’s records, legal description and title report.  Economic characteristics of the 

subject were identified via an analysis of the previous subject sale summary development plans and 
budgets as provided by the developer. 

Extent to Which the Property is Inspected 

CBRE inspected the subject, as well as its surrounding environs on the effective date of appraisal. 

Type and Extent of the Data Researched 

CBRE reviewed the micro and/or macro market environments with respect to physical and economic 

factors relevant to the valuation process.  This process included interviews with regional and/or local 
market participants, available published data, and other various resources.  CBRE also conducted 

regional and/or local research with respect to applicable tax data, zoning requirements, flood zone 

status, demographics, construction cost and comparable rental and sale information. 

Type and Extent of Analysis Applied 

CBRE analyzed the data gathered through the use of appropriate and accepted appraisal 
methodology to arrive at a probable value indication via each applicable approach to value.  

Approaches to value used include a land residual analysis.  The steps required to complete each 

approach are discussed in the methodology section.  CBRE then correlated and reconciled the results 

into a reasonable and defensible value conclusion, as defined herein.  A reasonable exposure time 
and marketing time associated with the value estimate presented has also been concluded. 

SPECIAL APPRAISAL INSTRUCTIONS 

For this assignment we have been instructed to value to the subject property per the specific 

entitlements associated with the Harbor Point Redevelopment Plan and it is a specific assumption of 
this report that these entitlements are in place. In addition, it is a specific assumption that the subject 

site is free from any environmental problems.  To date, approximately $40 million has been spent on 

infrastructure and our appraisal specifically assumes that the remaining $110 million of necessary 
infrastructure is funded through the taxing jurisdiction’s planned bond offering and is thus not a 

deduction/cost within our analysis. There have been no other special appraisal instructions for this 

assignment. 
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AREA ANALYSIS 

 

FAIRFIELD COUNTY AREA 

The subject property is located in the City of Stamford, Fairfield County, Connecticut.  

Fairfield County is situated in the southwestern sector of Connecticut and is bordered to the north by 

Litchfield and New Haven counties, to the south by the Long Island Sound, to the east by New Haven 

County, and to the west by Westchester and Putnam counties in New York.  This region is primarily a 
suburban residential area with a solid commercial base and a good industrial sector.  In general, the 

communities in southwestern Fairfield County and along the coast of Long Island Sound are more 

prestigious, middle- to upper-income areas.  The residential communities in northern and eastern 

sectors of the county are less affluent and comprise mostly middle-income areas.   

Stamford is located in the southwestern sector of Fairfield County.  Stamford is part of the Bridgeport-

Stamford-Norwalk, CT MSA which includes the towns of Bridgeport, Darien, Greenwich, New 

Canaan, Norwalk, Stamford, Weston, Westport, and Wilton. 
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DEMOGRAPHICS 

Demographics for Fairfield County and the State of Connecticut are summarized in the following 

chart. 

Population 

The population in Fairfield County has increased steadily since 1990 and is expected to continue 

moderately for the foreseeable future, as any housing demand is kept in check by increasingly severe 

land supply constraints and affordability limitations. 

SELECTED AREA DEMOGRAPHICS
Fairfield County Connecticut

Population

2014 Population 903,000 3,574,974

2009 Population 895,544 3,514,291

2000 Population 882,567 3,405,565

1990 Population 827,645 3,287,116

Annual Growth 2009 - 2014 0.17% 0.34%

Annual Growth 2000 - 2009 0.16% 0.35%

Annual Growth 1990 - 2000 0.64% 0.35%

Households

2014 Households 329,421           1,371,101         

2009 Households 327,309           1,346,850         

2000 Households 324,232           1,301,670         

1990 Households 305,011           1,230,479         

Annual Growth 2009 - 2014 0.13% 0.36%

Annual Growth 2000 - 2009 0.11% 0.38%

Annual Growth 1990 - 2000 0.61% 0.56%

Income

2009 Median HH Inc $80,614 $66,238

2009 Estimated Average Household Income $121,548 $86,068

2009 Estimated Per Capita Income $44,742 $33,396

Age 25+ College Graduates - 2000 237,674           720,994            

Age 25+ Percent College Graduates - 2009 39.9% 30.4%

Source:  CBRE
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Population 

The population in Fairfield County has increased steadily since 1990.  This trend is expected to 

continue over the next five years.  Similar to the county, the state has seen increasing population and 

growth is projected to continue at the state level as well. 

Households / Income 

Similar to population, the number of households in Fairfield County and at the state level has increased 

since 1990.  The number of households is expected to increase further over the next five years at the 

county and state levels.  The 2009 estimated median income in the county was $80,614 up from 
$78,192 in 2008.  The average household income for the county was $121,548 in 2009 up from 

$118,463 in 2008.  Fairfield County is home to many upper middle and upper income residents and 

income levels outperform the state. 

TRANSPORTATION 

Fairfield County is strategically located in the southwestern sector of Connecticut affording easy access 
to the New York Metropolitan area and all of New England.  The primary means of transportation 

throughout Fairfield County is by automobile.  Interstate 95 (Connecticut Turnpike), which extends 

along the entire eastern seaboard from Maine to Florida, is the major area highway and provides 
access to State Routes 7 & 8 which connects to the Merritt Parkway (CT Rt. 15) and other points in the 

northern sector of the state.  The Merritt Parkway, which runs parallel to I-95, traversing the county 

east west is a major commuter route, with the parkway not permitting truck traffic, allowing only 

automobiles. In addition, Route 1, which runs in an east/west direction through the county, provides 
local access from the surrounding communities.  I-84 provides access to New York to the west and 

Massachusetts to the east and runs through Newtown and Danbury.  

Commercial air service is provided by the metropolitan area airports of LaGuardia, Kennedy, and 
Newark in outer boroughs of New York City and northern New Jersey.  In addition, more limited but 

still significant commercial air service is provided via Westchester County Airport in Harrison, New 

York and Bradley Airport near Hartford, CT.  Bus service is available along the main transportation 

corridors.  

GOVERNMENT 

Systems of government vary.  Most of the larger, urban cities provide services through centralized 

governmental bodies.  However, there are also many utility, fire control and recreational districts 

throughout the area, which service towns and municipalities.  Water is supplied by public and private 
water companies, as well as individual wells.  Electricity is supplied to most of metropolitan area by 

Northeast Utilities (CL&P) or United Illuminating, and gas is supplied by Southern Connecticut Gas 

Company or Yankee Gas. 



HARBOR POINT DEVELOPMENT AREA ANALYSIS 

7 

ECONOMY.COM   

Moody’s Economy.com provides the following Bridgeport-Stamford-Norwalk metro area economic 

summary as of September 2009.  The full Moody’s Economy.com report is presented in the Addenda. 

BRIDGEPORT-STAMFORD-NORWALK  ECONOMIC ANALYSIS
Indicators 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

Gross Metro Product, C$B 46.6 47.6 48.9 51.1 53.3 54.9 54.8 53.4 54.8 57.2 60.7 63.3

% Change -1.9 2.2 2.7 4.6 4.3 3.1 -0.2 -2.7 2.6 4.4 6.1 4.2
Total Employment (000) 432.6 429.0 427.6 430.1 433.4 439.6 437.4 421.1 413.0 417.4 429.4 439.3

% Change -1.4 -0.8 -0.3 0.6 0.8 1.4 -0.5 -3.7 -1.9 1.1 2.9 2.3
Unemployment Rate 4.1 5.0 4.4 4.4 3.9 4.0 5.1 7.3 7.8 7.2 5.8 5.2

Personal Income Growth -2.8 -0.3 9.1 5.9 9.6 7.6 2.0 -3.2 0.3 2.4 3.7 3.9

Population (000) 890.9 892.8 892.9 891.8 890.5 890.6 895.0 899.4 904.0 908.4 911.1 913.9

Single-Family Permits 1,598 1,550 1,840 2,054 1,480 1,438 713 431 618 1,033 1,679 1,654

Multifamily Permits 281 414 655 1,065 459 852 1,101 1,097 618 395 525 562
Existing Home Price ($Ths) 376.1 417.8 437.5 472.1 473.3 484.1 435.0 376.5 355.6 364.6 385.2 411.5

Mortgage Originations ($Mil) 22,445 30,319 18,007 18,279 16,020 15,692 6,591 7,671 4,110 3,320 3,128 3,800

Net Migration (000) -1.5 -2.4 -4.3 -5.4 -6.0 -5.1 0.0 -0.5 -0.4 -0.8 -2.5 -2.7

Personal Bankruptcies 1,868 2,049 1,668 2,529 710 910 1,428 2,093 2,629 2,925 2,705 2,477

Source:  Moody's Economy.com  

RECENT PERFORMANCE 

The recession is moderating in Bridgeport-Stamford-Norwalk.  The unemployment rate peaked in April 

at 7.7% and has decreased significantly as recovery in New York City has boosted household 
employment.  Industrial production also reported its first increase for the year in July.  However, 

payroll employment shows little signs of bottoming out.  There is also no apparent recovery in either 

residential or commercial real estate—the downtown office vacancy rate is close to 20%, compared 

with 12% in 2007, with rents declining even in previously overcrowded Greenwich.  Single-family 
residential construction has bottomed out but shows little sign of recovering.  Multifamily unit 

construction, which accounts for 90% of permits, has primarily kept the construction industry going in 

the past few months. 

DEBT PERFORMANCE 

Fairfield County will have a slow recovery over the coming year as the balance sheets of households 

and businesses are still fragile.  Relative to the U.S., of course, local households have much larger 

incomes and so avoided building up a wave of bad debt for mortgages or other purposes.  
Nevertheless, debt performance continues to deteriorate, and the combined consumer delinquency 

and default balances are now three times larger than in 2006.  The recession has also weakened the 

ability of businesses to service debt.  According to Real Estate Econometrics, the national default rate 

on real estate loans will climb to 4.2% by the end of the year and will probably continue rising until 
2011.  Given the importance of the Fairfield County office market to many local real estate firms and 

banks, an improvement in the metro area's weak finances is not anticipated over the next few months. 
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THE TAX BURDEN 

The new budget passed by the Connecticut legislature increases the surcharge on corporate incomes 

from 7.5% to 10% for the next three fiscal years.  Connecticut has been able to reduce its business tax 
burden to below the U.S. average since 2005, but the new tax increases could make the metro area 

less competitive in the short term.  Of course, the counterfactual cost would be the reduction in public 

services and construction if the new tax hike had not been approved, so the net effects on the 

economy of the higher corporate tax rate are still open for debate. 

ENERGY COSTS 

The state's continuing efforts to reduce energy costs may bear fruit for the MSA in the near future.  

Having started the decade with one of the highest business energy cost burdens of any state, 

Connecticut's private industry has made huge efforts to improve efficiency.  The most recent effort is 
the future installation of a cogeneration plant for Sikorsky's main aircraft factory in Stratford, to be 

built by Carrier Corporation, also a part of UTC.  The plant would recycle heat produced by electrical 

generators and would drastically improve the efficiency of Sikorsky's energy use, generating substantial 
savings.  In addition, numerous firms are moving to increase generating capacity for solar and wind 

power.  This would also offset costs for smaller local businesses. 

LOCAL PERFORMANCE 

Economic Base 

Fairfield County, like the rest of the New York City area, benefits from its relationship and accessibility 

to Manhattan, the economic base that drives the region.  Fairfield County’s economy primarily 
consists of health care, the finance and insurance sectors and retail trade.  In addition, Fairfield 

County has experienced a great deal of corporate relocation to the area.  In the late 1990’s 

economic expansion, vacancy in Manhattan’s office market fell drastically and firms who could not 
afford escalating New York rents moved to suburban markets.  UBS was a prime example as a 

company that relocated from Manhattan and built a large complex in downtown Stamford, with the 

Royal Bank of Scotland following suit. 

Per the Fairfield County Business Journal, Fairfield County’s largest employers in 2008 include 
Sikorsky Aircraft Corporation (9,300), Pitney Bowes (3,000), two of the world’s largest global financial 

service companies (UBS, with 5,669 employees, and RBS, with 3,500 planned at new headquarters), 

General Electric Capital Corporation and Company (3,142 and 5,100, respectively) and the 
following hospitals/health care providers: Danbury (3,809), Stamford (2,070), Bridgeport (2,600), 

Greenwich (1,843), Norwalk (2,000) and St. Vincent’s Medical Center (2,358).  The CT Department 

of Economic & Community Development also reports the following Top 10 non-government private-

sector employers in Fairfield County: Siemens IT Solutions & Services, Diageo North America, Inc. 
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(international beverage company), Service America Corp. (food services), XI Global Services, Inc., 

Thomson Corp. USA, Inc. (information company) and Valero Energy Corp. 

 

                     TOP EMPLOYERS
Sikorsky Aircraft Corporation 9,300
UBS 5,669
General Electric Company 5,100
Danbury Hospital 3,809
General Electric Capital Corporation 3,142
Pitney Bowes, Inc. 3,000
Thomspson Corporation 2,750
Bridgeport Hospital 2,600
St. Vincent's Medical Center 2,358
Boehringer Ingelheim Pharmaceuticals Inc. 2,350
Stamford Hospital 2,070
Norwalk Hospital 2,000
People's Bank 1,867
Greenwich Hospital 1,843
Health Net of the Northeast 1,735
Cartus Corporation 1,600
United Healthcare-Northeast 1,400
Stew Leonard's 1,062
Gartner Inc. 833
University of Bridgeport 825
Source: Fairfield County Business Journal, 2008
Compiled by: CB Richard Ellis, Inc.  

It should be noted that the chart above indicates numbers as of 2008 and does not reflect any job 
losses or changes that may have occurred as a result of the ongoing financial crisis. 

Employment  

The following chart outlines employment by industry for the subject’s Bridgeport-Stamford Labor 

Market Area, reflecting a 3.9% decline in total employment during the fiscal year period through 

September 2009.   
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September 2008 to 2009 (preliminary) Comparison - Not Seasonally Adjusted
Bridgeport-Stamford Labor Market Area (LMA)

Average Employment Average Employment
INDUSTRY Sept. 2009 (prelminary)  (000's) SHARE Sept. 2008  (000's) SHARE CHANGE
Construction & Mining 14.1 3.5% 15.5 3.7% -9.9%
Manufacturing 37.9 9.5% 39.6 9.5% -4.5%
T.T.C.P.U.* 70.8 17.7% 75.1 18.1% -6.1%
Information 10.5 2.6% 11.1 2.7% -5.7%
F.I.R.E.** 44.0 11.0% 45.1 10.8% -2.5%
Professional & Business Services 62.0 15.5% 67.1 16.1% -8.2%
Educational & Health Services 63.3 15.8% 63.6 15.3% -0.5%
Leisure & Hospitality 35.7 8.9% 35.0 8.4% 2.0%
Other Services 16.8 4.2% 16.7 4.0% 0.6%
Government 45.4 11.3% 47.2 11.3% -4.0%
TOTALS 400.5 100.0% 416.0 100.0% -3.9%
* Trade,Transportation, & Public Utilities
**  Finance/Insurance/Real Estate
*** P reliminary

NON-AGRICULTURAL INSURED EMPLOYMENT BY MAJOR INDUSTRY DIVISION

Source: U.S. Bureau of Labor Statistics
Compiled by CB Richard E llis,  Inc. 

 

As outlined above, preliminary numbers indicate total employment decreased by 3.9% in the 

Bridgeport-Stamford-Norwalk CT NECTA in September 2009 as compared to September 2008.  The 
Construction and Mining and Professional & Business Services sectors were the hardest hit.  At the 

same time, the Leisure & Hospitality saw a 2% increase in employment as the unemployed move to 

different employment opportunities.  As discussed, the recession continues to take its toll on this 
primarily white collar area.   

The following chart depicts employment and labor force estimates within Fairfield County, 

Connecticut. 
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Year Labor Force % Change Employment % Change
Sep-09 (p) 469,462 0.37% 432,748 -2.29%

Sep-08 467,734 --- 442,887 ---
2008 480,600 2.22% 451,600 0.06%
2007 470,164 1.24% 451,327 1.01%
2006 464,411 1.33% 446,814 1.94%
2005 458,331 0.61% 438,293 0.68%
2004 455,571 -0.29% 435,344 0.28%
2003 456,916 1.29% 434,109 0.40%
2002 451,087 0.67% 432,390 -0.53%
2001 448,084 0.62% 434,696 -0.38%
2000 445,342 -1.82% 436,364 -1.43%
1999 453,606 -0.23% 442,692 0.21%
1998 454,651 -0.44% 441,768 0.84%
1997 456,656 --- 438,101 ---

Source: Bureau of Labor Statistics
Compiled by CB Richard Ellis

EMPLOYMENT
FAIRFIELD COUNTY, CT

(p) Preliminary

 

As depicted, overall employment decreased 2.29% in September 2009 as compared to September 
2008.  It should be noted that the overall labor force increased by 0.37% over the same time period.   

Unemployment Rate 

Shown on the following chart are the historical unemployment rates for Fairfield County, the State of 

Connecticut, and the U.S. 
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Fairfield State of
Year County * Connecticut U.S. *

Sep-09 (p) 7.8% 8.2% 9.8%
Sep-08 5.3% 5.8% 6.2%

2008 6.0% 6.6% 7.1%
2007 4.0% 4.6% 4.6%
2006 3.8% 4.3% 4.6%
2005 4.4% 4.9% 5.1%
2004 4.4% 4.9% 5.5%
2003 5.0% 5.5% 6.0%
2002 4.1% 4.4% 5.8%
2001 3.0% 3.1% 4.7%
2000 2.0% 2.3% 4.0%
1999 2.4% 2.7% 4.2%
1998 2.8% 3.3% 4.5%
1997 4.1% 4.8% 4.9%

Source: Bureau of Labor Statistics
Compiled by CB Richard Ellis

Fairfield County figures are not seasonally adjusted
* U.S. and State figures are seasonally adjusted while 

UNEMPLOYMENT RATE*
COMPARISON BY COUNTY, STATE, AND US

 

As depicted, unemployment rates at the county, state and national levels have increased dramatically 
as of September 2009 compared with September 2008.  The September 2009 rates are by far the 

highest recorded compared with the annual levels over the last 10 years.  Unemployment is currently 

nearing 8% on the county level, exceeds 8% on the state level, and is near 10% on a national level.  
Given the aforementioned, the trend has become obvious.  The current financial crisis is having a 

significant effect on employment across the board.  It should be noted, however that the Fairfield 

County unemployment rate remains somewhat below that of the State and nation. 

As discussed, professional and business services and the T.T.C.P.U. sectors make up more than 30% 
of the employment base for Fairfield County.  The sectors are expected to experience continued job 

losses in the near term.  In addition, as the high paying jobs disappear, the lower paying jobs that 

tend to support the high income segment may begin to disappear as well. 

CONCLUSION 

Unemployment will resume its upward trend up to mid-2010 in the Bridgeport-Stamford-Norwalk MSA 

as federal fiscal stimulus spending tapers off and will eventually peak in the vicinity of 8% according to 

Moody’s Economy.com.  Recovery will be slow, and the jobs lost since 2007 will not be recovered 

until the end of 2013.  Slow growth will continue after the end of the current business cycle.  The 
difficulties in the financial markets are affecting Fairfield County as much of the population is 

employed in the financial services sector.  In the long run, the area’s location and proximity to 

Manhattan will be beneficial and continued growth is projected once the economy begins to improve. 
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NEIGHBORHOOD ANALYSIS 

 
 

LOCATION 

The subject neighborhood is located along the Long Island Sound, south of I-95 and the Stamford 

CBD.  Stamford is considered an urban location.  The City of Stamford is located in southwestern 

Fairfield County, about 35 miles from midtown Manhattan. 

BOUNDARIES 

The neighborhood boundaries are detailed as follows: 

North: Bridge Street 
South: Stamford Harbor/Long Island Sound  
East: Courtland Avenue 
West: Greenwich Town Line 

LAND USE 

The subject property is located in Stamford’s South End neighborhood.  This peninsula is situated 

south of I-95 with Stamford’s Transportation Center located at its northern portion.  Given the area’s 
water access, it has historically been an industrial base.  The South End was the manufacturing heart 
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of the city in the nineteenth through mid-twentieth centuries.  The Yale and Towne Lock Company was 

founded in the late 1800s and the 20±acre Yale & Towne site represents the northern site of the 
subject property.  The Pitney Bowes Corporation has a long history in the South End. In 1917, Walter 

Bowes moved his operations there, and in 1920 combined his firm with another to form Pitney Bowes. 

The company had manufacturing operations in the neighborhood for decades and its corporate 

headquarters are located at the southern tip of the triangular peninsula at 1 Elmcroft Road.  A large 
portion of the subject’s southern site was purchased from Pitney Bowes.   

Currently, the South End still contains some industrial tracts, several old factory buildings, many small 

homes and multifamily properties, and a number of office buildings.  The area is also home to 
numerous antiques dealers. 

The subject’s 20-acre Yale & Towne site is positioned in the northeastern portion of the South End 

neighborhood while the southern site, comprising Harbor Square, Harbor Commons, Harbor Park 

and the marina, is situated in the southwestern area of the neighborhood with frontage along 
Stamford Harbor.  The entire neighborhood is located south of I-95 close to the train station. 

Another development occurring in the South End neighborhood is Metro Green.  The 50-unit Metro 

Green Apartments is a green (LEED certified) affordable housing community. The Metro Green 
Apartments are located one block from the Metro North Stamford Railroad Station on Henry Street 

between Atlantic Street and Washington Boulevard.  Metro Green Apartments is the first phase of 

Metro Green Residential, a candidate for LEED Neighborhood Development gold certification that 

includes 238 mixed-income rental and for-sale residences on a mixed-use, Transit Oriented site. 

In addition, Metro Green is slated to house a 350,000 square foot, 17-story, “best in class” LEED 

Platinum candidate office tower and numerous public improvements. 

Just north of Metro Green is another development site owned by affiliated entities of Harbor Point.  
This proposed development is called Gateway and is located between Pulaski Street and I-95 

adjacent to the transportation center.  This proposed 400,000 square foot development is on hold 

although the site has been assembled and some site work has been done; this site is not appraised 
herein. 

Harbor Point 

As discussed, the subject represents the Harbor Point development sites.  The pathway to this 

development was solidified in June 2007 when the Zoning Board unanimously approved the general 

plans for 82 acres of industrial brownfields in the city’s South End.  The current economic recession is 
affecting development everywhere and the subject’s development schedule has been adjusted; 

however some of the development is ongoing despite the economic climate. 



HARBOR POINT DEVELOPMENT NEIGHBORHOOD ANALYSIS 

15 

Per our discussions with the developer, the 20±acre northern site, also known as the Yale & Towne 

site, has approvals for approximately 1.6 million square feet of development including a 100-room 
hotel (up to 150 rooms are approved), more than 190,000 square feet of retail space, 503 rental 

apartment units and 497 condominium units.  The first rental apartments will be located in an 

historical loft industrial building that was part of the Yale & Towne Lock manufacturing facility.  The 

building has been gutted and abated and work continues.  The other ongoing development on this 
site is a retail building that has been leased by a Fairway grocery market.  These properties are 

expected on line in spring 2010. 

The southern Harbor Point development site encompasses more than 60 acres including a 14-acre 
marina.  The area has been divided into three sections, Harbor Square, Harbor Commons, and 

Harbor Park.  Approvals have been granted for nearly 4.3 million square feet of development 

including 289,378 square feet of office, nearly 75,000 square feet of retail space, a 135-room hotel, 

1,582 condominium units, and 1,418 rental apartments.  Currently, construction of the two office 
buildings is ongoing.  Additionally, construction on the first high-rise rental property, One Commons 

Park, has just topped out. Again, given the state of the market, construction is proceeding slowly, 

however it is occurring.   

The following chart details the proposed development at the subject. 
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Parcels Asset Type Use Classification  GLA SF 
 Market 

Rate Units 
 Below Market 

Units 
 TOTAL 
UNITS 

 Hotel 
Rooms 

Harbor Square
S1-A Office Office/Retail Sep-10 192,346         -            -                -             -         
S1-B Retail Office/Retail Sep-10 26,234           -            -                -             -         
S2-A Office Office/Retail Aug-10 97,032           -            -                -             -         
S2-B Retail Office/Retail Aug-10 20,666           -            -                -             -         
S3-A Retail Office/Retail Jun-12 22,958           -            -                -             -         
S3-B Condo Waterfront Condo Jun-12 85,486           55         -                55          -         
S3-C Hotel Hotel Jun-12 149,361         -            -                -             135    
S4 Retail Office/Retail Jun-12 4,500             -            -                -             -         
S5 Multi Family Apartment Sep-11 50,700           -            52             52          -         

649,283        55         52            107       135   

Harbor Commons
C1 Multi Family Apartment Apr-15 156,000         135       25             160        -         
C2 Condo Market Condo Apr-14 180,600         114       6               120        -         
C3 School School Sep-09 -                     -            -                -             -         
C4 School School Sep-09 -                     -            -                -             -         
C5 Condo Market Condo Apr-13 407,855         258       13             271        -         
C6 Multi Family Apartment Apr-12 375,000         306       69             375        -         
C7 Multi Family Apartment Apr-11 365,232         296       40             336        -         
C8 Multi Family Apartment Apr-16 482,625         400       95             495        -         

1,967,312     1,509    248          1,757    -        

Harbor Park
P1 Condo Waterfront Condo Jun-12 301,000         200       -                200        -         
P2 Condo Waterfront Condo Jun-13 204,680         136       -                136        -         
P3 Condo Waterfront Condo Jun-14 376,250         250       -                250        -         
P4 Condo Waterfront Condo Jun-17 270,900         180       -                180        -         
P5 Condo Waterfront Condo Jun-16 240,800         160       -                160        -         
P6 Condo Waterfront Condo Jun-15 316,050         210       -                210        -         

1,709,680     1,136    -              1,136    -        

Yale & Towne
Y1-A Hotel Hotel May-15 95,800           -            -                -             100    
Y1-B Retail Office/Retail May-15 18,000           -            -                -             -         
Y2-A Condo Market Condo May-19 182,105         109       12             121        -         
Y2-B Retail Office/Retail May-19 12,789           -            -                -             -         
Y3-A Condo Market Condo May-17 565,880         338       38             376        -         
Y3-B Retail Office/Retail May-17 21,000           -            -                -             -         
Y4-A Multi Family Apartment May-13 124,000         112       12             124        -         
Y4-B Retail Office/Retail May-13 15,000           -            -                -             -         
Y5-A Multi Family Apartment May-11 124,000         112       12             124        -         
Y5-B Retail Office/Retail May-11 23,817           -            -                -             -         
Y6 Multi Family Apartment Apr-10 217,500         202       23             225        -         
Y7 Retail Retail (Mix) Sep-10 80,000           -            -                -             -         
Y8 Retail Office/Retail Jun-10 15,000           -            -                -             -         
Y8 Multi Family Apartment Jun-10 30,000           27         3               30          -         

1,524,891     900       100          1,000    100   

GRAND TOTALS 5,851,166     3,600    400          4,000    235   

Source: Harborpoint Holding Company LLC

Yale and Towne Subtotal

Harbor Square Subtotal

DEVELOPMENT ASSUMPTIONS
HARBOR POINT

Harbor Commons Subtotal

Harbor Park Subtotal

 Property Description  Proposed Development  
Completion 

Date 

 

Central Stamford  

The heart of the Stamford CBD is located just south and north of I-95.  Most major office properties 

can be found in this area along Route 1. 
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Broad Street, north of I-95 is a core commercial area in the city, consisting of mostly restaurants and 

specialty retail shops.  Located at Summer and Broad Streets is a newly built, 115 room Courtyard 
Marriott hotel.  Additional uses in the CBD include churches, live theaters, as well as movie theaters, 

municipal offices and other public buildings including the Stamford library. 

At the intersection of Tresser and Washington Boulevards is the 648,000 square foot UBS 

headquarters.  The UBS Headquarters sits across from the RBS (Royal Bank of Scotland) Headquarters 
which opened recently.  This area is also comprised of numerous restaurants, shops and 

entertainment venues, including the Palace Theatre and the Rich Forum. 

Another major development in the area is the Stamford Town Center.  Stamford Town Center is an 
860,000 square foot super-regional mall anchored by Saks Fifth Avenue and Macys with hundreds of 

other mall tenants.   

Summer Street, Bedford Street and Washington Street (north of Broad Street) are the main roadways 

serving the northern part of Stamford.  Development along these roadways includes multi-story office 
buildings, mid- and high-rise rental apartment buildings, the City of Stamford municipal offices, and 

other related retail and service related business.   

Growth Patterns 

One of the most recent new multi-family properties to open in Stamford is the 146-unit Glen View 
House.  This Class A apartment complex opened in October 2008 at the corner of Glenbrook Road 

and East Main Street.  As of October 2009, this property was 99% leased. 

On Washington Boulevard, on a 0.56-acre corner site, a 34-story, 170-unit condominium 

development known as Trump Parc Stamford opened earlier this year.  This luxury condominium 
complex is adjacent to a new multi-story Target discount store and across Broad Street from the 

University of Connecticut Stamford Campus that replaced a Bloomingdales department store.  Two 

blocks further east is the Stamford Town Center, an 860,000 square foot super-regional mall 
anchored by Saks Fifth Avenue and Macys.  The former Filene’s store at the mall was demised to 

make way for 175,000 square feet of individual retail spaces and the owner is developing 

approximately 40,000 square feet of additional high-end retail space at the corner of Atlantic and 

Broad Streets.  This major expansion includes a 110,000 square-foot retail pavilion, 40,000 square-
foot Barnes & Noble store, 21,000 square-foot Hennes & Mauritz store and seven restaurants around 

a piazza-style courtyard.   

The largest new office development in downtown Stamford recently opened as Royal Bank of Scotland 
(RBS) and RBS Greenwich Capital consolidated their New York operations in a new $400 million 

facility on Washington Boulevard.  The move is expected to ultimately bring more than 3,500 jobs to 

the new headquarters.  Along with UBS, the metro area is now home to two of the world’s ten largest 
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financial institutions, which establishes Stamford as a real alternative to New York for financial 

trading, private equity, and reinsurance activities.   

Another major corporation, Starwood Hotels & Resorts recently announced they will move their 

headquarters to 250,000 square feet in an existing building at 333 Ludlow Street managed by 

Building and Land Technology, the developer of Harbor Point. 

Developers of the Trump Parc Stamford are also planning another development, at the site now 
occupied by the Stamford Post Office, for the construction of The Residences at Ritz-Carlton, 

Stamford. The project calls for a 113-room Ritz-Carlton, flanked by two 39-story luxury condominium 

tower buildings containing 289 residences.  Given the current state of the market, this development 
has been put on hold.     

With an affluent and densely populated resident base extending north of the downtown area to the 

Merritt Parkway and beyond, redevelopment is beginning to occur on underutilized residential and 

commercial property.  A freestanding 150,000 square-foot Lord & Taylor department store on 12.4 
acres at the junction of Long Ridge and High Ridge Roads is planned for short-term demolition and 

redevelopment following a developer’s December 2006 acquisition.  The new and expanded Lord & 

Taylor department store of 190,000 square feet will be joined by a 60,000 square-foot Whole Foods 
Market store on the ground floor and 50,000 square feet of other retail space. 

ACCESS 

The subject properties have good vehicular access.  Regional access to the subject neighborhood is 

provided by Interstate Highway I-95.  The subject sites are located less than ½ mile south of Exits 7 
and 8 of I-95.  I-95 connects the subject neighborhood with the New England to the east and north 

and New York to the west.  In addition, the subject sites are situated about a mile south of Route 1, 

which runs along the south shore of Connecticut parallel to I-95 and is the most developed and 

utilized road in Fairfield County. 

The commute to midtown Manhattan is about 55 minutes from the Stamford Metro-North/Amtrak 

Station which is located less than a mile north of the subject.  Westchester County Airport is about 20 

minutes from the subject and LaGuardia and JFK airports are about an hour from the subject as is 
Bradley International Airport in Windsor Locks, CT.   

DEMOGRAPHICS 

Selected neighborhood demographics in the subject’s 06902 zip code as well as the overall City of 

Stamford are shown in the following table: 
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SELECTED NEIGHBORHOOD DEMOGRAPHICS
06902 City of

Zip Code Stamford

Population

2014 Population 60,612 119,063

2009 Population 60,168 118,276

2000 Population 59,397 117,083

1990 Population 54,239 108,087

Annual Growth 2009 - 2014 0.15% 0.13%

Annual Growth 2000 - 2009 0.14% 0.11%

Annual Growth 1990 - 2000 0.91% 0.80%

Households

2014 Households 22,328  45,901        

2009 Households 22,277  45,681        

2000 Households 22,204  45,399        
1990 Households 20,622  41,954        

Annual Growth 2009 - 2014 0.05% 0.10%

Annual Growth 2000 - 2009 0.04% 0.07%
Annual Growth 1990 - 2000 0.74% 0.79%

Income
2009 Median HH Inc $64,409 $72,547

2009 Estimated Average Household Income $92,148 $105,165
2009 Estimated Per Capita Income $34,402 $40,973

Age 25+ College Graduates - 2000 12,313  32,785        
Age 25+ Percent College Graduates - 2009 29.4% 39.3%

Source:  CBRE  

As depicted, population and household growth continues within the subject neighborhood.  As Harbor 

Point is developed, it should have a significant positive impact on area demographics. 

CONCLUSION 

Stamford is a well-developed, urban area that is being revitalized and is capable of supporting high 

density office, residential and retail entities.  The subject property represents the Harbor Point 

development which, as previously discussed, is being developed on a portion of the 80 acre site in 

Stamford’s South End neighborhood.  The subject will contain office, retail, multifamily, condominium, 
and hotel development and is expected to occur over the next ten years. 

The difficulties in the financial markets are affecting lower Fairfield County and Stamford as much of 

the population is employed in the financial services sector.  It is expected that the redevelopment in 
Stamford will continue, but at a slow pace given the limited financing that is currently available.  In the 

long run, Stamford’s location along I-95, less than an hour from Manhattan, will be beneficial and 

continued growth is projected once the economy begins to improve. 
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RESIDENTIAL MARKET ANALYSIS 

As discussed, the subject approvals consist of a variety of development including residential (both 

rental and condominium), office, hotel, and retail.  The following sections give a general market 
overview of each sector in the Stamford area.   

RESIDENTIAL MARKET OVERVIEW – RENTAL 

In all, the subject has approvals for 4,000 residential units of which 1,921 will be multifamily rental 

units that are slated to be developed as follows. 

Parcel Type Total UnitsCompletion Date
MarketBMR

Harbor Square S5 Mid-rise 52 52 September-11

Harbor Common C1 Mid-rise 135 25 160 April-15
C6 High-rise 306 69 375 April-12
C7 High-rise 296 40 336 April-11
C8 High-rise 400 95 495 April-16

1,137 229 1,366

Yale & Towne Y4-A Mid-rise 112 12 124 May-13
Y5-A Mid-rise 112 12 124 May-11
Y6 Mid-rise 202 23 225 May-10
Y8 Mid-rise 27 3 30 June-10

453 50 503

Total Rental Un1,590 331 1,921

Source:  Harborpoint  Holding Company

# Units

HARBOR POINT - MULTIFAMILY RENTAL APARTMENTS

 

As depicted, there are nine separate multifamily rental properties planned at the subject property.  

There is one small, all below-market rate property at Harbor Square.  Additionally there are a total of 

five mid-rise and three high-rise properties, (each with a mix of market and below market rate units) 

planned for Harbor Commons and Yale & Towne.  The properties are scheduled to be completed 
between May 2010 and April 2016. 

The following discussion illustrates some general observations in the surrounding residential market. 

DEMOGRAPHIC ANALYSIS 

Demand for additional residential property is a direct function of population change.  Multi-family 
communities are products of a clearly definable demand relating directly to population shifts.  
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Housing, Population and Household Formation 

The following table illustrates the population and household changes for the subject neighborhood.   

POPULATION AND HOUSEHOLD PROJECTIONS
06902 City of

Population Zip Code Stamford

2014 Population 60,612 119,063

2009 Population 60,168 118,276

2000 Population 59,397 117,083

1990 Population 54,239 108,087

Annual Growth 2009 - 2014 0.15% 0.13%

Annual Growth 2000 - 2009 0.14% 0.11%

Annual Growth 1990 - 2000 0.91% 0.80%

Households

2014 Households 22,328 45,901

2009 Households 22,277 45,681

2000 Households 22,204 45,399

1990 Households 20,622 41,954

Annual Growth 2009 - 2014 0.05% 0.10%

Annual Growth 2000 - 2009 0.04% 0.07%

Annual Growth 1990 - 2000 0.74% 0.79%

Source:  CBRE  

As shown, the subject’s neighborhood is experiencing moderate positive increases in both population 

and households.  

Income Distributions 

Household income available for expenditure on housing and other consumer items is a primary factor 

in determining the price/rent level of housing demand in a market area.  In the case of this study, 

projections of household income, particularly for renters, identifies in gross terms the market from 

which the subject submarket draws. The following table illustrates estimated household income 
distribution for the subject neighborhood. 
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HOUSEHOLD INCOME DISTRIBUTION

06902 City of

Households by Income Distribution - 2009 Zip Code Stamford

Less than $15K 9.82% 9.44%
$15K - $25K 8.00% 7.21%
$25K - $35K 8.22% 6.97%
$35K - $50K 13.31% 11.32%
$50K - $75K 17.49% 16.55%
$75K - $100K 13.73% 13.29%
$100K - $150K 14.75% 16.30%
$150K - $250K 9.42% 11.70%
$250K - $500K 3.37% 4.30%
$500K or more 1.89% 2.94%

Source:  CBRE  

The following table illustrates the median and average household income levels for the subject 

neighborhood. 

HOUSEHOLD INCOME LEVELS
06902 City of

Income Zip Code Stamford

2009 Median HH Inc $64,409 $72,547

2009 Estimated Average Household Income $92,148 $105,165

2009 Estimated Per Capita Income $34,402 $40,973

Source:  CBRE
 

An analysis of the income data indicates that the submarket is generally comprised of upper-middle 

economic cohort groups, which include the target groups to which the subject property is oriented.   

Employment 

An employment breakdown typically indicates the working class characteristics for a given market 
area.  The specific employment population within the indicated radii of the subject is as follows: 
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EMPLOYMENT BY INDUSTRY

06902 City of
Occupation Zip Code Stamford

Agr/Frst/Fish/Hunt/Mine 0.18% 0.26%
Construction 7.31% 6.43%
Total Manufacturing 9.78% 9.99%
Wholesale Trade 3.20% 3.09%
Retail Trade 11.24% 10.17%
Transport/Warehse/Utils 4.09% 3.67%
Information 4.12% 4.81%
Fin/Insur/RE/Rent/Lse 11.14% 13.18%
Prof/Sci/Tech/Admin 8.70% 11.39%
Mgmt of Companies 0.15% 0.17%
Admin/Spprt/Waste Mgmt 8.08% 6.15%
Educational Svcs 4.81% 5.93%
Health Care/Soc Asst 10.60% 10.14%
Entertainment & Rec Services 1.76% 1.80%
Accommdtn/Food Svcs 5.81% 4.61%
Oth Svcs, Not Pub Admin 6.75% 5.88%
Public Administration 2.26% 2.34%

Source:  CBRE
 

The previous table illustrates the employment character of the submarket, indicating a middle to 

upper-middle income employment profile, with the majority of the population holding retail, 
administrative, and financial related jobs.  

Outlook 

As discussed, the current credit crunch and difficulties in the financial sector may have an adverse 

effect on the subject market in the near term, but in the long term the market is expected to continue 

to do well. Stamford is a desirable residential marketplace and the addition of the subject 
development will help solidify the neighborhood and provide for the long term residential and 

commercial expansion. 

MARKET OVERVIEW 

Although there are no comprehensive sources that track all of the multi-family residential development 
in the subject region or submarket, REIS, Inc. provides an overview of the submarket and region 

through a sampling of the market. REIS, Inc. is an econometric forecasting group that publishes 

market information on various markets throughout the country.  The data they compile is based on 
surveys conducted with building owners and property managers.  It is important to note that the survey 
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includes all classes (A, B & C) of multi-family residential buildings. In addition, the survey is only a 

representative sample of buildings whose management or owners were willing to participate.  As such, 
the inventory reflected in the survey is not representative of the overall size of the marketplace.  

The following discussion illustrates some general observations in the surrounding apartment market.   

Market Summary 

Market statistics for the Fairfield County area and the subject submarket are shown in the following 

table: 

APARTMENT MARKET STATISTICS

Category Fairfield County
West Fairfield 

County Submarket

Existing Supply (Units) 30,566 20,186

New Construction (Units) 0 0

Leasing (Units) 79 121

Average Occupancy 94.7% 95.6%
Average Rent Per Unit $1,769 $2,040

Date of Survey Q3 2009

Source:  REIS
 

As shown above, the average occupancy rate for the subject submarket is higher than that of the 

overall market area.  In addition, the average rental rate for the submarket is higher than the overall 

market.  The subject submarket is considered an upper tier submarket as compared to the other 
submarkets in the overall market area.  Absorption for Q3 2009 was positive for the overall market 

area and at the submarket level.  

As depicted, Fairfield County and the subject’s area continue to witness high occupancy rates and 
positive absorption despite the recent economic downturn.  It is expected that although occupancy 

may decrease or fluctuate during this time, it should remain relatively stable in the long term as a 

result of the large population base and variety of employers in the area.   

Market Trends 

The table below presents the trends in rental rates and occupancy for the Fairfield County area and 
local submarket over the past few years: 
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APARTMENT MARKET TRENDS

Fairfield County

Date Rent Per Unit Occupancy Rent Per Unit Occupancy

2003 $1,619 95.5% $1,873 95.3%

2004 $1,646 96.5% $1,905 96.6%

2005 $1,675 96.6% $1,928 96.9%
2006 $1,695 96.6% $1,942 97.4%

2007 $1,783 95.9% $2,055 96.7%

2008 $1,817 95.7% $2,075 96.5%

3rd Qtr. 2008 $1,817 95.1% $2,085 96.4%
4th Qtr. 2008 $1,817 95.7% $2,075 96.5%

1st Qtr. 2009 $1,807 94.0% $2,081 94.7%

2nd Qtr. 2009 $1,789 94.5% $2,063 95.0%

3rd Qtr. 2009 $1,769 94.7% $2,040 95.6%

Source:  REIS

West Fairfield County 
Submarket

 

The overall market area and the local submarket have maintained stabilized occupancy rates over the 

past few years’ although rates have dipped slightly since the onset of the recession.  Occupancy in 

Fairfield County has ranged from 94% to 96.6% since 2003.  The low point of 94% occurred Q1 

2009, however it has increased to 94.7% as of Q3 2009.  Occupancy in the West Fairfield County 
submarket has ranged from 94.7% to 97.4% over the same time period.  Similar to the county, the 

lowest occupancy occurred in Q1 2009 with an increase in Q2 and Q3 2009.  Over the last five 

quarters, occupancy has been 94% or higher on the County level and has remained above 94% at 
the submarket level as well, despite the economic downturn.  

It is expected that although occupancy may decrease and fluctuate during this time, it should remain 

relatively stable in the long term as a result of the large population base and variety of employers in 

the area.   

Rental rates had been following a moderately increasing trend since 2003 as well.  In Fairfield County 

and the submarket, rental rates have increased approximately 9% since 2003.  Through Q3 2008, 

rental increases continued to increase; however rental rates have decreased overall since Q4 2008 
on both the county and submarket levels.  Area apartment complexes have been leaving rents flat or 

even lowering them slightly to keep occupancy up.  Regardless, these dips in rent are small and are 

also likely temporary and rent growth is expected once the economy begins to turn around. 

The relatively steady occupancy levels and rental rates provide an accurate picture of the stability and 
popularity of the subject area as a residential base.   
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Barriers to Entry 

In Stamford, local planning and zoning ordinances act as a barrier to entry. Barriers to entry also 

include the general lack of large available land sites near major routes in the area.  And, as 

discussed, the current economic downturn is a huge barrier to entry in terms of income support for 
new development and even more so as financing has been difficult to obtain for developers.     

Demand Generators 

The demand generators in this area include the increasing population and household demographics.  

High income and education levels and the area’s proximity and short commute time to New York City 
generate demand for residential development as well.  In addition there are many major employers in 

the immediate area including UBS, RBS, GE, Xerox, Stamford Hospital, and Pitney Bowes.  Also, as 

noted, Starwood Hotels and Resorts will be moving their headquarters to the subject’s South End 

neighborhood. 

COMPETITIVE PROPERTIES 

Comparable properties have been surveyed in order to identify occupancy and rental rate trends 

within the immediate submarket.  The comparable data is summarized in the following map and table. 
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SUMMARY OF COMPARABLE APARTMENT RENTALS

Comp. 
No. Property Name Location

Year 
Built Occ.

 No. 
Units Unit Type Rents

1 1991 98% 238 1 BR $1510 - $1655

2 BR $1850 - $2265

2 2001 94% 310 1 BR $1760 - $1985
2 BR $1855 - $3145

3 BR $3125

3 2001 97% 323 Studio $1500

1 BR $1800 - $2610
2 BR $2560 - $4000

3 BR $2795 - $3850

4 Canterbury Green Broad Street 1988 100% 105 Studio $1365
Stamford, CT 1 BR $1559

2 BR $2078

5 Newbury Common 1450 Washington 
Blvd. 1979 96% 261 Studio $1501
Stamford, CT 1 BR $1952

2 BR $2435

3 BR $4069

6 2001 96% 143 Studio $1975

1 BR $2250

2 BR $2400
3 BR $3150

7 1996 98% 263 1 BR $1734

2 BR $2173

8 2008 99% 146 1 BR $2223

2 BR $2800 - $3200

3 BR $3150 - $3400

Compiled by CBRE

The Fairfield 100 Morgan Street,
Stamford, CT

131 Summer Street,
Stamford, CT

Park Square West

25 Glenbrook Road     
Stamford, CT

Glen View House

150 Southfield 
Avenue                
Stamford, CT

50 Forest Street,
Stamford, CT

Avalon at Greyrock Place

Avalon Glen 66 Glenbrook Road,
Stamford, CT

Avalon on Stamford 
Harbor

 

DISCUSSION/ANALYSIS OF RENT COMPARABLES 

The subject apartment properties are being developed as Class A mid-rise and high-rise 

developments.  As discussed, the mid-rise properties are being positioned as more affordable with 

fewer amenities while the high-rise properties are more luxury oriented. All of the comparable 
properties, with the exception of Avalon on Stamford Harbor, are located north of I-95.  However, 
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Avalon on Stamford Harbor has been able to achieve rents in line with the high end of the market 

indicating these high end rents are achievable in this location.  In general, the subject properties will 
compete with other Class A properties throughout Stamford; however location, availability of 

amenities, and pricing may affect achievable rents on a property by property basis.  

Rent Comparable One 

This comparable rental represents the Avalon Glen apartments, a 238-unit garden-style multifamily 

property at 66 Glenbrook Road, about a mile north of the subject.  The improvements were originally 
constructed in 1991 and were considered in good overall condition at the time of our research.  The 

structure's exterior walls depict siding/masonry construction components.  Project/unit amenities 

include the following: patio/balcony, ceiling fan, fireplace (select units), washer/dryer, vaulted ceilings 

(select units), clubhouse with fireside lounge, racquetball court, pool, fitness center, concierge, garage 
parking, and BBQ/picnic area.  This property offers one and two bedroom apartments.  One 

bedroom rents are $1,510 to $1,655 while two bedrooms rent for $1,850 to $2,265.  The property 

is currently 98.3% leased.  This Class A apartment project is located to the east of downtown 
Stamford. 

Rent Comparable Two 

This comparable rental represents the Avalon at Greyrock Place apartments, a 310-unit high-rise 

multifamily property at 50 Forest Street in downtown Stamford.  The improvements were originally 

constructed in 2001 and were considered in good condition at the time of our research.  The 
structure's exterior walls depict brick construction components and the average unit size is 1,015 

square feet.  Project/unit amenities include the following: pool, fitness center, garage, train shuttle, full 

size washer/dryer in units, resident clubhouse, and concierge.  According to the unit mix and asking 
rates for this property, the average base rental rate is $1.96 per square foot monthly ($2,019/unit), 

based upon typical lease terms of 1 year.  No rent premiums were reported.  The property is currently 

94% leased.  This 12-story high-rise apartment property is a few blocks east of Stamford's downtown 

core.   

Rent Comparable Three 

This comparable rental represents the Avalon on Stamford Harbor apartments, a 323-unit garden-

style multifamily property at 150 Southfield Avenue, across Stamford Harbor from the subject’s South 

End neighborhood.  The improvements were originally constructed in 2001 and were considered in 

good condition at the time of our research.  The structure's exterior walls depict siding/masonry 
construction components and the average unit size is 1,002 square feet.  Project/unit amenities 

include the following: in unit washer/dryer, covered parking, clubhouse, fitness center, pool, business 

center, and a waterfront location featuring a marina.  This property offers studio, one, two, and three 
bedroom units.  The property is currently 97.2% leased.   
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Rent Comparable Four 

This comparable rental represents the Canterbury Green apartments, a 105-unit multifamily property 

that is part of a mixed-use development on Broad Street in downtown Stamford.  The improvements 

were originally constructed in 1988 and were considered in good condition at the time of our 
research.  The structure's exterior walls depict masonry construction components.  Project/unit 

amenities include garage parking and laundry on every floor.  This property offers studio, one and two 

bedroom units.  The property is currently 100% leased.   

Rent Comparable Five 

This comparable rental represents the Newbury Common apartments, a 261-unit high-rise multifamily 

property at 1450 Washington Boulevard in Stamford, just west of the downtown core.  The 

improvements were originally constructed in 1979 and were considered in average condition at the 

time of our research.  The structure's exterior walls depict brick construction components and the 
average unit size is 964 square feet.  Project/unit amenities include the following: fitness center, pool, 

some garage parking, tennis courts, and business center. 20% of the units at this property are 

designated affordable.  According to the unit mix and asking rates for this property, the average base 
rental rate is $2.27 per square foot monthly ($2,186/unit), based upon typical lease terms of 1 year.  

No rent premiums were reported.  The property is currently 96% leased.   

Rent Comparable Six 

This comparable rental represents the Park Square West apartments, a 143-unit mid-rise multifamily 

property at 131 Summer Street in downtown Stamford.  The improvements were originally constructed 
in 2001 and were considered in good overall condition at the time of our research.  The structure's 

exterior walls depict steel framed/ brick construction components and the average unit size is 878 

square feet.  Project/unit amenities include balcony, washer/dryer, fitness center, concierge, and 

garage parking.  According to the unit mix and asking rates for this property, the average base rental 
rate is $2.65 per square foot monthly ($2,329/unit), based upon typical lease terms of 1 yr.  The 

property is currently 96% leased.   

Rent Comparable Seven 

This comparable rental represents The Fairfield apartments, a 263-unit mid-rise multifamily property 

at 100 Morgan Street just north of downtown Stamford.  The improvements were originally 
constructed in 1996 and were considered in good overall condition at the time of our research.  The 

structure's exterior walls depict masonry construction components.  This property offers one and two 

bedroom apartments.  Project/unit amenities include balcony, pool, fitness center, and garage 
parking.  The property is currently 98% leased.   
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Rent Comparable Eight 

This comparable rental represents the Glen View House apartments, a 146-unit mid-rise multifamily 

property at 25 Glenbrook Road, about a mile north of the subject.  The improvements were originally 

constructed in 2008 and were considered in very good condition at the time of our research.  The 
structure's exterior walls depict brick over masonry construction components.  Project/unit amenities 

include the following: pool, BBQ area, garage parking, full size washer/dryer in units, fitness center, 

clubroom, business center.  This property offers one, two, and three-bedroom units.  The property 
opened in October 2008 and is currently 98.5% leased.   

This is the most recent property to come on line.  This 146-unit Class A property came on line in 

October 2008 and was 99% occupied as of October 2009.  This property has a secondary location, 

similar to the subject and absorption took 12 months.  Additionally, this 12 month absorption 
occurred over the most difficult 12 month period during the heart of the recession.  This also points to 

the strength of the Stamford rental market in general 

APARTMENT RENTAL MARKET CONCLUSION 

In general, discussions with area brokers and market participants have underscored the fact that rental 
rates are likely to stabilize and may drop off and occupancy may decrease in the short term as well.  

However, Fairfield County’s base demographic is not expected to change and should stabilize and 

grow again in the long run. 

RESIDENTIAL MARKET OVERVIEW – CONDOMINIUM 

In all, the subject has approvals for 2,079 condominium units that are slated to be developed as 

follows. 
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Parcel Type Total Units Completion Date
Market BMR

Harbor Square S3-B Hotel Condo 55 0 55 June-12

Harbor Common C2 Mid-rise 114 6 120 April-14
C5 Mid-rise 258 13 271 April-13

391

Harbor Park P1 Waterfront 200 0 200 June-12
P2 Waterfront 136 0 136 June-13
P3 Waterfront 250 0 250 June-14
P4 Waterfront 180 0 180 June-17
P5 Waterfront 160 0 160 June-16
P6 Waterfront 210 0 210 June-15

1,136

Yale & Towne Y2-A Mid-rise 109 12 121 May-19
Y3-A Mid-rise 338 38 376 May-17

497

Total Condominium Units 2,079
Source:  Harborpoint Holding Company

# Units

HARBOR POINT - RESIDENTIAL CONDOMINIUMS

 

NEW CONSTRUCTION 

Building Permits 

Building permit information is available for Fairfield County and the City of Stamford.  As illustrated in 
the following table, through year end 2008, the bulk of the permits issued in Fairfield County had 

been for single family dwellings.  With the exception of 2005 and 2006, more multi-family units were 

permitted in Stamford than single family units.   

Single Family Multi Family Total Single Family Mult i Family Total
Units Units Uni ts Units Uni ts Units

2000 1,602             676              2,278         64                  507                571        
2001 1,521             699              2,220         46                  348                394        
2002 1,598             281              1,879         82                  137                219        
2003 1,550             414              1,964         90                  102                192        
2004 1,840             655              2,495         126                164                290        
2005 2,054             1,065           3,119         206                52                  258        
2006 1,480             459              1,939         185                62                  247        
2007 1,438             852              2,290         262                369                631        
2008 737                1,032           1,769         39                  645                684        

Totals - 2000 - 2008 13,820           6,133           19,953       1,100             2,386             3,486     
Average 2000 - 2008 1,536             681              2,217         122                265                387        

Source: U.S. Census  Bureau

BUILDING PERMITS
Fai rfield County City of Stamford
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As depicted, single-family construction increased above the stable levels the preceding four years 

during 2004 and peaked in 2005 before returning to slightly less than 2000-2003 levels in 2006 and 
2007.  However, single-family permitting in the county was halved during 2008.  On the other hand, 

after experiencing its peak permitting level during 2007, single-family permit issuance plunged to 

almost nominal levels during 2008 in Stamford.  On the other hand, multi-family development has 

increased substantially in the past 2+ years in Stamford, in comparison to the 2002-2006, although 
both city and county permit activity is anticipated to drop substantially in 2009.   

As detailed herein, the robust multi-family development activity in Stamford has created a glut of new 

“luxury” condo units at a time when demand is virtually non-existent at price levels that would be 
feasible for developers to offer.  Permitting through at least 2009 is expected to remain low as capital 

for development is unavailable and the housing markets are expected to remain sluggish as the 

economic downturn continues.   

Residential Construction/Age of Housing Stock 

The following table illustrates the construction statistics and age of housing stock in Fairfield County and 
Stamford.   

Fairfield
County Stamford

2009 Est. Housing Units by Structure 347,690      48,205      
Structure Built After 1999 23,269        3,087        
Built 1995 - 1998 11,114        1,842        
Built 1990 - 1994 10,840        1,578        
Built 1980 - 1989 38,841        5,915        
Built 1970 - 1979 46,213        6,929        
Built 1960 - 1969 54,471        8,683        
Built 1950 - 1959 60,928        8,184        
Built 1940 - 1949 33,430        4,124        
Built Before 1939 68,584        7,864        

Source: CBRE

HOUSING SUPPLY - AGE

 

As the previous chart depicts, as of 2009 there are nearly 350,000 housing units in Fairfield County. 

Stamford represents approximately 14% of the total housing units in Fairfield County.  Approximately 6% 

of the housing in Stamford and 6.7% in Fairfield County were built post-1999. 

Housing Occupancy Levels and Type of Occupancy 

The following chart shows the number of occupied units versus vacant units and, of the occupied 

units, what percent are owner-occupied versus renter-occupied within Fairfield County and Stamford.   
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Fairfield
County Stamford

2009 Est. Housing Units by Structure 347,690      48,205      

2009 Est. Occupied Units 94.1% 94.5%
2009 Est. Vacant Units 5.9% 5.5%

2009 Est. Owner Occupied Housing 65.4% 53.1%
2009 Est. Renter Occupied Housing 34.6% 46.9%

Source: CBRE

HOUSING UNITS - OCCUPANCY AND TYPE

 

As indicated in the chart, occupancy levels at the County level and within Stamford are very high, with 

both exceeding 94%.  Additionally, of the occupied housing stock, 65.4% is owner occupied in 

Fairfield County while 53.1% within Stamford is owner-occupied.  Given the income levels of the 

area, the desirability of Fairfield County, it is evident that owner-occupied housing is significantly 
underserved. 

Value of Owner Occupied Housing Stock 

The following chart shows the value of the various housing stock in Fairfield County and Stamford. 

Fairfield
County Stamford

2009 Est. Owner Occupied Housing 227,277      25,583      

Valued Less than $20,000 0.2% 0.1%
$20,000 - $39,999 0.5% 0.2%
$40,000 - $59,999 0.6% 0.1%
$60,000 - $79,999 0.7% 0.1%
$80,000 - $99,999 0.9% 0.5%
$200,000 - $299,999 16.1% 8.9%
$300,000 - $399,999 16.1% 13.1%
$400,000 - $499,999 12.8% 15.5%
$500,000 - $749,999 17.7% 28.0%
$750,000 - $999,999 10.6% 15.1%
More than $1 Million 14.8% 10.5%

Source: CBRE

HOUSING SUPPLY - VALUE

 

Through 2007, housing prices in Fairfield County increased substantially; there were bidding wars and 

people were purchasing homes sight unseen.  As mortgage rates hit 50 year lows and mortgage 

qualification requirements were lowered, individual households were able to afford more expensive 

homes.  All of the aforementioned contributed to the subprime mortgage debacle and the current 
economic recession.  As a result, housing sales and prices in Fairfield County have fallen over the last 

24 months. 
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Per the previous chart, 14.8% (compared with16.5% in 2008) of the owner-occupied housing stock in 

Fairfield County is valued at more than $1 million. In Stamford, 10.5% (compared with 13.2% in 2008) 
of the housing stock is valued over $1 million.   

CONDOMINIUM ACTIVITY 

The following charts depict condominium sales statistics for Western Fairfield County (Darien, 

Greenwich, New Canaan, Norwalk, Stamford, Wilton, & Westport) and for Stamford alone.  

2001 2002 2003 2004 2005 2006 2007 2008 2008 2009
Sales per Year 1,429 1,412 1,678 1,845 1,762 1,549 1,447 989 542 278

% change -2% -1% 19% 10% -4% -12% -7% -32% --- -49%
Avg. Sale Price $228,755 $266,711 $304,816 $329,715 $366,700 $390,677 $434,705 $396,809 $395,080 $368,622

% change 13% 17% 14% 8% 11% 7% 11% -9% --- -7%

Source: CT MLS

Through June 30
FAIRFIELD COUNTY CONDOMINIUM SALES: 2000 - 2009

 

As depicted in the chart above, condominium sales increased significantly at the county level through 

2004.  Sales dropped off minimally through 2007, but then underwent significant declines (a 32% 

decrease) in 2008. 

This decreasing sales rate is even more evident comparing the first six months of 2008 with the first six 
months of 2009 where condominium sale dropped nearly 50% from an already low mid-2008 level.   

Condominium pricing on the county level increased every year from 2000 through 2007.  Along with 

the drop in units sold in 2008, the average price of a condominium on the county level fell for the first 
time in 2008 by 9%.  Through mid-2009 average sales price continued to decrease by an additional 

7%. 

2001 2002 2003 2004 2005 2006 2007 2008 2008 2009
Sales per Year 1,098 932 1,070 1,170 1,086 861 791 520 262 130

% change 15% -15% 15% 9% -7% -21% -8% -34% --- -50%
Avg. Sale Price $179,300 $219,000 $235,000 $264,000 $298,850 $322,000 $411,657 $364,936 $389,440 $306,755

% change 13% 22% 7% 12% 13% 8% 28% -11% --- -21%

Source: CT MLS

Through June 30
STAMFORD CONDOMINIUM SALES: 2000 - 2009

 

Stamford condominium sales reached their highest level in 2004 at 1,170 units.  The number of 
condominium units sold then fell 7% in 2005, 21% in 2006, and an additional 8% in 2007.  Through 

year end 2008 only 520 condominium sales occurred, a 34% drop in sales from 2007 (similar to the 

drop seen at the county level).  Also similar to the county, condominium sales dropped 50% in 
Stamford as of mid-2009 compared with mid-2008.  Again, this is indicative of the direct effects the 

credit crisis and recession are having on this area. 
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Condominium pricing in Stamford has followed a trend similar to the county with significant increases 

occurring from 2000 through 2007 (160% increase in average sale price); however in 2008, the 
average price fell 11%.  Through mid-2009, the average condominium sale price in Stamford 

decreased 21% over mid-year 2008.  The current average price of a condominium unit through mid 

year was $306,755, which is down from $389,440 during the same period of 2008. 

Per our earlier discussion, the issues are two-fold; there is a lack of credit available and there is fear of 
job loss and making a large purchase such as a home.  Discussions with area brokers indicate that 

properties in the area have been somewhat overpriced, but not terribly so and that on average a 10% 

to 20% drop in prices may be the bottom of the market. 

PROJECT SUMMARY 

The condominium component of the Harbor Point development includes  3,131,606 square feet of 

gross building area that is assumed to result in approximately  2,661,865 square feet of sellable 

residential condominium area (85% sellable).  The  2,079 units of condominium development are 
spread across the four development sites (Harbor Park, Harbor Square, Harbor Commons and Yale & 

Towne), with average unit sizes of 1,279 square feet for all but the Harbor Square development which 

is projected to have an average unit size of 1,321 square feet.  It should be noted that the proposed 

development includes  69 units that are designated for below market rate housing. A summary of the 
subject condominium development plan is presented below: 

Parcels Asset Type Use Classification  GBAS (AF) 
 Sellable 

Condominium SF 
 Market 

Rate Units 
 Below Market 

Units  TOTAL UNITS 

Harbor Square
S3-B Condominium Waterfront Condo Jun-12 85,486         72,663        55         -               55            

Harbor Commons
C2 Condominium Market Condo Apr-14 180,600       153,510      114       6              120          
C5 Condominium Market Condo Apr-13 407,855       346,677      258       13            271          

Harbor Park
P1 Condominium Waterfront Condo Jun-12 301,000       255,850      200       -               200          
P2 Condominium Waterfront Condo Jun-13 204,680       173,978      136       -               136          
P3 Condominium Waterfront Condo Jun-14 376,250       319,813      250       -               250          
P4 Condominium Waterfront Condo Jun-17 270,900       230,265      180       -               180          
P5 Condominium Waterfront Condo Jun-16 240,800       204,680      160       -               160          
P6 Condominium Waterfront Condo Jun-15 316,050       268,643      210       -               210          

Yale & Towne
Y2-A Condominium Market Condo May-19 182,105       154,789      109       12            121          
Y3-A Condominium Market Condo May-17 565,880       480,998      338       38            376          

GRAND TOTALS 3,131,606   2,661,865  2,010    69           2,079      

Harborpoint Holding Company LLC

CONDOMINIUM DEVELOPMENT ASSUMPTIONS
HARBOR POINT

 Property Description  Proposed Development  
Completion 

Date 
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COMPETITIVE PROJECTS 

There are a limited number of projects proximate to the subject and within the area that we believe 

best reflect the competitive position of the subject as currently proposed. The projects were selected for 
analysis because each is a high rise development that offers convenient access to Manhattan through 

mass transit as well as proximity to numerous restaurants, clubs and galleries in the respective CBD 

locations.  Further, each has easy access to recreational areas and numerous smaller, more 

neighborhood oriented parks and outdoor recreation areas. Because of the few number of high rise 
developments in the immediate area, we expanded our search to adjoining Westchester County where 

two developments, quite similar in many respects to the subject development are being built.  

 

Six condominium projects, containing a total of 849 units, were surveyed. As of third quarter 2009, 
491 have been either sold or placed under contract. Depending on the project, overall effective 

absorption ranged from 1± to 5± sales and/or presales per month.    
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Unit Price Price/SF Unit Price Price/SF
Minimum $648,850 $585 Minimum $232,000 $319
Maximim $4,307,500 $1,285 Maximim $1,445,000 $671
Average $1,233,937 $784 Average $544,819 $502

Unit Price Price/SF Unit Price Price/SF
Minimum $432,400 $419 Minimum $1,199,619 $579
Maximim $1,995,000 $704 Maximim $3,416,400 $901
Average $712,943 $506 Average $2,308,010 $740

Unit Price Price/SF Unit Price Price/SF
Minimum $600,000 $550 Minimum $413,250 $485
Maximim $5,434,000 $1,200 Maximim $1,632,750 $974
Average $1,468,983 $840 Average $720,004 $610

CBRE

The Classic, Stamford, CT
170 Units/Built 2008-2009 144 Units/Built 1990 (Converted 2006)

Renaissance Square, White Plains, NY
213 Units/Built 2007

COMPARABLE CONDOMINIUM SALES

The Metropolitan/1515 Summer, Stamford, CT
40 Units/Built 1968 (Converted 2007)

Highgrove, Stamford, CT
95 Units/Built 2009-10

Trump Parc, Stamford, CT

Trump Plaza, New Rochelle, NY
187 Units/Built 2007

 

Highgrove, Stamford, CT, a 17-story condominium complex 

containing 95 units, recently completed construction. The 
developer’s pricing ranges from $1,199,619 to $3,416,400, or 

$579± to $901± per square foot, with units ranging from 

1,735 to 3,900 square feet. The development is very 
conveniently located in downtown Stamford. Since sales began, 

16 sales contracts have been signed, indicating absorption of 1 

unit per month, at prices between $555,001 and $2,225,000, 

with an average of  $1,291,837. On a per square foot basis, 
these contracts range from $392 to $776 and average $531 

per square foot.   
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Trump Parc, Stamford, CT, a 34-story condominium complex 

containing 170 units, recently completed construction. The 
developer’s pricing ranges from $668,000 to $4,307,500, or 

$585± to $1,250± per square foot, with units ranging from 

1,085 to 3,361 square feet. The development is very 

conveniently located in Stamford, Fairfield County, Connecticut 
within walking distance to the Stamford Metro North train 

station. Ceremonial groundbreaking for the subject development 

occurred May 18, 2007 and since that date, 56 pre-sale 
contracts have been signed, indicating absorption of 2.2 units 

per month, at prices between $648,850 and $4,307,500, with 

an average of $1,233,937. On a per square foot basis, these 

contracts range from $585 to $1,285 and average $784 per 
square foot. This is the most similar development to the high-rise 

component of the subject property.  
 

  

The Classic, Stamford, CT is an existing 18-story condominium 

complex that was built in 1990; however, since completion of 

the project it was utilized as a rental property until recently. Since 

August 2006, 89 of 144 have either sold or been placed under 
contract, indicating an absorption of 2.5 units per month. The 

sale prices of these units ranged from $232,000 to $1,445,000 

and an average of $544,819. On a per square foot basis, the 
price ranges between $319 and $671 with an average of $502.  

The units are one, two, or three bedrooms and range in size 

from 597 to 2,420 square feet with an average of 1,157 square 
feet. The complex was built with moderate quality and is in 

average condition.  This property is similar to the mid-rise 

component at the subject property, and inferior to the subject’s 

high rise component. 
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The Metropolitan/1515 Summer Street, Stamford, CT is an 

existing 8-story loft-style condominium that opened in Summer 
2007.  This was an existing office building that was built in 

1968 and completely gutted and converted to condos in 2007.  

Since July 2007, 39 of the 40 units have either sold or been 

placed under contract.  The first 36 units sold within the first six 
months.  The sale prices of these units ranged from $432,400 

to $1,995,000 and an average of $712,943. On a per square 

foot basis, the price ranges between $419 and $704 with an 
average of $506.  There are one, two and three bedroom loft 

units that range in size from 889 to 3,373 square feet with an 

average of 1,434 square feet. The complex was built with 

moderate quality and is in good condition, but inferior to the 
proposed subject property. 

 

 

 

 

Trump Plaza, New Rochelle, NY is part of a $750 million 

downtown urban redevelopment plan that encompasses the 

Lawton Street Redevelopment block known as Le Count Square. 

Trump Plaza is a high rise structure that offers panoramic views 
of the Long Island Sound and was constructed by Louis Cappelli 

and opened in late 2007. The building, at 32 stories, is one of 

the tallest in Westchester County. The ground level retail space 
serves to complement pedestrian traffic downtown. The 

353,600-square-foot Trump Plaza has 138,000 square feet of 

retail space on two levels at the base, above which is the 30-
story luxury residential condominium tower. The project consists 

of 187 residences that range in size from 786 to 1,840 square 

feet. The units contain either one, two or three bedrooms and 

several have balconies.  

 

Since February 2006, 114 units had been placed in contract, indicating absorption of 2.7 units per 

month. The 114 units sold at the development range in price from $413,250 to $1,632,750 with an 

average of $720,004. On a per square foot basis, the sales range from $485 to $974 with an 
average of $610.  
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Renaissance Square, White Plains, NY is a mixed use complex 

containing 945,000 square feet of developable area in two 40-
story towers above a base that consists of residential, office and 

hotel development. It is a Louis Cappelli development. The 

residential portion consists of 213 residential condominium units 

contained within 399,306 square feet. The residential units are 
offered for sale as Ritz-Carlton Residences, and are managed by 

The Ritz-Carlton Hotel Company, LLC, and are known as The 

Residences at The Ritz-Carlton, Westchester. The units range in 
size from 1,041 to 2,664 square feet and contain one, two or 

three bedrooms; several have balconies. The average unit size is 

1,616 square feet. All units benefit from a high level of finish 

commensurate with luxury quality construction.    

One tower is open and 177 units have been sold since September 2006, indicating absorption of 5 

units per month. The 177 sales at the development range in price from $600,000 to $5,434,000 

with an average of $1,468,983. On a per square foot basis, the sales range from $550 to $1,200 
with an average of $840. 

Competitive Project Conclusion 

As indicated by the development and sales of the units at the competitive properties, there is a market 

for high-end condominiums in Fairfield and Westchester Counties.  The subject will feature a mix of 

high end and more market standard condominium development.  The waterfront and hotel related 

residential components (P1-P6 & S3-b) will be high-rise, top tier properties that are assumed to be 
superior compared with The Classic and The Metropolitan/1515 Summer in terms of amenities and 

age/condition and more similar to the Trump development.  This component of the subject is also 

assumed to be superior compared with Trump Plaza in New Rochelle in terms of location and 
amenities overall.  Renaissance Square and the Residences at the Ritz Carlton are superior compared 

with the subject in terms of location in downtown White Plains and hotel-style amenities.  The mid-rise 

portions of the subject property found within the Yale & Towne site and the Harbor Commons 

developments are more market standard and would be likely achieve pricing more in-line with the mid 
level pricing found in the comparables.   

Concluded Pricing 

Based on the analysis and discussion presented above, we have concluded current condominium 

pricing for the subject property based on the following schedule: 
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Total Total Projected Projected
Component Units SF Sellable SF GBA Price/SF Price/Unit

Harbor Park 1,136 1,279 1,453,228 1,709,680 $675.00 $863,494
Harbor Square 55 1,321 72,663 85,486 $700.00 $924,803

Yale & Towne 497 1,279 635,787 747,985 $500.00 $639,625

Harbor Commons - Market 372 1,279 475,881 559,860 $500.00 $639,625
Harbor Commons - Below Marke 19 1,279 24,306 28,595 $285.00 $364,586

TOTAL/AVERAGE 2,079 1,280 2,661,865 3,131,606 $599.04 $766,981

CBRE

CBRE CONCLUDED PRICING

 

It should be noted that the concluded pricing reflected above is for the overall average within each 

component.  It is reasonable that higher floor units and units with water views would achieve a 

premium, however we have assumed that a proportionate share would not have these types of 

benefits and thus our conclusions are indicative of mid-point pricing. In addition, the condominium 
component within the hotel is will also benefit from hotel services and achieve a slightly hier projected 

sale price.   It should also be noted that these conclusions are as of our date of value and will be 

inflated to completion/sell-out dates as discussed under each individual component.  

Absorption 

As noted, the absorption for the competitive properties ranged from approximately 1.6 units to 5 units 

per month.  As previously statistically noted and confirmed by our discussions with developers and 
area brokers, sales have been extraordinarily slow in 2009.  However, as noted, two recent contracts 

were noted at the Highgrove, a positive sign for the subject that other high-end properties may begin 

to sell again. 

The following chart depicts the quarterly absorption assumptions for the Harbor Park component of 

the subject: 
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Harbor Harbor Harbor Harbor Harbor Harbor Total Sales Average Sales
Period Park P1 Park P2 Park P3 Park P4 Park P5 Park P6 Per Quarter Per Month

2Q/2012 9 9 3.0
3Q/2012 9 9 3.0
4Q/2012 9 9 3.0
1Q/2013 9 9 3.0
2Q/2013 9 12 21 7.0
3Q/2013 9 12 21 7.0
4Q/2013 9 12 21 7.0
1Q/2014 9 12 21 7.0
2Q/2014 9 12 12 33 11.0
3Q/2014 9 12 12 33 11.0
4Q/2014 9 12 12 33 11.0
1Q/2015 9 12 12 33 11.0
2Q/2015 9 12 12 10 43 14.3
3Q/2015 9 12 12 10 43 14.3
4Q/2015 9 12 12 10 43 14.3
1Q/2016 9 4 12 10 35 11.7
2Q/2016 9 12 9 10 40 13.3
3Q/2016 9 12 9 10 40 13.3
4Q/2016 9 12 9 10 40 13.3
1Q/2017 9 12 9 10 40 13.3
2Q/2017 9 12 12 9 10 52 17.3
3Q/2017 9 12 12 9 10 52 17.3
4Q/2017 2 12 12 9 10 45 15.0
1Q/2018 12 12 9 10 43 14.3
2Q/2018 12 12 9 10 43 14.3
3Q/2018 12 12 9 10 43 14.3
4Q/2018 12 12 9 10 43 14.3
1Q/2019 12 12 9 10 43 14.3
2Q/2019 10 12 9 10 41 13.7
3Q/2019 12 9 10 31 10.3
4Q/2019 12 9 10 31 10.3
1Q/2020 12 9 10 31 10.3
2Q/2020 12 9 10 31 10.3
3Q/2020 12 7 19 6.3
4Q/2020 12 12 4.0
1Q/2021
2Q/2021

TOTALS 200 136 250 180 160 210 1,136
Average per Quarter 8.7 11.3 11.9 12.0 8.9 10.0 32.5
Average per Month 2.9 3.8 4.0 4.0 3.0 3.3 10.8

Quarters to Sell Out 23.0 12.0 21.0 15.0 18.0 21.0 35.0
CBRE *Presale figures are shown in boxes with red font
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The following chart depicts the quarterly absorption assumptions for the Harbor Square component of 

the subject: 

Period  Harbor Square S3-B Avg Monthly Sales
2Q/2012 7 2.3
3Q/2012 6 2.0
4Q/2012 6 2.0
1Q/2013 6 2.0
2Q/2013 6 2.0
3Q/2013 6 2.0
4Q/2013 6 2.0
1Q/2014 6 2.0
2Q/2014 6 2.0

TOTALS 55
Average 6.1 2.0

CBRE *Presale figures are shown in boxes with red font

CBRE RESIDENTIAL ABSORPTION - HARBOR SQUARE
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The following chart depicts the quarterly absorption assumptions for the Yale & Towne component of 

the subject: 
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Total Sales Average Sales
Period Y2-A Y3-A Per Quarter Per Month

1Q/2017 12 12 4.0
2Q/2017 12 12 4.0
3Q/2017 12 12 4.0
4Q/2017 12 12 4.0
1Q/2018 12 12 4.0
2Q/2018 12 12 4.0
3Q/2018 12 12 4.0
4Q/2018 12 12 4.0
1Q/2019 11 12 23 7.7
2Q/2019 10 12 22 7.3
3Q/2019 10 12 22 7.3
4Q/2019 10 12 22 7.3
1Q/2020 10 12 22 7.3
2Q/2020 10 12 22 7.3
3Q/2020 10 12 22 7.3
4Q/2020 10 12 22 7.3
1Q/2021 10 12 22 7.3
2Q/2021 10 12 22 7.3
3Q/2021 10 12 22 7.3
4Q/2021 10 12 22 7.3
1Q/2022 12 12 4.0
2Q/2022 12 12 4.0
3Q/2022 12 12 4.0
4Q/2022 12 12 4.0
1Q/2023 12 12 4.0
2Q/2023 12 12 4.0
3Q/2023 12 12 4.0
4Q/2023 12 12 4.0
1Q/2024 12 12 4.0
2Q/2024 12 12 4.0
3Q/2024 12 12 4.0
4Q/2024 4 4 1.3
1Q/2025

TOTALS 121 376 497
Average per Quarter 10.1 11.8 15.5
Average per Month 3.4 3.9 5.2

CBRE *Presale figures are shown in boxes with red font
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The following chart depicts the quarterly absorption assumptions for the Harbor Commons: 

Harbor Harbor Total Sales Average Sales
Period Commons C2 Commons C5 Per Quarter Per Month

2Q/2012 6 6 2.0
3Q/2012 10 10 3.3
4Q/2012 10 10 3.3
1Q/2013 10 10 3.3
2Q/2013 10 12 22 7.3
3Q/2013 10 12 22 7.3
4Q/2013 10 12 22 7.3
1Q/2014 10 12 22 7.3
2Q/2014 10 12 22 7.3
3Q/2014 10 12 22 7.3
4Q/2014 10 12 22 7.3
1Q/2015 10 12 22 7.3
2Q/2015 4 12 16 5.3
3Q/2015 12 12 4.0
4Q/2015 12 12 4.0
1Q/2016 12 12 4.0
2Q/2016

TOTALS 120 144 264
Average per Quarter 9.2 12.0 7.8
Average per Month 3.1 4.0 2.6

CBRE *Presale figures are shown in boxes with red font
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CONDOMINIUM MARKET SUMMARY AND CONCLUSIONS 

The City of Stamford has been undergoing significant redevelopment on the office, residential, and 

retail fronts.  From UBS and RBS moving their headquarters to the city to the development of the 
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Highgrove and Trump Parc condominiums to the redevelopment of the subject neighborhood 

including the Starwood Hotels announced relocation, Stamford continues to grow and evolve into a 
more upscale urban area.  However, the current recession and economic downturn have adversely 

affected the Stamford condominium market that had not long ago been poised to incorporate 

numerous new “high-end” projects totaling well in excess of 1,000 new units. 

Condominium sales in Stamford were sharply affected in 2008 with a 34% decline in the number of 
units sold, with 2009 sale activity being down an additional 50% mid-year 2009 vs. mid-year 2008.  

Besides a significant price correction that most sellers seem unwilling to yet offer, capital is 

unavailable to those in the market to purchase a condominium and the pool of such buyers has 
thinned significantly due to job insecurities, fears of further unit value declines, including the specter of 

rising interest rates, and Fannie Mae loan guarantee requirements for condominium projects tightened 

significantly in March 2009.   

The subject is located to the south of the Stamford city center.  The redevelopment project is situated 
in close proximity to the core transportation infrastructure that supports the city and benefits from its 

waterfront community (or its association with waterfront for Yale & Towne).  The difficulties in the 

financial markets are affecting lower Fairfield County and Stamford as much of the population is 
employed in the financial services sector.  In the long run, Stamford’s location along I-95, less than an 

hour from Manhattan, will be beneficial and continued growth is projected once the economy begins 

to improve. 
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OFFICE MARKET ANALYSIS 

The subject development features two, Class A office buildings – 289,378 square feet total - that are 

currently under construction.   

Parcel SF Completion Date

Harbor Square S1-A 192,346 September-10
S2-A 97,032 August-10

289,378

Harbor Point Holding Company LLC

HARBOR POINT - OFFICE COMPONENT

Total Office:

 

The following details the state of the office market in Fairfield County and Stamford.   

The market analysis forms a basis for assessing market area boundaries, supply and demand factors, 

and indications of financial feasibility.  Primary data sources utilized for this analysis includes the 

CoStar Real Estate Information service and CB Richard Ellis, Inc.’s 3rd Quarter 2009 MarketView 
report for Fairfield County.   

After enduring a weak first half of 2009, Fairfield County’s third quarter leasing activity moved closer 

to normal historical levels with nearly 793,300 sq. ft. recorded – a 53% increase from last quarter’s 
performance. Unfortunately, the majority of activity was due to intra-county relocations and tenants 

downsizing their offices. This resulted in a high level of overall negative net absorption at more than 

1.8 million sq. ft. year-to-date; the worst level of negative net absorption experienced in the County 

since 2001 when the dot.com era expired and negative net absorption registered an overall level of 
2.6 million sq. ft. for the year. 

As summarized in the following chart, the subject’s overall Fairfield County office market experienced 

a 560 basis point increase in its availability rate over the past fiscal year ended September 30th, from 
14.6% to 20.1%.  Negative net absorption over the past seven quarters was nearly three million 

square feet, with the negative 2009 absorption in the first three quarters exceeding that for 2008 in its 

entirety.  Sublease availabilities of slightly more than 2 million square feet represent more than a 

doubling over the past year and about 25% of Fairfield County’s available space.   
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# Bldgs. Existing SF YTD 2009 2008 2007 3Q '09 3Q '08 3Q '07 3Q '09 3Q '08 3Q '07

Greenwich CBD & Non-CBD 68 4,466,670 (303,295) (252,500) 574,590 20.0% 11.2% 9.0% $66.03 $94.92 $66.35

Stamford CBD 50 8,387,380 (411,108) (48,014) 63,772 22.0% 15.3% 15.8% $37.37 $40.26 $39.76

Stamford Non-CBD 87 8,369,027 (502,579) (258,037) 70,661 26.8% 18.5% 17.5% $32.57 $35.00 $30.64

Central Submarket 137 11,163,980 (319,851) (546,520) 401,640 20.5% 16.7% 11.4% $28.89 $31.04 $28.83
(Darien, Fairfield, New Canaan,
Norwalk, Westport, Wilton)

East Submarket 98 8,213,713 (63,578) (20,049) 81,032 11.0% 9.3% 8.9% $19.67 $20.75 $20.29
(Bridgeport, Shelton, Stratford,
Trumbull)

Northern Fairfield 39 4,606,467 (235,592) (5,282) (49,080) 19.5% 13.5% 13.1% $22.26 $22.52 $22.67
(Bethel, Brookfield, Danbury,
Newtown, Ridgefield)

Totals 479 45,207,237 (1,836,003) (1,130,402) 1,142,615 20.1% 14.6% 12.8% $29.49 $33.98 $32.36

Westchester County, NY totals 253 31,658,651 (530,372) (355,649) (118,235) 17.3% 16.2% 15.7% $26.89 $28.29 $28.78

Annual Changes

Greenwich CBD & Non-CBD 870 220 -390 -30% 43% 55%
Stamford CBD 670 -60 -80 -7% 1% 7%
Stamford Non-CBD 840 90 -100 -7% 14% 13%
Central Submarket 380 530 -610 -7% 8% -2%
East Submarket 160 40 -150 -5% 2% 8%
Northern Fairfield 600 40 100 -1% -1% 0%

550 180 -240 -13% 5% 10%

Basis Point Change

Source: CBRE

% Rent Change

FAIRFIELD COUNTY CT OFFICE MARKET - THIRD QUARTER 2009
Availability Rate Average Rent/SFNet Absorption

 

Recovery is still in the distance, and will take place only when unemployment rates drop. Nevertheless, 

the County’s office market appears to be stabilizing.  Stamford CBD, Fairfield County’s financial 
center and second largest office market, was the only submarket in the County to experience positive 

net absorption in the third quarter of 2009 – more than 227,000 sq. ft. This caused the submarket’s 

availability rate to contract nearly three percentage points from last quarter to 22.01%. However, 

year-to-date, the Stamford CBD still remains at a negative 411,000 sq. ft. with the availability rate 
nearly seven percentage points higher, reaching 22.01% since last year at this time. 

In contrast, every other submarket witnessed rising supply, driving the Fairfield County overall 

availability rate up more than 5.5 percentage points to 20.07% from last year’s 14.56%. Greenwich 
witnessed the most notable change; its availabilities rose by nearly 9 percentage points from last year 

to 19.96%. New direct supply coupled with a burgeoning sublease market in Greenwich resulted in 

the fall of average asking rents of nearly $32.00 per sq. ft., or 33%, to $63.22 per sq. ft. – a major 

transformation from last year’s average asking rent of $94.92 per sq. ft. in the submarket. Fairfield 
County’s overall average asking rents dipped from $33.98 per sq. ft. in the third quarter of 2008 to 

$29.49 per sq. ft. this quarter. 

The following graphs illustrate the vacancy and rent level trends for Fairfield County, as detailed on 
the prior page.   
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The available supply continued its climb in the third quarter; both sublease and direct space 
outweighed the five-year historical average by 13%. A combined 4.1 million sq. ft. of available space, 

or 45% of the County’s overall supply year-to-date, was contributed by the Stamford CBD and Non-

CBD submarkets due to downsizing by existing tenants. This also affected the Greenwich submarket, 

whose availability rose 79% over the past 12 months to 891,000 sq. ft. 

 

Every submarket played a part in the falling overall average asking rent in Fairfield County in the third 
quarter of 2009. The Greenwich submarket continued to see a depreciation in rental rates, mainly 

due to its increased supply, and ended the third quarter at $63.22 per sq. ft.; a 67% change from last 
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year at this time. On average, asking rents for Class A office buildings across Fairfield County range 

from a low of $18.54 per sq. ft. in Fairfield East to a high of $94.30 per sq. ft. in Greenwich CBD. 

 

Fairfield County’s net absorption fell further into the red in the third quarter, resulting in an additional 

261,442 sq. ft. being brought to market for a year-to-date result of 1,836,003 sq. ft. Primary causes 
were the continued downsizing of tenants and general lack of demand produced by a cautious tenant 

market. With an increase in out-of-market relocations, Stamford Non-CBD suffered the largest loss, 

ending with negative net absorption of 288,538 sq. ft. for the quarter. 
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Fairfield County gained substantial leasing velocity in the third quarter to bring year-to-date levels 
nearly equivalent to last year’s numbers at 1,811,200 sq. ft. thanks to an incredible performance by 

the Stamford CBD. The submarket’s competitive pricing and proximity to the Stamford Transportation 

Center assisted in the retention of the bulk of 695 East Main Street’s tenants. Additionally, a few major 
tenants relocated from Stamford Non-CBD to Stamford CBD to capitalize on Transportation Center 

benefits; notably, Purdue Pharma, LLP and Ernst & Young LLP. 

At the top of the transaction list was Purdue Pharma, LLP, who seized the opportunity to lease back its 

291,679 sq. ft. from UBS and will vacate 162,000 sq. ft. at 1600 Summer Street in Stamford. This is 
believed to be the largest new lease transaction in the County for the year, and contributed 

substantially to third quarter’s performance. Ernst & Young, LLP has plans to vacate 37,500 sq. ft. at 

1111 Summer Street as they absorb 35,225 sq. ft. at 300 First Stamford Place in the Stamford CBD. 
KPMG renewed at 3001 Summer Street, however, downsized from 78,000 sq. ft. to 38,500 sq. ft. 

COMPETITIVE MARKET ANALYSIS 

The following chart details the historical statistics for Class A office properties in Stamford. 
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Period
# 

Bldgs Total RBA
Total Vacant 

SF
Total 

Vacant %
Total Avail 

SF
Total 

Avail % Occupied SF
Occupied 

%
Total Net 

Absorption
Total Average 

Rate
QTD 76 12,508,865 2,045,841 16.4% 3,669,325 29.3% 10,463,024 83.6% (337,284) $38.57/fs
2009 3Q 76 12,508,865 1,708,557 13.7% 3,542,749 28.3% 10,800,308 86.3% 318,163 $38.30/fs
2009 2Q 75 12,008,865 1,526,720 12.7% 3,118,734 26.0% 10,482,145 87.3% (184,864) $38.70/fs
2009 1Q 75 12,008,865 1,341,856 11.2% 2,965,745 24.7% 10,667,009 88.8% (48,358) $38.89/fs

2008 4Q 75 12,008,865 1,293,498 10.8% 2,753,888 22.9% 10,715,367 89.2% 64,019 $39.13/fs
2008 3Q 75 12,008,865 1,357,517 11.3% 2,373,369 19.8% 10,651,348 88.7% (12,122) $38.91/fs
2008 2Q 75 12,008,865 1,345,395 11.2% 2,475,645 20.6% 10,663,470 88.8% (16,338) $39.67/fs
2008 1Q 75 12,008,865 1,329,057 11.1% 2,509,046 20.9% 10,679,808 88.9% 184,877 $39.56/fs

2007 4Q 75 12,008,865 1,513,934 12.6% 2,535,487 21.1% 10,494,931 87.4% (64,781) $39.37/fs
2007 3Q 75 12,008,865 1,449,153 12.1% 2,281,822 19.0% 10,559,712 87.9% (177,888) $38.49/fs
2007 2Q 75 12,008,865 1,271,265 10.6% 2,429,254 20.2% 10,737,600 89.4% 101,972 $37.58/fs
2007 1Q 75 12,008,865 1,373,237 11.4% 2,372,723 19.8% 10,635,628 88.6% 136,678 $37.85/fs

2006 4Q 75 12,008,865 1,509,915 12.6% 2,322,073 19.3% 10,498,950 87.4% 41,446 $37.13/fs
2006 3Q 75 12,008,865 1,551,361 12.9% 2,510,557 20.9% 10,457,504 87.1% 177,992 $36.33/fs
2006 2Q 75 12,008,865 1,729,353 14.4% 2,479,896 20.7% 10,279,512 85.6% 375,649 $33.84/fs
2006 1Q 75 12,008,865 2,105,002 17.5% 2,389,128 19.9% 9,903,863 82.5% 84,745 $32.75/fs

2005 4Q 75 12,008,865 2,189,747 18.2% 2,656,702 22.1% 9,819,118 81.8% (110,279) $31.92/fs
2005 3Q 75 12,008,865 2,079,468 17.3% 2,631,686 21.9% 9,929,397 82.7% 7,783 $31.85/fs
2005 2Q 75 12,008,865 2,087,251 17.4% N/A N/A 9,921,614 82.6% (233,494) $32.25/fs
2005 1Q 75 12,008,865 1,853,757 15.4% N/A N/A 10,155,108 84.6% (89,372) $32.31/fs

2004 4Q 75 12,008,865 1,764,385 14.7% N/A N/A 10,244,480 85.3% (2,207) $32.54/fs
2004 3Q 75 12,008,865 1,762,178 14.7% N/A N/A 10,246,687 85.3% 110,338 $32.57/fs
2004 2Q 75 12,008,865 1,872,516 15.6% N/A N/A 10,136,349 84.4% 6,189 $32.53/fs
2004 1Q 75 12,008,865 1,878,705 15.6% N/A N/A 10,130,160 84.4% (24,819) $32.86/fs

2003 4Q 75 12,008,865 1,853,886 15.4% N/A N/A 10,154,979 84.6% (59,609) $32.67/fs
2003 3Q 75 12,008,865 1,794,277 14.9% N/A N/A 10,214,588 85.1% 5,754 $32.53/fs
2003 2Q 75 12,008,865 1,800,031 15.0% N/A N/A 10,208,834 85.0% 73,950 $34.67/fs
2003 1Q 75 12,008,865 1,873,981 15.6% N/A N/A 10,134,884 84.4% (33,432) $34.59/fs

2002 4Q 75 12,008,865 1,840,549 15.3% N/A N/A 10,168,316 84.7% 17,773 $35.30/fs
2002 3Q 75 12,008,865 1,858,322 15.5% N/A N/A 10,150,543 84.5% (125,068) $37.76/fs
2002 2Q 75 12,008,865 1,733,254 14.4% N/A N/A 10,275,611 85.6% (217,140) $38.06/fs
2002 1Q 74 11,938,424 1,445,673 12.1% N/A N/A 10,492,751 87.9% (134,567) $38.25/fs

2001 4Q 74 11,938,424 1,311,106 11.0% N/A N/A 10,627,318 89.0% (190,333) $38.15/fs
2001 3Q 74 11,938,424 1,120,773 9.4% N/A N/A 10,817,651 90.6% 108,395 $38.74/fs
2001 2Q 74 11,938,424 1,229,168 10.3% N/A N/A 10,709,256 89.7% (237,142) $40.10/fs
2001 1Q 74 11,938,424 992,026 8.3% N/A N/A 10,946,398 91.7% (51,789) $40.25/fs

2000 4Q 74 11,938,424 940,237 7.9% N/A N/A 10,998,187 92.1% (315,144) $35.90/fs
2000 3Q 74 11,938,424 625,093 5.2% N/A N/A 11,313,331 94.8% (223,367) $34.62/fs
2000 2Q 74 11,938,424 401,726 3.4% N/A N/A 11,536,698 96.6% 107,640 $32.71/fs
2000 1Q 74 11,938,424 509,366 4.3% N/A N/A 11,429,058 95.7% (20,035) $32.39/fs

CoStar/CBRE

STAMFORD CLASS A OFFICE

 

As depicted above, CoStar indicates there are 76 Class A office properties containing approximately 

12.5 million square feet located throughout Stamford.  Since the onset of the recession, occupancy 

has hovered around the 87% to 89% range.  Net absorption was negative in 2007, but positive in 

2008.  Thus far in 2009, net absorption is down more than 250,000 square feet indicating a vacancy 
rate of 16.4% with total availability at 29.3%.  Average rent hit a high of $39.67 in Q2 2008, but has 

since fallen nearly 3% to $38.57 thus far in Q4 2009.   

The subject property is situated within a unique location that will benefit from top quality infrastructure 
and access to mass transit.  As such, we anticipate that it will outperform the market over the long 

term. 
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It should be noted that although asking rents may decline in the near term, the declines would likely 

be followed by spikes in rent, which would offset those declines.  The timing of the declines and 
subsequent spikes is highly subjective and thus market participants are generally modeling flat rents 

for the next 12 months followed by straight line rent growth at 3.0% thereafter.   

RECENT COMPARABLE LEASES 
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The comparables listed above indicate a wide range in rental rates over the past 18 months.  The 
most comparable transactions to the as complete subject property would be the comparables at One 

Station Place, 300 Atlantic Street and 200 First Stamford Place.  These properties had lease rates in 

the range of $49.00 to $54.75 per square foot, which is well above the more recent transactions.  

Discussions with brokers active in the market indicated that the subject development in the current 
market, would be able to achieve rents inline with the lower end of the range and that once a few 

tenants moved in, there would likely be a notable increase in achievable rents.  Based on the above, 

we have concluded to a market rental rate of $49 per square foot for the office component of the 
subject property.  We have modeled higher TI’s over the near term of $45 per square foot and 

anticipate that second generation leasing would include TI’s based off of a current figure of $30 per 

square foot (inflated throughout our analysis).  Free rent concessions are estimated at 9 months in the 

initial lease up and at 6 months for second generation leasing. 

The office market has been stressed by the recessionary environment and landlords have been 

competing for tenants. There is limited newly constructed office space in Stamford as evidenced by the 

new building necessary for UBS and RBS to relocate.  Upon completion, the newly constructed subject 
developments will be top quality properties with waterfront locations in a corporate park atmosphere.  

Factoring in the additional benefits of being located within very close proximity to mass transit, 

supports likely demand for the subject’s development.    

CONCLUSION 

As discussed, vacancy has continued to increase and is projected to stabilize in the near term.  
Discussions with area brokers and owners indicate that leasing is beginning to pick up as landlords 

offer significant concessions to attract tenants.  The pick up in leasing is also attributable to the 

declines in asking rents in recent months.  As discussed, Fairfield County is home to a large base of 
financial services firms, and employment projections for remain somewhat bleak over the immediate 
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future.  However, for the long term brokers and developers remain optimistic and the outlook for 

future of the Fairfield County office market is good.   

The area is well located with excellent connections to major thoroughfares and a public transportation 

system that provides a direct link to Midtown Manhattan.  Prior to the current economic downturn, the 

trend had been for more and more companies to move to, or open offices in, Fairfield County.  Per 

market participants, this trend is likely to continue once the economy begins to pick up.  The long-
term projection for the subject submarket is for increasing demand and continued growth in rental 

rates due to the lack of available product and stringent development restrictions and associated land 

supply constraints. 
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HOTEL MARKET ANALYSIS 

NATIONAL OVERVIEW 

The operating metrics in the U.S. hotel industry held up well during the first nine months of 2008.  The 

collapse of Lehman Brothers over a year ago, however, appeared to be an inflection point after which 
businesses started to dramatically cut costs.  Corporate and group meeting/convention travel, the 

backbone of demand for U.S. hotel rooms, was severely curtailed.  The “AIG effect” – i.e. the 

negative public image of business entertainment-- dealt an additional blow to the U.S. hotel industry, 
as it became politically incorrect for corporate America to travel and attend meetings and 

conventions.  Smith Travel Research is reporting astonishing weekly declines in RevPAR (Revenue Per 

Available Room) throughout the nation’s major markets as well as in many of the world’s major cities. 

Lodging facilities are more than bricks and mortar real estate. They house going business concerns 
with high levels of operating leverage.  Without long term tenancies, the daily leasing of guestrooms 

forces hotels to utilize yield management techniques which include a continuous re-pricing of rents.  

The recent dramatic decline in U.S. hotel RevPAR is resulting in an exponential diminution of lodging 
profits. 

There is no question that during this recession, the combination of both limited credit availability and 

declining earnings has led to a swift and dramatic erosion of the market value of all types of lodging 

facilities. The absence of any significant volume in U.S. hotel sale transactions has meant limited 
transparency as to the market re-pricing of assets, and therefore little if any empirical evidence to 

quantify the magnitude of decline of U.S. hotel prices.   During the next 12 to 18 months, loan 

maturities and the workouts of hotel investment failures will compel transactions to occur, which will 
eventually provide the market with pricing clarity and ultimately narrowing the longstanding bid/ask 

standoff between buyers and sellers of U.S. hotels.  Once sale transactions resume in earnest, the 

market will then establish the current true value of U.S. hotel properties, allowing comparisons to the 

peak of 2007.  In today’s “hazy” pricing environment, many assert their “gut” reaction that hotel 
prices have declined upwards of 50 percent from the crest--a notion which will ultimately be proven 

true or false by evidence gleaned from a liquid transactional market.   

The following analysis provides a preview of what the market will ultimately confirm. The three tables 
below illustrate statistical calculations of the recent movement of U.S. hotel asset prices due to 

changes in capital stack structure and return requirements, as well as lodging profits.   

The availability of high levels of relatively inexpensive hotel debt and equity peaked in early 2007, and 

resulted in a Weighted Average Cost of Capital (WACC) or a capitalization rate of 6.2 percent, a 
decline of 240 basis points (bps) from 2005.  Today, almost two years after the pinnacle, a dramatic 

rise of 380 bps of the WACC of U.S. hotels results in a 10 percent capitalization rate.  An 
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examination below of the implied value of $1000 of net operating income (NOI) indicates a 38 

percent decline in value from the peak, solely as a result of the dramatic shift in the capital stack 
structure and return requirement of U.S. hotels.   

 

 

Layering changes in U.S. hotel NOI into the theoretical analysis expands the study further as 

exemplified on the following matrices. 
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Given the current declines in U.S. RevPAR, and factoring in the reverse effects of hotel operating 

leverage in a declining market, it will not be unusual for many lodging facilities to experience 

dramatically falling profits.  The table above demonstrates that a 25 percent decline in NOI coupled 

with the 380 bps rise of the WACC of a U.S. lodging investment, results in more than a 50 percent 
drop in the value of the asset, thus validating the “gut” reaction of many of today’s hotel investment 

market participants.  Of course, these are only paper losses as no one would sell today unless they 

had to or were forced by circumstances. 

Historic Performance and Projections 

Smith Travel Research (STR), widely regarded as the standard source for reliable information in the 
hospitality industry, predicts a significant decline in overall revenue for 2009 as consumer fears will 

take time to dissipate, and businesses adjust to the current economic climate.  STR has indicated that 

occupancy will go from 60.4 percent for 2008 to 55.4 for 2009 and 55.1 percent for 2010.   

STR predicts ADR will decrease by 9.7 percent to $96.43 in 2009 and 4.0 percent to $93.16 in 

2010.  RevPAR will fall by 17.1 percent in 2009 and 4.0 percent in 2010.  It should be noted that all 

of the projections have been revised downwards by STR relative to their previous 2009 and 2010 

estimates.  Furthermore, many other forecasters are projecting similar declines in RevPAR growth over 
the next 12 months.  PricewaterhouseCoopers, in their “Hospitality Directions Forecast Alert, 

September 2009 edition”, forecast a decrease in RevPAR of 16.1 percent, up from the June 2009 

estimate of 15.7 percent.  The relative ease of obtaining inexpensive debt in 2006 and 2007 
contributed to a large number of ground up hotels.  Given the typical 18 to 24 month construction 

time frame, many of these hotels are now entering (or already have entered) the marketplace, which 
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in conjunction with the current economic crisis, will continue to negatively impact RevPAR 

performance.  Below is a table illustrating historic and projected RevPAR figures by STR. 

 

Since 2003, RevPAR growth was aided by a relative lack of new supply, as there has been moderate 

growth in the overall number of rooms.  Room supply in 2009, however, is anticipated to increase 3.0 
percent.  This follows an increase of 2.6 percent in 2008.   
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Smith Travel Research reports that roughly 130,471 rooms are under construction as of August 2009. 

The table below outlines the year-over-year comparisons between 2008 and 2009. Of note, 2009 

has 65,476 fewer rooms under construction compared to the same period 12 months prior, a 
decrease of 33.4 percent.  One of the few silver linings in the economic slowdown is the number of 

proposed hotel projects abandoned or deferred has increased significantly over the last 18 months. 
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Transaction Activity 

Given the lack of available debt, the lack of optimism in operating fundamentals, and the downward 
trend in pricing, buyers are extremely reluctant to purchase any hotel assets. The CB Richard Ellis 

Valuation & Advisory Services Hospitality & Gaming Group continuously monitors the major U.S. hotel 

sale transaction market.  The CB Richard Ellis 3rd Quarter 2009 Major U.S. Hotel Sales survey 

includes only 21 single asset sale transactions over $10 million each that are not part of a portfolio 
allocation.  These transactions total $1.58 billion, and include 7,616 hotel rooms with an average 

sale price per room of $208,000.  It should be noted, however, that this survey also includes the sale 

of the 2,885 room Treasure Island Hotel and Casino at $775,000,000 ($268,631 pre unit), which 
comprises over 27 percent of the total.  By comparison, the 3rd Qtr. CB Richard Ellis 2008 Major U.S. 

Hotel Sales survey included 65 single asset sale transactions totaling $2.84 billion in trades, and 

included 16,381 hotel rooms with an average sale price per room of $173,631.   
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Investment Rates 

The latest Real Estate Investor Survey published by CBRE and Korpacz  (1st Quarter 2009 - CBRE, 3rd 

Quarter 2009 - Korpacz) for luxury, full service, limited service and extended stay properties are 

illustrated in the following table:   

HOTEL INVESTOR SURVEY
Discount Rate Overall Cap Rate Terminal Cap Rate

Type Range Average Overall Cap Rate Average Range Average
CBRE Hotels

Class A 9.00% - 13.00% 10.96% 7.00% - 11.00% 8.92% 7.50% - 11.50% 9.50%
Class B 10.00% - 13.00% 11.53% 9.00% - 11.50% 9.94% 9.50% - 11.50% 10.41%
Class C 11.50% - 14.00% 12.58% 10.00% - 13.00% 10.79% 10.00% - 13.50% 11.50%

Korpacz Hotels
Luxury 8.00% - 18.00% 11.41% 7.00% - 12.00% 9.25% 7.00% - 11.25% 9.25%
Full Service 10.00% - 14.00% 11.69% 6.50% - 14.00% 9.84% 7.50% - 12.00% 10.22%
Limited Service 10.00% - 18.00% 13.19% 9.00% - 14.00% 10.85% 9.00% - 14.00% 11.25%
Extended Stay 10.00% - 16.00% 12.70% 9.00% - 13.00% 10.90% 9.00% - 13.50% 11.23%

Source:  CBRE National Investor Survey & Korpacz Real Estate Investor Survey  

The weak economic conditions, the government bail-out of the financial sector, increasingly rigid debt 
requirements, and the negative outlook of the near-term lodging performance have hampered the 

sales pace.  The absence of any significant volume in U.S. hotel sale transactions has meant limited 

transparency as to the market re-pricing of assets, and therefore little if any empirical evidence to 

quantify the investment criteria. The slow volume of activity has certainly clouded the overall 
investment picture.  Still, Korpacz indicates that discount rates and overall rates of return are rising 

and have increased by as much as 125 basis points over their previous survey (1st Qtr. 2009).  CBRE 

is in constant contact with hotel professionals who price hospitality assets.  All of these professionals 
indicated that in the current economic environment, investment criteria has become much more rigid, 

and as a general rule, overall capitalization rates have increased 150 to 200 basis points compared 

to 18 to 24 months prior.   

CONCLUSION 

Smart money recognizes that the world is currently experiencing an adjustment that was overdue, but 

that an over correction is also most likely occurring.  During the short term, conservative investors who 

deployed modest levels of leverage will survive.  Opportunistic capital will be well positioned to take 

advantage of terrific opportunities that will emerge. These include, but are but not limited to, the 
purchase of defaulted notes, acquiring foreclosed assets, the issuance of mezzanine bridge capital for 

gap lending and PIP funds.  As investors navigate through the near term, demand will be strong for 

professional experts in hotel operations and lodging real estate and finance related matters.  Long 
term, United States GDP will benefit from the needs of the world’s emerging markets for American 
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goods, services, and technology. That demand will in turn have a positive effect on U.S. lodging 

industry economic fundamentals.  

LOCAL HOTEL MARKET ANALYSIS 

Within the macro-market of Connecticut, there are more than 235 hotels with 24,429 rooms.  The 

subject hotels will be located within the smaller area market of Fairfield County (Stamford/Danbury).  

The Fairfield County hotel market currently consists of 78 hotels with 8,741 hotel rooms. 

AREA HOTEL PERFORMANCE
Connecticut Fairfield County Upscale Properties

Year Occupancy ADR RevPAR Occupancy ADR RevPAR Occupancy ADR RevPAR

2005 59.9% $100.15 $57.04 59.3% $110.27 $66.65 62.0% $124.53 $78.80
2006 61.4% $104.44 $56.65 62.1% $115.34 $71.58 65.6% $128.52 $84.32
2007 61.7% $108.65 $67.05 63.4% $117.75 $74.65 67.1% $132.95 $89.21
2008 58.5% $110.36 $64.56 58.3% $119.68 $69.77 63.2% $134.41 $84.95

Source: PKF-HR/Torto Wheaton Research

 

As depicted in the previous chart, occupancy on the State and County levels as well as for upscale 

properties increased through 2007 and then fell off in 2008 in line with the recession.  All three 

categories continued to witness increases in ADR through 2008, however RevPAR decreased in 2008 
across the board given the declining occupancy and 2009 is anticipated to show a continued 

downward trend. 

In the Stamford area, hotel development in the area is generally located in close proximity to I-95 and 
consists of full-service facilities with the exception of a Courtyard Marriott, a La Quinta (formerly 

Fairfield Inn) and a Hampton Inn.  Primary development in the area consists of office uses mixed with 

retail, and residential properties. 

SUBJECT LODGING MARKET SUPPLY CHARACTERISTICS 

There will be two hotels at the subject property.   

Parcel Keys SF Completion Date

Harbor Square S3-C 135 149,361 June-12

Yale & Towne Y1-A 100 95,800 May-15

235

Harborpoint Holding Company, LLC

HARBOR POINT - HOTEL COMPONENT

Total Hotel Rooms
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The main hotel will contain 135-keys and will be located on the Harbor Square site.  This hotel will be 

a full-service property with significant amenities such as meeting and banquet space and spa.  The 
property will also feature retail space and a condominium component.  Discussions with the subject 

developer indicate the franchise for this property will be in line with Starwood’s W brand. 

The second hotel will contain 100-keys and will be located on the Yale & Towne site.  This hotel will 

basically be a limited service property although it will likely have a small food and beverage 
component such as a lounge and breakfast bar.    Discussions with the subject developer indicate the 

franchise for this property will be in line with Starwood’s Aloft brand or Intercontinental Hotel’s Indigo 

brand. 

Following are details regarding the existing hotel base in the Stamford area. 

Summary of Competitive Properties 
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PRIMARY COMPETITIVE HOTELS

Number Year Occupancy ADR RevPAR
Property of Rooms Built Occ. Penetration ADR Penetration RevPAR Penetration
Courtyard Stamford Downtown 115 2004 74% 131% $175.00 119% $129.50 156%
Greenwich Hyatt Hotel 373 1986 58% 102% $170.00 116% $98.60 118%
Hampton Inn & Suites 99 1985 62% 109% $110.00 75% $68.20 82%
Hilton Stamford 484 1986 48% 85% $135.00 92% $64.80 78%
Holiday Inn Select - Stamford 380 1983 56% 99% $125.00 85% $70.00 84%
La Quinta Inn & Suites 158 1975 58% 102% $100.00 68% $58.00 70%
Sheraton Hotel Stamford (Now Stamford Plaza) 448 1984 57% 101% $125.00 85% $71.25 86%
Stamford Marriot Hotel & Spa 508 1977 58% 102% $165.00 112% $95.70 115%
The Delamar Hotel 82 1961 60% 106% $290.00 197% $174.00 209%

Primary Totals/Averages 2,647 56.6% $147.02 $83.25
Compiled by CBRE

12 Months Ending December 31, 2008

 

PRIMARY COMPETITION
Meeting Estimated 2008 Market Mix
Space

Property Location (SF)
Courtyard Stamford Downtown Stamford, CT 877 70% 10% 20% Y Y Y Y N Y
Greenwich Hyatt Hotel Greenwich, CT 30,000 55% 30% 15% Y Y Y Y Y Y
Hampton Inn & Suites Stamford, CT 1,770 40% 15% 45% N N Y N N Y
Hilton Stamford Stamford, CT 50,000 60% 30% 10% Y Y Y Y N Y
Holiday Inn Select - Stamford Stamford, CT 13,000 55% 20% 25% Y Y Y Y N Y
La Quinta Inn & Suites Stamford, CT 500 40% 20% 40% Y Y Y Y N Y
Sheraton Hotel Stamford Stamford, CT 37,000 55% 35% 10% Y Y Y Y N Y
Stamford Marriot Hotel & Spa Stamford, CT 27,000 70% 20% 10% Y Y Y Y Y Y
The Delamar Hotel Greenwich, CT 3,850 50% 25% 25% Y Y Y N Y Y
Primary Totals/Averages 58% 25% 17%

Compiled by CBRE

Leisure
Exercise 
Faci litiesRestaurant Lounge Pool Spa

Business 
CenterCommercial

Meeting 
& Group

 

The Stamford area hotel market has a total of 2,647 rooms.  The 2008 year-end occupancy and ADR 

achieved by these properties was roughly 56.6% and $147.02, respectively.   

Smith Travel Research 

In order to more precisely identify hotel market trends, CBRE has relied on a customized report 

prepared by Smith Travel Research, Inc., a national firm specializing in tracking hotel data.  Smith 

Travel Research is generally considered the standard source of reliable data for most markets.  While 

it is widely utilized, it is important to note some of its limitations.  Specifically, hotels are occasionally 
dropped in and out of the sample, and not all hotels report data in a consistent and timely matter.  As 

a result, the data set is sometimes skewed upwards or downwards depending on the particular market 

and the overall quality of the data is negatively impacted.  For most markets, however, it is considered 
to provide an accurate overall picture of market performance, and therefore, has been used in this 

analysis.  The hotels included in the Smith Travel Research (STR) report are based on interviews with 

representatives of the subject and subsequent field research.  
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The trends in room supply, occupancy, average daily rate, and room-night demand (defined as the 

number of occupied rooms) for the subject’s competitive set are illustrated as follows: 

HISTORICAL MARKET PERFORMANCE
STR COMPETITIVE PROPERTIES

Room Night Market Room Night Percent Average Percent Percent
Year Supply Occupancy Demand Change Daily Rate Change RevPAR Change

2003 879,650   53.6% 471,801   --- $136.26 --- $73.09 ---
2004 894,797   58.8% 526,369   11.6% $136.43 0.1% $80.26 9.8%
2005 957,760   57.9% 554,759   5.4% $140.11 2.7% $81.15 1.1%
2006 957,760   62.5% 598,368   7.9% $146.34 4.5% $91.43 12.7%
2007 957,760   64.9% 621,391   3.8% $147.48 0.8% $95.69 4.7%
2008 965,108   56.7% 547,136   -11.9% $147.07 -0.3% $83.38 -12.9%
CAG * 1.9% 3.0% 1.5% 2.7%

Sep TTM 2008 963,084   59.4% 571,796   --- $149.55 --- $88.79 ---
Sep TTM 2009 965,790   49.8% 481,254   -15.8% $129.85 -13.2% $64.70 -27.1%

CAG * 0.3% -15.8% -13.2% -27.1%
Sep YTD 2007 716,352   65.3% 468,057   --- $146.34 --- $95.61 ---
Sep YTD 2008 721,676   58.0% 418,462   -10.6% $149.02 1.8% $86.41 -9.6%
Sep YTD 2009 722,358   48.8% 352,580   -15.7% $125.87 -15.5% $61.44 -28.9%

CAG * 0.4% -13.2% -7.3% -19.8%
*  Compound Annual Growth
Source:  Smith Travel Research

 

As depicted, hotel demand increased through 2007 topping out at nearly 65% occupancy.  Demand 

then fell almost 12% in 2008, taking occupancy down to 56.7%.  Corporate demand and corporate 
group demand make up the majority of the hotel demand in Stamford.  The drop in occupancy in 

2008 is a direct result of the recession, the increasing office vacancy in Stamford, and the tightening 

of corporate belts.  ADR decreased slightly in 2008; however RevPAR dropped almost 13% in 2008.   

This negative trend is also indicated in both the trailing 12 month (TTM) and year-to-date (YTD) 
numbers as of September 2009.  On a TTM basis as of September 2009, demand was down further 

pushing occupancy down to 49.8% from 59.4% TTM a year earlier.   ADR and RevPAR are down 

13.2% and 27.1%, respectively on a TTM basis as well. 

The YTD numbers are even more severe.  September 2009 indicated occupancy of 48.8% compared 

with 58% in 2008 and 65.3% in 2007.  ADR is down 15.5% from a year ago March and RevPAR is 

down nearly 29%. 

Proposed Hotels/Additions to Supply 

As discussed throughout this report, the current recession and tight credit markets have significantly 
affected new development.  There are some new hotels in the planning stages in Stamford including a 
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Ritz-Carlton and the hotels at the subject property.  However, for the time being the Ritz and the 

subject hotels have been put on hold.     

NEW HOTEL FORECAST

Proposed Est. No. Percent Additional
Name YOC Opening Rooms Competitive Competitive Rooms

S3 - Subject 2012 6/1/2012 135 100% 135
Y1 - Subject 2015 5/1/2015 100 100% 100
Total Additional Rooms 235

Total Annualized Additional Room Inventory 85,775

Compiled by CBRE

 

HOTEL DEMAND GENERATORS 

Hotel demand for the neighborhood is primarily generated by a heavy concentration of surrounding 

office development and large employers such as UBS, RBS, Pitney Bowes, Purdue Pharma, GE Capital, 

Thompson Reuters, World Wrestling Entertainment, Price Waterhouse, Accenture, and Gartner Group.  

Also, as noted, Starwood Hotels and Resorts will be moving their corporate headquarters to Stamford in 
the coming years. 

Demand Segmentation 

In most markets, overall demand varies based on the nature of travel. In most markets, the lodging 

demand is generated from three different segments:  Corporate, Group/Meeting and Leisure/Transient 
travelers.  In some markets, a fourth classification may be present, such as airline contract or 

government.  A breakdown of the overall market segments is illustrated in the following table. 

DEMAND SEGMENTATION - COMPETITIVE MARKET

Segment Demand %
Commercial 317,502        57.9%
Meeting & Group 136,813        24.9%
Leisure 94,238          17.2%
Total 548,553        100.0%

Compiled by CBRE

Competitive Set

 

Commercial Demand Segment 

Commercial travelers are defined as business people attracted by businesses in the area.  Most 
demand from the corporate segment is generated between Sunday and Thursday nights, declines 

Friday and Saturday nights, and increases somewhat on Sundays.  The typical duration of occupancy 

is one to three days and is characterized by single occupancy.  Historically, this demand segment has 
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been somewhat less price sensitive than other segments.  The commercial segment includes smaller 

sub-segments, including corporate transient demand and corporate volume discount.  Commercial 
transient demand includes individuals visiting the companies in the immediate area or passing 

through town.  Often, these types of travelers are influenced by quality of the hotel, brand loyalty, and 

location.  Corporate volume demand is generated by local firms and includes employees of the 

company or others doing business with the firm.  Rates are often pre-negotiated with the hotel and are 
sometimes discounted in return for a high number of occupied rooms. 

As discussed, office vacancy has continued to increase and is projected to stabilize in the near term.  

Discussions with area brokers and owners indicate that leasing is beginning to pick up as landlords 
offer significant concessions to attract tenants.  The pick up in leasing is also attributable to the 

declines in asking rents in recent months.  As discussed, Fairfield County is home to a large base of 

financial services firms, and employment projections for remain somewhat bleak over the immediate 

future.  However, for the long term brokers and developers remain optimistic and the outlook for 
future of the Fairfield County office market is good.  The long-term projection for the subject office 

market is for increasing demand and continued growth in rental rates due to the lack of available 

product and stringent development restrictions and associated land supply constraints.   

All of the aforementioned issues in the office market have a direct effect on the subject and other 

hotels in the market.  In the immediate term, corporations are downsizing and tightening their belts 

with smaller travel budgets and fewer meetings.  This has resulted in a drop in hotel demand and 

pricing pressure on ADR.   

Meeting and Group Demand Segment 

Meeting and Group travelers are defined as any group occupying five or more rooms on a given 

night.  This segment includes corporate groups, associations, SMERF (social, military, educational, 

religious, and fraternal) groups.  This segment is typically attracted by a hotel's meeting facilities and 
recreational amenities in the area.  Demand from corporate groups is typically generated between 

Sunday and Thursday nights, and can include corporate functions, holiday parties, incentive groups, 

etc.  Often, corporate groups pay high rates, especially incentive groups, where companies “wine and 

dine” their top salesman at upscale/luxury hotels. Corporate groups tend to have a high level of 
single occupancy, while other groups tend to have more double occupancy.  Associations and SMERF 

groups have a more varied occupancy pattern and often hold weekend meetings.  This demand 

segment tends to be somewhat price sensitive.  The typical stay for group demand is between three 
and five days.  There is a perception (often true) that by occupying a block of rooms, a volume 

discount should be given.  Group/meeting travelers have a tendency to stay at full-service hotels and 

utilize a hotel's food and beverage facilities.  This segment is seasonal, and repeat business on an 

annual basis is not guaranteed.  Overall, the group/meeting segment is desirable as it provides for a 
full utilization of hotel facilities. 
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Meeting and Group demand in the subject’s market area is generated by and closely related to the 

dense corporate development in the area.  In addition, as noted, Stamford is located less than an 
hour from New York City.  

Leisure Demand Segment 

Leisure travelers generally include vacationers or travelers passing through the area.  This category 

effectively includes all non-commercial related travelers too small to be defined as a group.  This 

segment is typically attracted by a hotel's location relative to area attractions (including 
friends/relatives).  Demand from leisure/transient travelers is typically generated throughout the week 

during peak periods, with more weekend demand in shoulder seasons.  Leisure travelers tend to have 

a high level of double occupancy.  Both components of this demand segment tend to be price 

sensitive.  The typical stay for leisure travelers is between two and five days.  Transient travelers 
typically occupy a room for one night only. 

Stamford’s downtown area has undergone revitalization in terms of retail and other attractions as well.  

As discussed new retail in the area includes Target and Burlington Coat Factory as well as the 
revamping of the Filene’s space at Stamford Town Center.  Other tourist draws in the area include 

more than 70 restaurants and movie theaters including the Crown Majestic Theater, the Crown 

Theaters at Landmark Square, and the Avon Twin Art House.  In addition, the Stamford Center for the 

Arts, which includes the Rich Forum and Palace Theater regularly draw top name entertainment.  The 
Connecticut Opera and Stamford Symphony play downtown as well.  There are numerous golf 

courses in the area and much of the Stamford Waterfront is being revitalized and attracts boaters and 

tourists alike.  Other leisure demand comes from the surrounding residential development as out of 
town family and friends stay in the area for social events such as weddings and similar occurrences.   

Future leisure demand is generally related to the overall health of the local and national economy.  As 

discussed in the Regional analysis of this report, the local and regional economy are suffering and 
leisure demand is down significantly for the time being. 

Segmented Demand Growth Conclusions 

Based on historic trends for the various demand segments, the state of the local and national 

economies, and conversations with local hotel operators in the marketplace, the applicable demand 

segments are projected to exhibit the following growth trends. 
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ANNUAL DEMAND GROWTH RATES

2012
Segment 2009 2010 2011 and beyond
Commercial -15.0% 2.0% 10.0% 3.0%
Meeting & Group -15.0% 2.0% 5.0% 3.0%
Leisure -15.0% 2.0% 3.0% 3.0%

Compiled by CBRE  

As discussed, hotel demand fell almost 12% in 2008 and is down almost 16% YTD September 2009.  
We assume a total drop in demand for 2009 of 15%.  Most predictions for the economy assume 

recovery will begin in 2010; we apply below inflationary growth in 2010, assume the market will 

catch up somewhat in 2011 as the economy recovers and the subject’s office buildings open and 

assume a return to inflationary growth levels in 2012 and beyond. 

Latent Demand 

Latent demand represents potential room nights in the marketplace that could not be accommodated 

by the existing hotels, and comes in two forms:  Induced demand and displaced demand.  Induced 

demand represents additional accommodated room nights by the introduction of a new demand 

generator, such as the construction of a conference center, a major company moving into the area, or 
the introduction of a new hotel that has distinct advantages over the existing competitors.  For this 

analysis, induced demand has been included given the subject office properties will open in the next 

few years and we expect additional future induced demand as the market recovers and all of the new 
development projected for Stamford begins to take place.    

CBRE has also considered displaced demand for this analysis.  Displaced demand occurs when 

individuals are unable to rent a room because all of the hotels in the marketplace are filled to 

capacity.  As a result, individuals must defer their trips or make accommodations in other markets.  
Because this demand was not accommodated historically, it is not illustrated in the estimate of the 

historic accommodated room night demand.  Displaced demand is illustrated further in markets where 

there are distinct high and low seasons, or several periods of high and low occupancy throughout the 
year.  No displaced demand is applied in our analysis. 

We expect the full service and limited service hotels to achieve penetration of approximately 116% 

and 111%, respectively.  This is higher than many of the comparable properties, but lower than the 

Courtyard.  Given the small size of the subject properties, their expected branding and amenities, and 
their location as part of the Harbor Point development, these penetration rates are reasonable.  

Based on market factors presented throughout this section, the forecast of overall demand growth for 

the subject’s market is illustrated as follows: 
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PROJECTED BASE DEMAND, ANNUAL GROWTH, AND MARKET-WIDE OCCUPANCY

Segment Base Year 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018
Commercial

Annual Growth -15.0% 2.0% 10.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%
Base Demand 870         739         754         830         854         880            907           934           962           991           1,020        
Annual Room Nights 317,502  269,877  275,274  302,802  311,886  321,243     330,880    340,806    351,030    361,561    372,408    
Induced Demand -         -         5,475      35,408    41,248       41,248      41,248      41,248      41,248      41,248      
Total Segment Demand 317,502  269,877  275,274  308,277  347,294  362,490     372,128    382,054    392,278    402,809    413,656    

Meeting & Group
Annual Growth -15.0% 2.0% 5.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%
Base Demand 375         319         325         341         351         362            373           384           396           407           420           
Annual Room Nights 136,813  116,291  118,617  124,548  128,284  132,133     136,097    140,180    144,385    148,717    153,178    
Induced Demand -         -         3,650      15,339    16,487       16,487      16,487      16,487      16,487      16,487      
Total Segment Demand 136,813  116,291  118,617  128,198  143,623  148,620     152,584    156,667    160,872    165,204    169,665    

Leisure
Annual Growth -15.0% 2.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%
Base Demand 258         219         224         231         237         245            252           259           267           275           284           
Annual Room Nights 94,238    80,102    81,704    84,155    86,680    89,280       91,959      94,717      97,559      100,486    103,500    
Induced Demand -         -         -         9,331      10,403       10,403      10,403      10,403      10,403      10,403      
Total Segment Demand 94,238    80,102    81,704    84,155    96,011    99,683       102,362    105,121    107,962    110,889    113,903    

Totals
Commercial 317,502  269,877  275,274  308,277  347,294  362,490     372,128    382,054    392,278    402,809    413,656    
Meeting & Group 136,813  116,291  118,617  128,198  143,623  148,620     152,584    156,667    160,872    165,204    169,665    
Leisure 94,238    80,102    81,704    84,155    96,011    99,683       102,362    105,121    107,962    110,889    113,903    

Total Market Demand 548,553  466,270  475,595  520,630  586,928  610,793     627,074    643,842    661,112    678,902    697,224    
 % Change -15.0% 2.0% 9.5% 12.7% 4.1% 2.7% 2.7% 2.7% 2.7% 2.7%
Market Statistics

Existing Rooms Supply 2,647      2,647      2,647      2,647      2,647      2,647         2,647        2,647        2,647        2,647        2,647        
Proposed Rooms Supply -         -         -         -         79           135            135           202           235           235           235           
Total Available Room Nights 966,155  966,155  966,155  966,155  994,990  1,015,430  1,015,430 1,039,885 1,051,930 1,051,930 1,051,930 
Market-wide Occupancy 56.8% 48.3% 49.2% 53.9% 59.0% 60.2% 61.8% 61.9% 62.8% 64.5% 66.3%

Source: CBRE

 

Occupancy Conclusions  

As depicted previously, the Stamford hotel market witnessed occupancy ranging from 54% to 65% 

from 2003 through 2008.  The occupancy of the hotels in the market vary widely with some of the 
larger hotels achieving occupancy of less than 60% to the Courtyard Marriott which achieved 

occupancy in excess of 90% the year after it opened. 

Per the chart above, overall occupancy in the market should get back to 60% and higher in 2013 as 
the economy stabilizes and new office and residential development come to fruition. 

The subject hotels will be the newest product in this market when they come on line.  Additionally, 

each will have a very small number of rooms compared with the majority of the competition.  As 

discussed, as the economy recovers, there is significant new development planned for Stamford, both 
at the subject’s Harbor Point and elsewhere.  The new development is expected to contribute to the 

exiting hotel demand.  At the height of the market, the Courtyard downtown was achieving occupancy 

in excess of 90%; this property is similar in size to the subject properties however its location in the 
heart of downtown is far superior.  Given the subject properties’ location, small size, and expected 

branding and amenities, a stabilized occupancy of 72% for the full service hotel and 74% for the 

limited service hotel is warranted. 
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FORECAST OF AVERAGE DAILY RATE 

The average daily rate and the overall occupancy of a lodging facility are the foundation for the 

property’s financial performance.  While a property’s other revenue components (food and beverage, 
telephone, spa, other income, etc) are crucial to the operation of the hotel, they are dependent on the 

overall number of occupied rooms.  Furthermore, the occupancy and average daily rate of a hotel are 

highly correlated.  In reality, one cannot make a projection of one without a projection of the other.  

Therefore, while we have made specific projections of occupancy, but have considered the subject’s 
positioned rate in our forecast. 

Average Daily Rate 

As noted previously, one of the most important considerations in deriving an opinion of value of a 

hotel is its forecast of a supportable average daily rate (ADR).  The ADR of a hotel can be calculated 
by dividing the total rooms revenue by the total number of occupied rooms achieved during a 

specified period of time.   

Subject’s Competitive Positioning 

Although the forecast of average daily rate follows the discussion of future occupancy, these two 

figures are highly correlated, and one cannot make projections of occupancy without specific 
assumptions of ADR.  This relationship is defined by RevPAR, or Revenue Per Available Room.  RevPAR 

is the measure of a property’s ability to maximize rooms revenue.  Theoretically, for example, if a 

lodging property’s ADR increases substantially (with no market influencing factors), its occupancy 

would decrease.  Conversely, if a property’s ADR decreases, an increase in occupancy would be 
anticipated.  In each instance, RevPAR would remain unchanged.  The historic ADR and RevPAR for 

the competitive set is illustrated as follows: 
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COMPETITIVE ADR AND REVPAR

2008 2008
Property ADR RevPAR
Courtyard Stamford Downtown $175.00 $129.50
Greenwich Hyatt Hotel $170.00 $98.60
Hampton Inn & Suites $110.00 $68.20

Hilton Stamford $135.00 $64.80
Holiday Inn Select - Stamford $125.00 $70.00
La Quinta Inn & Suites $100.00 $58.00
Sheraton Hotel Stamford (Now Stamford Plaza) $125.00 $71.25
Stamford Marriot Hotel & Spa $165.00 $95.70
The Delamar Hotel $290.00 $174.00
Market Weighted Average $147.02 $83.25
S3-C - Subject's Positioned ADR - Full Service: $200.00
Y1-A -  Subject's Positioned ADR - Limited Service: $150.00
Source: CBRE

 

As illustrated in the preceding chart, comparable area properties indicate a range of ADR from $100 

at the La Quinta to $290 at the upscale Delmar. 

As noted, the subject’s full service property will have 135 rooms and is expected to be branded in line 

with Starwood’s W franchise.  If the subject were operating at the end of 2008, we expect it would 

have commanded an ADR of $200.  The W brand is a luxury brand according to Smith Travel 
Research.  Although the Marriott and Hilton properties are considered upper upscale brands, the W is 

perceived as superior and generally achieves higher rates.  In contrast, the subject will be a franchise 

(as opposed to independent) hotel and will likely not achieve rates in line with the Delamar which is 

located on the Greenwich waterfront.  Additionally, the subject’s smaller size will allow it to achieve 
higher rates than some of the much larger (Marriott, Hilton, Sheraton) hotels in Stamford; the 

Courtyard is a good example of a smaller hotel in this market achieving superior rates.  Given the 

aforementioned, a base ADR for the full service hotel at the subject of $200 is reasonable. 

The subject’s limited service property will have 100 rooms and is expected to be branded in line with 

Starwood’s Aloft franchise or Intercontinental Hotel’s Indigo brand.  These are newer, trendy, 

boutique-type brands.  If the subject were operating at the end of 2008, we expect it would have 

commanded an ADR of $150.  The Aloft and Indigo brands are upscale according to Smith Travel 
Research.  We expect the subject’s limited service hotel to be similar in terms of amenities and 

positioning as the Stamford Courtyard, however the Courtyard has a superior location in the heart of 

downtown.  The subject’s limited service property will be significantly superior compared with the 
Hampton Inn and La Quinta.  Given the aforementioned, a base ADR for the limited service hotel at 

the subject of $150 is reasonable.     
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Factors Affecting ADR 

There are several factors affecting average daily rate increases that do not necessarily parallel 

changes in inflation.  A lodging property’s ability to raise room rates are influenced by several factors, 

and include: 

Supply and Demand Relationships 

The relationship between supply and demand is a strong determining factor for increases or decreases 

in a property’s average daily rate.  In markets where supply is limited and demand is strong, increases 

in rates above inflationary levels are common.  Conversely, markets that have low barriers to entry or 

declining demand are often characterized by little or no growth in rate. 

Inflationary Pressures 

Price increases caused by inflationary pressures tend to minimize profit margins, thereby forcing hotel 

operators to raise rates.  However, this is only effective in markets where supply and demand exhibit a 

healthy relationship. 

Improving the Competitive Standard 

In some markets, a new property may enter the marketplace with a positioned ADR significantly higher 
than the other competitive hotels, and will raise the level the market will bear, thereby raising the 

competitive standard.  This is often characterized by new hotels in a market that has had little or no 

new supply for several years or even decades.   

Property Specific Improvements 

Capital Improvements in a hotel that make it more attractive to guests typically have an upward 
impact on rate.  Rooms renovations, expansions, additional amenities, and renovations to common 

areas may allow greater than inflationary increases. 

The projections for ADR growth and the resulting rates used in the analysis are illustrated as follows: 
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SUBJECT'S ESTIMATED ADR            
S3 - Full Service  - Harbor Square

12 Months ADR Estimated 
Ending Growth ADR

12/31/2008 -- $200.00
12/31/2009 -15.0% $170.00
12/31/2010 1.0% $171.70
12/31/2011 6.0% $176.85
5/31/2012 * 8.0% $191.00
5/31/2013 8.0% $206.28
5/31/2014 6.0% $218.66
5/31/2015 3.0% $225.22
5/31/2016 3.0% $231.97
5/31/2017 3.0% $238.93

5/31/2018 3.0% $246.10
5/31/2019 3.0% $253.48

Source: CBRE        

SUBJECT'S ESTIMATED ADR                
Y1 - Limited Service - Yale & Towne

12 Months ADR Estimated 
Ending Growth ADR

12/31/2008 -- $150.00
12/31/2009 -15.0% $127.50
12/31/2010 1.0% $128.78

12/31/2011 6.0% $136.50
12/31/2012 8.0% $147.42
12/31/2013 3.0% $151.84
12/31/2014 3.0% $156.40
4/30/2015 3.0% $161.09
4/30/2016 6.0% $170.75
4/30/2017 4.0% $177.58
4/30/2018 3.0% $182.91
4/30/2019 3.0% $188.39
4/30/2020 3.0% $194.05

4/30/2021 3.0% $199.87
4/30/2022 3.0% $205.86

Source: CBRE  

As noted, we assume a base ADR of $200 for S3 and $150 for Y1.  We assume a 15% decline, as 

indicated by the market data, for 2009.  We then assume minimal growth of 1% in 2010 followed by 

ADR rebounding in 2011 and 2012 by 6% and 8%, respectively. 

As the subject’s full service hotel will open in 2012/2013, we assume an 8% bump in ADR in the first 

year of operations, followed by a 6% increase and inflationary growth thereafter. We assume the 

subject will initially achieve above inflationary growth given it will be the newest product in the market 
and will be the only property located central to the other new development at Harbor Point.   

As the subject’s limited service hotel will open in 2015/2016, we assume inflationary growth through 

its opening date followed by increases of 6% and 4% in its first two years of ramp up operations.  This 

assumes the subject will achieve above inflationary growth given it is the newest product in a market 
with no similarly branded/positioned properties.  We then assume inflationary growth thereafter. 

Given the market data and the projected franchises for the subject properties, these estimates of ADR 

are considered reasonable and well-supported. 

CONCLUSION 

The subject properties’ occupancy, ADR, RevPAR, and corresponding rooms revenue for the first 

several years of our projection analysis are illustrated as follows: 
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OCCUPANCY, ADR, & ROOMS REVENUE CONCLUSIONS                  
S3 - Full Service Hotel

Fiscal Year Ending 5/31/ 2013 2014 2015 2016
Avg. Available Rooms 135 135 135 135
Annual Room Nights 49,275 49,275 49,275 49,275
Occupancy 60% 66% 71% 72%
Occupied Rooms 29,565 32,522 34,985 35,478
ADR $206.28 $218.66 $225.22 $231.97
RevPAR $123.77 $144.31 $159.90 $167.02
Total Rooms Revenue $6,098,639 $7,111,013 $7,879,218 $8,229,898
Source: CBRE

 

OCCUPANCY, ADR, & ROOMS REVENUE CONCLUSIONS                  
Y1 - Limited Service Hotel

Fiscal Year Ending 4/30/ 2016 2017 2018 2019
Avg. Available Rooms 100 100 100 100
Annual Room Nights 36,500 36,500 36,500 36,500
Occupancy 54% 64% 70% 74%
Occupied Rooms 19,710 23,360 25,550 27,010
ADR $170.75 $177.58 $182.91 $188.39
RevPAR $92.21 $113.65 $128.04 $139.41
Total Rooms Revenue $3,365,484 $4,148,271 $4,673,287 $5,088,542

Source: CBRE  

As Stamford remains a significant corporate base, the need for hotel rooms continues.  However, 
Stamford already has a significant number of hotel rooms and the recession is severely affecting both 

room night demand and ADR/RevPAR.  In the long term, the corporate base is expected to expand.  In 

addition, the subject Harbor Point development will ultimately generate the need for hotel rooms.  
Regardless, until the current economic situation begins to turn around there will be minimal hotel 

development and occupancy and rates are likely to remain low.   



HARBOR POINT DEVELOPMENT RETAIL MARKET ANALYSIS 

75 

RETAIL MARKET ANALYSIS 

The market analysis forms a basis for assessing market area boundaries, supply and demand factors, 

and indications of financial feasibility.  Primary data sources utilized for this analysis includes our in-
house files, CoStar, and REIS. 

The subject development will consist of a variety of types of retail.  There will be freestanding retail 

and restaurants, a supermarket, smaller retail centers, and ground level retail at the office and 

residential properties.  In all, the subject will ultimately feature 265,964 square feet of retail space as 
follows.     

Parcel Type/Location SF Completion Date

Harbor Square S1-B Grade level office building 26,234 September-10
S2-B Grade level office building 20,666 August-10
S3-A Grade level hotel 22,958 June-12
S4 Freestanding restaurant 4,500 June-12

74,358

Yale & Towne Y1-B Grade level hotel 18,000 May-15
Y2-B Grade level condominium 12,789 May-19
Y3-B Grade level condominium 21,000 May-17
Y4-B Grade level multifamily 15,000 May-13
Y5-B Grade level multifamily 23,817 May-11
Y7 Fairway Supermarket 80,000 September-10
Y8-A Grade level multifamily 15,000 June-10

185,606

259,964
Harborpoint  Holding Company  LLC

HARBOR POINT - RETAIL COMPONENT

Total Retail:

 

DEMOGRAPHIC ANALYSIS 

Demand for additional retail property is a direct function of population change and household 

income.  Retail properties are products of a clearly definable demand relating directly to population 
shifts and income patterns.  

Housing, Population and Household Formation 

The following table illustrates the population and household changes for the subject neighborhood.   
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POPULATION AND HOUSEHOLD PROJECTIONS
06902 City of

Population Zip Code Stamford

2014 Population 60,612 119,063

2009 Population 60,168 118,276
2000 Population 59,397 117,083

1990 Population 54,239 108,087
Annual Growth 2009 - 2014 0.15% 0.13%

Annual Growth 2000 - 2009 0.14% 0.11%
Annual Growth 1990 - 2000 0.91% 0.80%

Households
2014 Households 22,328 45,901

2009 Households 22,277 45,681
2000 Households 22,204 45,399

1990 Households 20,622 41,954

Annual Growth 2009 - 2014 0.05% 0.10%
Annual Growth 2000 - 2009 0.04% 0.07%

Annual Growth 1990 - 2000 0.74% 0.79%

Source:  CBRE  

As shown, the subject’s neighborhood is generally stabilized in terms of both population and 

households, with minimal increases occurring. However, with the long term development of the 
subject neighborhood there is the potential for up to 4,000 new households of demand. 

Income Distributions 

Household income available for expenditure on consumer items is a primary factor in determining the 

retail supply and demand levels in a given market area.  In the case of this study, a projection of 

household income identifies (in gross terms) the market from which the subject submarket draws. The 
following table illustrates estimated household income distribution for the subject neighborhood. 
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HOUSEHOLD INCOME DISTRIBUTION

06902 City of

Households by Income Distribution - 2009 Zip Code Stamford

Less than $15K 9.82% 9.44%
$15K - $25K 8.00% 7.21%
$25K - $35K 8.22% 6.97%
$35K - $50K 13.31% 11.32%
$50K - $75K 17.49% 16.55%
$75K - $100K 13.73% 13.29%
$100K - $150K 14.75% 16.30%
$150K - $250K 9.42% 11.70%
$250K - $500K 3.37% 4.30%
$500K or more 1.89% 2.94%

Source:  CBRE  

The following table illustrates the median and average household income levels for the subject 

neighborhood. 

HOUSEHOLD INCOME LEVELS
06902 City of

Income Zip Code Stamford

2009 Median HH Inc $64,409 $72,547

2009 Estimated Average Household Income $92,148 $105,165

2009 Estimated Per Capita Income $34,402 $40,973

Source:  CBRE
 

An analysis of the income data indicates that the submarket is generally comprised of middle and 

upper-middle economic cohort groups, which include the target groups to which the subject is 
oriented.  

Retail Sales Volumes 

The following table illustrates retail sales for the subject’s market area at given radii intervals from the 

subject. 
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RETAIL EXPENDITURES ($000's)
SUBJECT'S SUBMARKET

Stamford 06902
Product Sample 2008 2013 %/Yr

All Retail Stores 760,759 878,207 2.9%

Grocery Stores 164,334 181,546 2.0%

Eating Places 98,990 122,332 4.3%
Drinking Places 5,229 5,930 2.5%

Health and Personal Care Stores 40,481 55,192 6.4%
Building Material & Garden Equipment & Supplies 16,204 17,952 2.1%

Hardware Stores 2,035 2,332 2.8%

Lawn & Garden Equipment & Supplies Dealers 2,565 2,930 2.7%

Furniture Stores 18,166 21,049 3.0%
Other Home Furnishing Stores 12,352 13,891 2.4%

Household Appliance Stores 3,916 4,291 1.8%
Radio/TV/Other Electronics Stores 9,236 10,293 2.2%

Department Stores (Excluding Leased) 80,672 91,172 2.5%

Clothing and Clothing Accessory Stores 60,138 67,005 2.2%
Shoe Stores 6,743 7,390 1.8%
General Merchandise Stores 118,182 133,033 2.4%

Warehouse Clubs and Superstores 29,033 32,278 2.1%

Full Service Restaurants 56,502 69,152 4.1%

Fast Food Restaurants 42,488 53,182 4.6%
Jewelry Stores 10,677 12,050 2.5%

Book Stores 6,984 7,867 2.4%

Gift, Novelty, and Souvenir Shops 5,165 5,576 1.5%

Florists 1,003 1,128 2.4%

Hobby, Toy, and Game Shops 5,779 6,283 1.7%

Sporting Goods Stores 8,625 9,993 3.0%
Camera/Photographic Supply Stores 708 705 -0.1%

Luggage and Leather Goods Stores 903 1,097 4.0%

Sew/Needlework/Piece Goods Stores 911 966 1.2%

Convenience Stores 8,122 8,978 2.0%

Home Centers 4,096 4,549 2.1%

Nursery and Garden Centers 2,283 2,621 2.8%
Computer and Software Stores 6,087 6,796 2.2%

Clothing Accessory Stores 1,041 1,162 2.2%

Auto Dealers 121,058 146,235 3.9%

Automotive Part, Accessories & Tire Stores 6,489 6,606 0.4%

Gasoline Stations with Convenience Stores 48,234 57,941 3.7%

Gasoline Stations without Convenience Stores 22,262 27,903 4.6%
Electronic Shopping and Mail Order 24,440 28,257 2.9%

Total Accommodation and Food Services 129,897 158,489 4.1%

Source:  CBRE  

With the exception of Camera/Photographic Supply Stores, demand for retail products is expected to 

increase over the next five years.  The annual rate of change ranges from -0.1% for the Camera store 
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segment to 6.4% for Health/Personal Care stores.  Overall demand is expected to increase 2.9%, 

within the subject zip code.   

Outlook 

Based on this analysis, the immediate area surrounding the subject is projected to show continued 
growth relative to households, population, income levels and retail expenditures into the near future.  

Given the area demographics, it appears that demand for both comparable surrounding area retail 

properties and the subject will continue. 

Again, over the next year, the fiscal crisis is expected to continue to adversely affect the nation and 

Fairfield County.  However, as noted Fairway market has already signed a lease at the subject 

property.  Additional retailers are ultimately expected to follow suit, however in the short term, retail 

growth is likely to be stagnant.     

MARKET OVERVIEW 

The following discussion illustrates some general observations in the surrounding retail market. 

Market Summary 

Market statistics through the 3rd Quarter of 2009 for the Fairfield County area and the subject 

submarket are shown in the following table: 

RETAIL MARKET STATISTICS

Category Fairfield County

Lower 
Fairfield 

Submarket

Existing Supply (SF) 8,522,000 3,360,000

New Construction (SF) 0 0
Leasing (SF) 41,000 17,000

Average Occupancy 95.7% 95.0%

Average Rent PSF $28.04 $34.68

Date of Survey Q3 2009

Source:  REIS/CoStar  

As shown above, the average occupancy rate within Lower Fairfield submarket is slightly lower than 

that of the overall market area.  It should not go unnoticed that the occupancy at the area and 
submarket levels remains at 95% or higher despite the recession.  The subject submarket is considered 

an upper tier submarket as compared to the other submarkets in the overall market area.  Absorption 

for Q3 2009 was positive at both the county and submarket levels.      
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Market Trends 

The table below presents the trends in rental rates and occupancy for the Fairfield County area and 

the Lower Fairfield Submarket over the past few years: 

RETAIL MARKET TRENDS
Category

Date Rent PSF Occupancy Rent PSF Occupancy

2003 $26.14 95.2% $33.06 96.6%

2004 $27.10 97.5% $34.54 97.8%

2005 $27.35 95.3% $35.37 95.2%

2006 $28.39 95.5% $35.45 97.5%

2007 $28.62 96.4% $35.62 95.5%

2008 $28.71 96.6% $35.36 95.8%

3rd Qtr. 2008 $28.92 96.4% $35.77 95.5%

4th Qtr. 2008 $28.71 96.6% $35.36 95.8%

1st Qtr. 2009 $28.46 95.9% $34.95 95.1%

2nd Qtr. 2009 $28.20 95.2% $34.72 94.5%

3rd Qtr. 2009 $28.04 95.7% $34.68 95.0%

Source:  REIS/CoStar

Fairfield County

 

The overall market area and the local submarket have maintained stabilized occupancy rates over the 

past few years with occupancy ranging from 95.2% to 97.5% on the county level and 94.5% to 97.8% 

at the submarket level.  As depicted, the lowest occupancy on the county and submarket levels 

occurred last quarter in Q2 2009.  However, both the county and submarket has positive absorption 
in Q3 2009 bringing occupancy up again slightly. 

Since 2003, rental rates have been following an increasing trend on the county level with an increase 

of more than 7% since 2003.  Rents have remained relatively stable over the last couple of years at 
the submarket level with rents hovering around $35 per square foot.  Similar to occupancy, rental 

rates have decreased since 2008, dropping approximately 2% on both the county and submarket   

levels.  

As noted throughout this report, Fairfield County is suffering along with the rest of the nation as a 
result of the ongoing recession.  However, the area remains one of the wealthiest counties in the 

nation and there is a significant population base.  Some existing retail tenants may not make it 

through the downturn while others may see decreases in sales volumes.  Ultimately, however area 
retail is expected to flourish.    
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Barriers to Entry 

In Stamford, local planning and zoning ordinances act as a significant barrier to entry. Barriers to 

entry also include the general lack of large available land sites near major routes in the area.  And, as 

discussed, the current economic downturn is a huge barrier to entry in terms of income support for 
new development and even more so as financing is difficult to obtain for many developers.     

Demand Generators 

Demand generators in the area include the increasing population and household demographics. 

Also, the local population base is large and income levels are relatively high. 

Recent Comparable Leases 

The following chart depicts recent retail leases signed in Stamford. 
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SUMMARY OF COMPARABLE RETAIL RENTALS

Comp. 
No.

Property Name
and Location

Tenant
Name

Lease
Area (SF)

Lease
Date

Lease
Term Base Rent

Expense 
Basis

SUBJECT Fairway 80,000 2009 25.0 Yrs. $32.06  PSF NNN

2 2270 Summer Street The Little Buddha 1,000 2009 10.0 Yrs. $40.00  PSF NNN
Stamford, CT

3 Crumbs 1,394 2009 10.0 Yrs. $55.00  PSF NNN

Robeks 1,300 2009 10.0 Yrs. $55.00  PSF NNN

4 222 Summer Street     Barcelona 3,554 2009 10.0 Yrs. $28.50  PSF NNN
Stamford, CT

5 Petsmart 28,770 Apr-08 10.0 Yrs. $33.00  PSF NNN

6 Artistic Glass 1,500 Nov-07 5.0 Yrs. $30.00  PSF NNN

7 Restaurant 8,197 Nov-07 15.0 Yrs. $34.00  PSF NNN

8 Crazy Grapes 1,300 2007 10.0 Yrs. $36.40  PSF NNN

Premium Nails 1,200 2007 10.0 Yrs. $35.73  PSF NNN

Compiled by CBRE

Yale & Towne                    
Stamford, CT

Hope Street                    
Stamford, CT

117-1159 High Ridge Rd.  
Stamford, CT.

288 West Ave.               
Stamford, CT

154-168 Bedford Street 
Stamford, CT

Tresser Boulevard           
Stamford, CT

 

As depicted, we obtained ten leases in Stamford for our analysis.  The lease rates range from $28.50 
to $55 per square foot with an average of approximately $38 per square foot.  This tight range of 

rents is a good indication of retail leasing in Stamford.   

Comparable one represents the first retail lease signed at the subject property.  As noted, Fairway, a 
grocery store, leased 80,000 square feet at a base rent of $32.06 per square foot.  Comparables 

two, four, six, seven, and eight are located in and around downtown Stamford in small buildings.  

Comparable three is a shopping center located on High Ridge Road, just north of downtown.  

Comparable five is located just off Exit 6 of I-95.    

The lease terms range from 5 to 25 years and all were written on a triple net basis with the tenant 

responsible for all expenses including real estate taxes, insurance, and CAM. 

CONCLUSION 

Despite the economic turmoil over the last 24 months, the area retail market and the local submarket 
continue to exhibit strong occupancy levels.  Rental rates, however have leveled off or are decreasing.  
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As noted, some area retailers may not survive the downturn while others will suffer.  Vacancy is likely 

to be higher in the near term as big box retailers such as Linens N Things and Circuit City sit empty.     

In general, our discussions with area brokers and market participants have underscored the fact that 

rental rates are likely to stabilize and may drop off and occupancy may decrease in the short term as 

well.  However, Fairfield County’s base demographic of a highly educated, upper income 

demographic is not expected to change and will stabilize and grow again in the long run. 
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SITE ANALYSIS 

The following chart summarizes the salient characteristics of the south development component of the 

subject site, with a graphical overview of the site (including the excluded marina component) 

presented on the following page. 

SITE SUMMARY AND ANALYSIS - SOUTH DEVELOPMENT SITE

Physical Description
Gross Site Area (with Marina) 61.00 Acres 2,657,160 Sq. Ft.

Net Site Area (subject only - excludes marina) 46.00 Acres 2,003,760 Sq. Ft.

Primary Road Frontage Washington Blvd.

Primary Road Frontage Atlantic Street

Additional Road Frontage Walter Wheeler Drive

Additional Road Frontage East Walnut Street

Additional Road Frontage Pacific Streeet

Additional Road Frontage Dyke Lane

Additional Road Frontage Remington Street

Additional Road Frontage Belden Street

Excess Land Area None

Surplus Land Area None

Shape

Topography
Zoning District

Flood Map Panel No. & Date 0900150007D 17-Nov-93

Flood Zone Zone AE & X

Adjacent Land Uses

Comparative Analysis
Access

Visibility

Functional Utility

Traffic Volume

Adequacy of Utilities

Landscaping

Drainage

Utilities Adequacy
Water Yes

Sewer Yes

Natural Gas Yes

Electricity Yes

Telephone Yes

Mass Transit Yes
Other Yes No Unknown

Detrimental Easements X

Encroachments X

Deed Restrictions X

Reciprocal Parking Rights X

Common Ingress/Egress X

Source:  Various sources compiled by CBRE

Metro North, Amtrak, CT Transit

City of Stamford

Yankee Gas

CL&P

Various

Assumed adequate

Rating

Average

Assumed adequate

Average

Assumed adequate

Irregular

Generally Level
SRD-S - South End Redevelopment 
District - South

Provider
Aquarion Water

Commercial and residential uses

Average

Average
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The following chart summarizes the salient characteristics of the north development component of the 

subject site, with a graphical overview of the site presented on the following page. 

 

SITE SUMMARY AND ANALYSIS - YALE & TOWNE
Physical Description

Gross Site Area 20.35 Acres 886,446 Sq. Ft.

Net Site Area 20.35 Acres 886,446 Sq. Ft.

Primary Road Frontage Market Street 200 Feet

Secondary Road Frontage Henry Street 425 Feet

Additional Road Frontage Pacific Street 100 Feet

Additional Road Frontage Canal Street 10 Feet

Excess Land Area None
Surplus Land Area None

Shape
Topography
Zoning District

Flood Map Panel No. & Date 0900150007D 17-Nov-93

Flood Zone Zone X
Adjacent Land Uses

Comparative Analysis
Access

Visibility

Functional Utility

Traffic Volume

Adequacy of Utilities

Landscaping

Drainage

Utilities Adequacy
Water Yes

Sewer Yes
Natural Gas Yes

Electricity Yes

Telephone Yes

Mass Transit Yes
Other Yes No Unknown

Detrimental Easements X

Encroachments X
Deed Restrictions X

Reciprocal Parking Rights X
Common Ingress/Egress X

Source:  Various sources compiled by CBRE

Assumed adequate

Basically Rectangular

Generally Level
SRD-N - South End Redevelopment District - 
North

Provider
Aquarion Water

Commercial and residential uses

Average

Average

Assumed adequate

Rating

Average

Assumed adequate

Average

Metro North, Amtrak, CT Transit

City of Stamford

Yankee Gas

CL&P

Various
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INDIVIDUAL PARCELS TO BE IMPROVED 

It should be noted that although the overall site is considered to include 81.35 acres, this figure 
includes a significant amount of acreage that will be designated for various non-income producing 

uses, including the school, public roadways, public plazas, parks and the boardwalk/waterfront 

esplanade; this includes a 14-acre marina which is not assessed and has been excluded from this 
analysis and report.  As such, the total acreage of the individual sites is considerably below the level of 

the overall property at 40.637 acres. 

The following chart details the sizes of the individual parcels at each section of the subject property 

along with the proposed use per the developer’s plan/redevelopment agreement. 
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Harbor Square - Parcel SF Acres Use
S1 87,200                  2.002 Office/Retail
S2 67,501                  1.550 Office/Retail
S3 67,380                  1.547 Hotel/Retail/Condominium
S4 5,146                    0.118 Restaurant/Retail
S5 84,408                  1.938 BMR Midrise Residential
Total Acreage to be Improved - Harbor Square 7.154

Harbor Point - Parcel SF Acres Use
P1 45,980                  1.056 Highrise Condominium
P2 46,564                  1.069 Highrise Condominium
P3 59,677                  1.370 Highrise Condominium
P4 57,305                  1.316 Highrise Condominium
P5 43,479                  0.998 Highrise Condominium
P6 41,767                  0.959 Highrise Condominium
Total Acreage to be Improved - Harbor Point 6.767

Harbor Commons - Parcel SF Acres Use
C1 50,373                  1.156 Midrise Apartment
C2 57,393                  1.318 Midrise Condominium
C3 25,372                  0.582 School
C4 55,276                  1.269 School
C5 89,698                  2.059 Highrise Condominium
C6 67,371                  1.547 Highrise Apartment
C7 65,465                  1.503 Highrise Apartment
C8 100,356                2.304 Highrise Apartment
Total Acreage to be Improved - Harbor Commons 11.738

Yale & Towne - Parcel SF Acres Use
Y1 51,782                  1.189 Hotel/Retail
Y2 62,729                  1.440 Highrise Condominium/Retail
Y3 68,265                  1.567 Highrise Condominium/Retail
Y4 50,283                  1.154 Midrise Apartment/Retail
Y5 50,728                  1.165 Midrise Apartment/Retail
Y6 42,484                  0.975 Midrise Apartment
Y7 206,150                4.733 Retail - Fairway Supermarket
Y8 120,020                2.755 Midrise Apartment/Retail
Total Acreage to be Improved - Yale & Towne 14.978

HARBOR POINT DEVELOPMENT
PARCELS TO BE IMPROVED 

 

The acreage indicated in the chart excludes all of the special district sites that will not be improved, but 

will be kept as public space and parks; the marina is also excluded above. 

SOILS 

A soil analysis for the site has not been provided for the preparation of this appraisal.  In the absence 

of a soil report, it is a specific assumption that the site has adequate soils to support the highest and 

best use. 
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EASEMENTS AND ENCROACHMENTS 

A title policy for the property has not been provided for the preparation of this appraisal.  Based on 

our visual inspection and review of the site plan, the property does not appear to be adversely affected 
by any easements or encroachments.  It is recommended that the client/reader obtain a current title 

policy outlining all easements and encroachments on the property, if any, prior to making a business 

decision. 

ACCESS AGREEMENTS 

There are no known access agreements that may affect the subject’s marketability. 

COVENANTS, CONDITIONS AND RESTRICTIONS 

There are no known covenants, conditions and restrictions impacting the site that are considered to 

affect the marketability or highest and best use, other than zoning restrictions. 

UTILITIES AND SERVICES 

The site is within the jurisdiction of Fairfield County or the City of Stamford and is provided all 

municipal services, including police, fire and refuse garbage collection.  All utilities are available to 

the site in adequate quality and quantity to service the highest and best use as if vacant and as 

improved.   

ENVIRONMENTAL ISSUES 

CBRE has not observed, yet is not qualified to detect, the existence of potentially hazardous material 

or underground storage tanks which may be present on or near the site.  The existence of hazardous 

materials or underground storage tanks may have an affect on the value of the property.  For this 
appraisal, CBRE has specifically assumed that the property is not affected by any hazardous materials 

and/or underground storage tanks that may be present on or near the property. 

CONCLUSION 

The subject sites are well located and afforded good access and visibility.  The southern site has 
significant water frontage on Stamford Harbor.  The sites are approved for a variety of uses including, 

residential, office, hotel, and retail.  Overall, there are no known factors which are considered to 

prevent the site from development to its highest and best use, as if vacant. 
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IMPROVEMENTS ANALYSIS 

Per our discussions with the developer, the 20±acre northern site, also known as the Yale & Towne site, 

has approvals for 1.6 million square feet of development including a 100-room hotel, more than 
190,000 square feet of retail space, 503 rental apartment units and 497 condominium units.  The 

rental apartments will be located in an old loft industrial building that was part of the Yale & Towne Lock 

manufacturing facility.  The building has been gutted and abated and work continues.  The other 

ongoing development on this site is a retail building that has been leased by a Fairway grocery market.  
These properties are expected on line in spring 2010. 

The southern Harbor Point development site encompasses more than 60 acres including a 14-acre 

marina that is not part of our analysis.  The area has been divided into three sections, Harbor Square, 
Harbor Commons, and Harbor Park.  Approvals have been granted for nearly 4.3 million square feet of 

development including 289,378 square feet of office, nearly 75,000 square feet of retail space, a 135-

room hotel, 1,582 condominium units, and 1,418 rental apartments.  Currently, construction of the two 
office buildings is ongoing.  Additionally, construction on the first high-rise rental property, One 

Commons Park, has just topped out. Again, given the state of the market, construction is proceeding 

slowly, however it is occurring. 

The following charts detail the proposed subject improvements for each section of the Harbor Point 
development.  Note that Harbor Square, Harbor Park, and Harbor Commons are all located within the 

southern site while the Yale & Towne properties are located on the northern site.  It should also be noted 

that there is a school component within Harbor Commons that is funded outside of our analysis and that 
is not considered to add/detract from the overall value of the development. 

It is a specific assumption that the property is built to market and/or above market levels inclusive of all 

construction materials,  workmanship and detail of finish.  

The following chart details all of the improvements that are approved as part of the subject property. 



HARBOR POINT DEVELOPMENT IMPROVEMENTS ANALYSIS 

91 

Parcels Asset Type Use Classification  GLA SF 
 Market 

Rate Units 
 Below Market 

Units 
 TOTAL 
UNITS 

 Hotel 
Rooms 

Harbor Square
S1-A Office Office/Retail Sep-10 192,346         -            -                -             -         
S1-B Retail Office/Retail Sep-10 26,234           -            -                -             -         
S2-A Office Office/Retail Aug-10 97,032           -            -                -             -         
S2-B Retail Office/Retail Aug-10 20,666           -            -                -             -         
S3-A Retail Office/Retail Jun-12 22,958           -            -                -             -         
S3-B Condo Waterfront Condo Jun-12 85,486           55         -                55          -         
S3-C Hotel Hotel Jun-12 149,361         -            -                -             135    
S4 Retail Office/Retail Jun-12 4,500             -            -                -             -         
S5 Multi Family Apartment Sep-11 50,700           -            52             52          -         

649,283        55         52            107       135   

Harbor Commons
C1 Multi Family Apartment Apr-15 156,000         135       25             160        -         
C2 Condo Market Condo Apr-14 180,600         114       6               120        -         
C3 School School Sep-09 -                     -            -                -             -         
C4 School School Sep-09 -                     -            -                -             -         
C5 Condo Market Condo Apr-13 407,855         258       13             271        -         
C6 Multi Family Apartment Apr-12 365,625         306       69             375        -         
C7 Multi Family Apartment Apr-11 365,232         296       40             336        -         
C8 Multi Family Apartment Apr-16 482,625         400       95             495        -         

1,957,937     1,509    248          1,757    -        

Harbor Park
P1 Condo Waterfront Condo Jun-12 301,000         200       -                200        -         
P2 Condo Waterfront Condo Jun-13 204,680         136       -                136        -         
P3 Condo Waterfront Condo Jun-14 376,250         250       -                250        -         
P4 Condo Waterfront Condo Jun-17 270,900         180       -                180        -         
P5 Condo Waterfront Condo Jun-16 240,800         160       -                160        -         
P6 Condo Waterfront Condo Jun-15 316,050         210       -                210        -         

1,709,680     1,136    -              1,136    -        

Yale & Towne
Y1-A Hotel Hotel May-15 95,800           -            -                -             100    
Y1-B Retail Office/Retail May-15 18,000           -            -                -             -         
Y2-A Condo Market Condo May-19 182,105         109       12             121        -         
Y2-B Retail Office/Retail May-19 12,789           -            -                -             -         
Y3-A Condo Market Condo May-17 565,880         338       38             376        -         
Y3-B Retail Office/Retail May-17 21,000           -            -                -             -         
Y4-A Multi Family Apartment May-13 124,000         112       12             124        -         
Y4-B Retail Office/Retail May-13 15,000           -            -                -             -         
Y5-A Multi Family Apartment May-11 124,000         112       12             124        -         
Y5-B Retail Office/Retail May-11 23,817           -            -                -             -         
Y6 Multi Family Apartment Apr-10 217,500         202       23             225        -         
Y7 Retail Retail (Mix) Sep-10 80,000           -            -                -             -         
Y8 Retail Office/Retail Jun-10 15,000           -            -                -             -         
Y8 Multi Family Apartment Jun-10 30,000           27         3               30          -         

1,524,891     900       100          1,000    100   

GRAND TOTALS 5,841,791     3,600    400          4,000    235   

Source: Harborpoint Holding Company LLC

DEVELOPMENT ASSUMPTIONS
HARBOR POINT

Harbor Commons Subtotal

Harbor Park Subtotal

 Property Description  Proposed Development  
Completion 

Date 

Yale and Towne Subtotal

Harbor Square Subtotal
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The following charts detail the proposed improvements at the subject by property type. 

Office Component 

Parcel SF Completion Date

Harbor Square S1-A 192,346 September-10
S2-A 97,032 August-10

289,378

Harborpoint Holding Company LLC

HARBOR POINT - OFFICE COMPONENT

Total Office:

 

As previously noted, the two office buildings at the subject are currently under construction.  The 
buildings are slated to be highly-efficient, Class A buildings when complete.  Per the developer, the 

construction can be completed within six months; however further construction will occur once tenants 

have been signed.  Purportedly, there are ongoing discussions with a number of potential tenants.  

Rental Apartment Component 

Parcel Type Total Units Completion Date
MarketBMR

Harbor Square S5 Mid-rise 52 52 September-11

Harbor Common C1 Mid-rise 135 25 160 April-15
C6 High-rise 306 69 375 April-12
C7 High-rise 296 40 336 April-11
C8 High-rise 400 95 495 April-16

1,137 229 1,366

Yale & Towne Y4-A Mid-rise 112 12 124 May-13
Y5-A Mid-rise 112 12 124 May-11
Y6 Mid-rise 202 23 225 May-10
Y8 Mid-rise 27 3 30 June-10

453 50 503

Total Rental Units 1,590 331 1,921

Source: Harborpoint  Holding Company

# Units

HARBOR POINT - MULTIFAMILY RENTAL APARTMENTS

 

As depicted, there are approvals for 1,921 multifamily rental apartments throughout the Harbor Point 
development.  The small property at Harbor Square is slated to have all below market units while the 

remaining eight properties will have 10% to 20% below market units.  Y6 and Y8, at Yale & Towne 

are rehabs of existing industrial loft buildings while the remaining developments will all be ground-up 

construction.  All of the properties are expected to be Class A properties in this market with the mid-
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rise properties representing more affordable apartments with less amenities and the high-rise 

properties being more luxury and amenity oriented properties.   

Residential Condominium 

Parcel Type Total Units Completion Date
Market BMR

Harbor Square S3-B Hotel Condo 55 0 55 June-12

Harbor Common C2 Mid-rise 114 6 120 April-14
C5 Mid-rise 258 13 271 April-13

391

Harbor Park P1 Waterfront 200 0 200 June-12
P2 Waterfront 136 0 136 June-13
P3 Waterfront 250 0 250 June-14
P4 Waterfront 180 0 180 June-17
P5 Waterfront 160 0 160 June-16
P6 Waterfront 210 0 210 June-15

1,136

Yale & Towne Y2-A Mid-rise 109 12 121 May-19
Y3-A Mid-rise 338 38 376 May-17

497

Total Condominium Units 2,079
Source:  Harborpoint Holding Company

# Units

HARBOR POINT - RESIDENTIAL CONDOMINIUMS

 

As depicted, there are approvals for 2,079 condominium units throughout the Harbor Point 
development.  The 55 units at Harbor Square will be associated with the full service hotel that is slated 

to be built and will have hotel amenities associated with the hotel.  Harbor Park is slated to consist of 

1,136 waterfront condominiums.  Mid-rise, less expensive condominiums can be found at harbor 
Commons and Yale & Towne.     

Hotel Component 

Parcel Keys SF Completion Date

Harbor Square S3-C 135 149,361 June-12

Yale & Towne Y1-A 100 95,800 May-15

235

Harborpoint Holding Company, LLC

HARBOR POINT - HOTEL COMPONENT

Total Hotel Rooms

 

The main hotel, at Harbor Square, will contain 135-keys and will be located on the Harbor Square 

site.  This hotel will be a full-service property with significant amenities such as meeting and banquet 

space and spa.  The property will also feature retail space and a condominium component.  
Discussions with the subject developer indicate the franchise for this property will be in line with 

Starwood’s W brand. 



HARBOR POINT DEVELOPMENT IMPROVEMENTS ANALYSIS 

94 

The second hotel will contain 100-keys and will be located on the Yale & Towne site.  This hotel will 

basically be a limited service property although it will likely have a small food and beverage 
component such as a lounge and breakfast bar.    Discussions with the subject developer indicate the 

franchise for this property will be in line with Starwood’s Aloft brand or Intercontinental Hotel’s Indigo 

brand. 

Retail Component 

Parcel Type/Location SF Completion Date

Harbor Square S1-B Grade level office building 26,234 September-10
S2-B Grade level office building 20,666 August-10
S3-A Grade level hotel 22,958 June-12
S4 Freestanding restaurant 4,500 June-12

74,358

Yale & Towne Y1-B Grade level hotel 18,000 May-15
Y2-B Grade level condominium 12,789 May-19
Y3-B Grade level condominium 21,000 May-17
Y4-B Grade level multifamily 15,000 May-13
Y5-B Grade level multifamily 23,817 May-11
Y7 Fairway Supermarket 80,000 September-10
Y8-A Grade level multifamily 21,000 June-10

191,606

265,964
Harborpoint Holding Company LLC

HARBOR POINT - RETAIL COMPONENT

Total Retail:

 

The retail development is scattered throughout Harbor Point, and in many cases, is a secondary 
mixed-use component.  Per the chart above, there will be grade level retail at the hotel and two office 

buildings on Harbor Square.  There will also be a freestanding waterfront restaurant at Harbor 

Square. 

Yale & Towne’s retail is anchored by a Fairway Supermarket.  In addition, there is grade level retail at 

the hotel, and all of the apartment and condominium properties. 

CONCLUSION 

As discussed, the subject represents a new mixed-use development that is slated to contain 5.9 million 

square feet of improvements over nearly 66 acres.  The subject will include office, retail, rental 
apartment, condominium, and hotel development built in stages with the first developments scheduled 

to open in April 2010 and the final pieces in May 2019.  The improvements are expected to be in 

very good condition as each is completed.  Overall, there are no known factors that would adversely 
impact the marketability of the improvements as they are proposed. 
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ZONING 

The following chart summarizes the subject’s zoning requirements. 

ZONING SUMMARY
Current Zoning SRD-N - South End Redevelopment District - 

North and SRD-S - South End Redevelopment 
District - South

Legally Conforming Yes

Uses Permitted Office, Retail, Residential, Hotel, Mixed-Use,
Water-Related

Zoning Change Not likely

Source:  Planning & Zoning Dept.
 

ANALYSIS AND CONCLUSION 

The subject sites were specifically re-zoned as part of the approvals process by the City of Stamford to 

allow for the Harbor Point development as previously discussed.  The zoning SRD-N and SRD-S as 
depicted in the chart are specific to, and were created for, the subject development.  The 

improvements will represent a legally-conforming use and, if damaged, may be restored without 

special permit application.  Additional information may be obtained from the appropriate 

governmental authority. 
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TAX AND ASSESSMENT DATA 

The following summarizes the subject’s market value, assessed value, and taxes, and does not include 

any furniture, fixtures and equipment. 

Assessors 2009/2010
Location Market Value Assessment @70% Tax Rate Taxes
Harbor Square
0 WASHINGTON BOULEVARD #S $7,870,437 $5,509,306 16.82 $92,667
0 WASHINGTON BOULEVARD #S $11,226,170 $7,858,320 16.82 $132,177
0 WASHINGTON BOULEVARD #S $6,234,394 $4,364,076 16.82 $73,404
0 WASHINGTON BOULEVARD #S $476,139 $333,297 16.82 $5,606
0 WASHINGTON BOULEVARD #S $5,371,960 $3,760,372 16.82 $63,249
Totals Harbor Square $31,179,100 $21,825,371 $367,103

Harbor Commons
0 WALTER WHEELER DRIVE #C1 $5,371,960 $3,123,443 16.82 $52,536
0 WALTER WHEELER DRIVE #C2 $4,514,523 $3,160,166 16.82 $53,154
0 PACIFIC STREET #C3 $2,181,946 $1,527,362 16.82 $25,690
0 PACIFIC STREET #C4 $5,410,226 $3,787,158 16.82 $63,700
0 WALTER WHEELER DRIVE #C5 $8,232,020 $5,762,420 16.82 $96,924
0 WALTER WHEELER DRIVE #C6 $6,401,866 $4,481,306 16.82 $75,376
0 WALTER WHEELER DRIVE #C7 $6,057,207 $4,240,045 16.82 $71,318
0 WALTER WHEELER DRIVE #C8 $9,285,527 $6,499,869 16.82 $109,328
Totals Harbor Square $47,455,275 $32,581,769 $548,025

Harbor Park
0 WASHINGTON BOULEVARD #P $4,254,340 $2,978,038 16.82 $50,091
0 WASHINGTON BOULEVARD #P $4,308,476 $3,015,863 16.82 $50,727
0 WASHINGTON BOULEVARD #P $5,521,667 $3,865,167 16.82 $65,012
0 WASHINGTON BOULEVARD #P $3,864,529 $2,705,170 16.82 $45,501
0 WASHINGTON BOULEVARD #P $4,022,933 $2,816,053 16.82 $47,366
0 WASHINGTON BOULEVARD #P $5,302,196 $3,711,537 16.82 $62,428
Totals Harbor Park $27,274,141 $19,091,828 $321,125

Yale & Towne
500 PACIFIC STREET #Y1 $3,823,419 $2,676,391 16.82 $45,017
500 PACIFIC STREET #Y2 $4,502,897 $3,152,028 16.82 $53,017
500 PACIFIC STREET #Y3 $4,792,436 $3,354,705 16.82 $56,426
500 PACIFIC STREET #Y4 $3,636,380 $2,545,466 16.82 $42,815
500 PACIFIC STREET #Y5 $3,994,237 $2,795,996 16.82 $47,029
500 PACIFIC STREET #Y6 $4,074,770 $2,852,337 16.82 $47,976
500 PACIFIC STREET #Y7 $14,567,629 $10,197,340 16.82 $171,519
500 PACIFIC STREET #Y8 $7,623,453 $5,336,417 16.82 $89,759
Totals Yale & Towne $47,015,221 $32,910,680 $553,558

Harbor Point Development Tota $152,923,737 $106,409,648 $1,789,810

City of Stamford Assessor

CURRENT ASSESSMENTS AND TAXES
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The local Assessor’s methodology for valuation is the income approach; all properties in Connecticut 

are assessed at 70% of market value.  The subject was last reassessed in 2007 and the next re-
assessment of the subject is scheduled for 2012.  The sale of the property would not initiate an 

immediate reassessment for the following year.  According to a representative of the City of Stamford 

Assessor’s Office, there are no delinquent property taxes encumbering the subject.   

As depicted in the chart above, the subject’s current, actual taxes are based on the site and any 
improvements as-is, prior to conversion or construction.   

Based on the foregoing, the total current taxes for the subject have been estimated as  $1,789,810 

for the, based upon a total assessed value of  $106,409,648. 

TAX COMPARABLES 

In order to determine the proforma taxes for the various subject improvements once constructed, we 

have examined the assessments of other similar properties in Stamford.  The following tables 

summarize the comparables employed for this analysis: 

Office 

A summary of the office tax comparables utilized within our analysis is presented below: 

AD VALOREM TAX COMPARABLES - OFFICE

Comparable Rental
177 Broad

 Street

680 
Washington 
Boulevard

3001-3003 
Summer Street

Year Built 1985 1988 1980
NRA (SF) 184,765 130,322 281,554
Tax Year 2009/2010 2009/2010 2009/2010
Total Assessed Value $51,646,620 $38,033,800 $67,839,500
AV Per SF (NRA) $279.53 $291.84 $240.95
Tax Rate Per $1000 of AV $16.82 $16.82 $16.82
Taxes Per SF $4.70 $4.91 $4.05
Source:  Assessor's Office  

The office tax comparables range from $4.05 to $4.91 per square foot with an average of $4.55 per 

square foot.  For the purpose of our analysis, we have applied a slightly higher assessed value of 
$5.00 per square foot to determine the real estate taxes for the office properties at the subject.   

We assume the assessment remains flat and have grown the current tax rate at 3% annually to arrive 

at the tax rate and subsequent taxes in the year that each property is scheduled to be complete. 

Multifamily Apartment 

A summary of the apartment tax comparables utilized within our analysis is presented below: 
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AD VALOREM TAX COMPARABLES - APARTMENT

Avalon Glen
Avalon @ 
Greyrock 

Place

Avalon on 
Stamford 
Harbor

Newbury 
Common

Glen View 
House

Park Square 
West

The Fairfield

Year Built 1991 2001 2001 1979 2008 2001 1996
No. Units 238 310 323 261 146 143 263

Tax Year 2009/2010 2009/2010 2009/2010 2009/2010 2009/2010 2009/2010 2009/2010
Total Assessed Valu $30,062,490 $79,574,500 $76,585,190 $37,141,310 $31,006,750 $27,304,050 $44,203,040

AV Per Unit $126,313 $256,692 $237,106 $142,304 $212,375 $190,937 $168,072

Source:  Assessor's Office  

The apartment tax comparables range from $126,313 to $256,692 with an average of $190,543.  

As discussed, there are nine apartment properties planned at the subject.  There is one, 52-unit all 

below market rate apartment property at Harbor Square.  There are five mid-rise properties, four at 
Yale & Towne and one at Harbor Commons.  Last, there are three high-rise properties at Harbor 

Commons.  With the exception of the all below-market rate complex at Harbor Square, the remaining 

properties all feature 10% to 20% below market, affordable units.   

As discussed, the high-rise properties are expected to be luxury-oriented and command rents in line 
with the high-end of the market while the mid-rise properties are expected to be more affordable and 

have fewer amenities.   For the purpose of our analysis, we have applied assessed values to the 

multifamily properties at the subject as follows. 

For S5, the 52-unit property with all below market rate units, we have assumed an assessment of 

$100,000 per unit.  This is below the comparables; however none of the comparable properties is 

comprised of all below market rate units, thus our estimate is reasonable. 

For the mid-rise properties, we have applied an assessment of $160,000 and for the more amenity-
driven high-rise properties; we have applied an assessment of $200,000 per unit. 

We assume the assessment remains flat and have grown the current tax rate at 3% annually to arrive 

at the tax rate and subsequent taxes in the year that each property is scheduled to be complete. 

Condominium 

A summary of the tax comparables utilized within our condominium analysis is presented below: 
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Property Type Unit Built NRA/Size Tax Taxes/SF
Metroplitan Condominium 803 1968/2007 1,612 $12,394 $7.69

802 1968/2007 3,373 $20,976 $6.22
801 1968/2007 2,461 $18,507 $7.52

The Classic Condominium 16D 1990/2007 2,413 $14,844 $6.15
18B 1990/2007 2,154 $16,997 $7.89

Harbor House Condominium 511 1989 2,175 $9,539 $4.39
508 1989 1,485 $7,631 $5.14

CBRE

TAX COMPARABLES - CONDOMINIUM

 

The condominium comparables listed above indicate a range in range in tax liability of $4.39 to 

$7.89 per square foot, with an average of $6.42 per square foot.  The subject property features an 
average unit size of 1,280 square feet.  We have utilized the upper end of the range at $7.89 per 

square foot and multiplied this by our average unit size to reach a rounded figure of $10,000 per 

year ($2,500 per quarter) per unit of real estate tax liability. 

Hotel 

A summary of the tax comparables utilized within our hotel analysis is presented below: 

AD VALOREM TAX COMPARABLES - HOTEL
Holiday Inn 

Select - 
Stamford

Sheraton 
Hotel 

Stamford

Stamford 
Marriot Hotel 

& Spa

Hilton 
Stamford

Hampton Inn 
& Suites

Courtyard 
Marriott

Year Built 1983 1984 1977 1984 1975 2004
No. Rooms 380 448 508 484 99 115
Tax Year 2009-2010 2009-2010 2009-2010 2009-2010 2009-2010 2009-2010
Total Assessed Value $27,831,869 $34,659,810 $54,131,876 $34,436,123 $8,988,100 $13,330,800
Per Room $73,242 $77,366 $106,559 $71,149 $90,789 $115,920

Source:  Assessor's Office  

The hotel tax comparables range from $71,149 to $115,920 with an average of $89,171.  As 

discussed, there are two hotel properties planned at the subject; a full-service, amenity-heavy property 
and a high-end limited service property.  We have applied an assessment of $90,000 per room for 

the limited service property and $110,000 per room for the full service property.   

We assume the assessment remains flat and have grown the current tax rate at 3% annually to arrive 
at the tax rate and subsequent taxes in the year that each property is scheduled to be complete. 

Retail 

A summary of the tax comparables utilized within our retail analysis is presented below: 
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AD VALOREM TAX COMPARABLES - RETAIL

230 Tresser 
Boulevard

950 High 
Ridge Road

1101 High 
Ridge Road

Ridgeway 
Shopping 

Center
Year Built 2007 1956 1967 1967-1997
NRA 115,354 15,000 76,515 296,948
Tax Year 2009-2010 2009-2010 2009-2010 2009-2010
Total Assessed Value $40,998,100 $5,520,820 $25,145,420 $99,983,290
Per Room $355 $368 $329 $337

Source:  Assessor's Office  

The retail tax comparables indicate an assessment range from $329 to $368 per square foot with an 

average of approximately $347.  230 Tresser Boulevard represents some of the newest retail 

development in Stamford. 

As noted, the retail development is scattered throughout Harbor Point, and in many cases, is a 
secondary mixed-use component.  There will be grade level retail at the hotel and two office buildings 

on Harbor Square.  There will also be a freestanding waterfront restaurant at Harbor Square.  Yale & 

Towne’s retail is anchored by a Fairway Supermarket.  In addition, there is grade level retail at the 
hotel, and all of the apartment and condominium properties. 

We have applied an assessment of $350 per square foot for retail at the subject property.   

We assume the assessment remains flat and have grown the current tax rate at 3% annually to arrive 

at the tax rate and subsequent taxes in the year that each property is scheduled to be complete. 
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HIGHEST AND BEST USE 

In appraisal practice, the concept of highest and best use represents the premise upon which value is 

based.  The four criteria the highest and best use must meet are: 

• legal permissibility; 
• physical possibility; 
• financial feasibility; and 
• maximum profitability. 

Highest and best use analysis involves assessing the subject as if vacant and in the case of the subject 
as improved/proposed. 

AS IF VACANT 

Legal Permissibility 

The legally permissible uses were discussed in the site analysis and zoning sections of this report.  

Physical Possibility 

The subject is adequately served by utilities (and/or has plans to upgrade infrastructure), has an 

adequate shape and size, sufficient access, etc., to be separately developable sites. The subject site 
would reasonably accept a site layout for any of the legally probable uses. There are no known 

physical reasons why the subject site would not support any legally probable development. The 

existence of the portions of the development on some the sites provides additional evidence for the 
physical possibility of development. 

Financial Feasibility 

The determination of financial feasibility is dependent primarily on the relationship of supply and 

demand for the legally probable land uses versus the cost to create the uses. As discussed in the 

Market Analysis sections of this report, commercial and residential properties have suffered under the 
effects of the ongoing recession and credit crisis. Although the development of new mixed use 

properties has occurred in the area over the past few years the current economic environment is not 

conducive to development as financing is virtually non-existent for new construction.  These factors 

indicate that it would not be financially feasible to complete a development project at this time, 
however we anticipate that the market will recover over the long term and with the phasing of the 

subject development it appears financially feasible. 
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Maximum Profitability 

The final test of highest and best use of the site as though vacant is that the use be maximally 

productive, yielding the highest return to the land. In the case of the subject as if vacant, the analysis 

has indicated that a mixed use commercial/residential project would be most appropriate. 

CONCLUSION:  HIGHEST AND BEST USE AS VACANT 

Based on the information presented above and upon information contained in the Market and 

Neighborhood Analyses sections, we conclude that the highest and best use of the subject as vacant, 

would be to hold until such time as market conditions improve enough to make the development of 
subject’s mixed residential and commercial entitlements financially feasible.  

AS PROPOSED/IMPROVED 

Legal Permissibility 

As discussed, the subject site’s zoning and legal restrictions permit a very specific development plan 

and the proposed/under construction improvements correspond with the approved plan.    

Physical Possibility 

The physical characteristics of the proposed subject improvements were discussed in the Improvement 
Analysis section. The layout and positioning of the improvements is considered functional for the 

proposed use. While it would be physically possible for a wide variety of designs, based on the  

restrictions per the redevelopment plan, the proposed mixed-use design of the improvements appears 
to be the most functional use.  

Financial Feasibility 

The financial feasibility of a mixed-use property is based on the amount of rent which can be 

generated, less operating expenses required to generate that income; if a residual amount existing, 

then the land is being put to a productive use. As will be indicated in the Income Capitalization 
Approach (Land Residual) section, the subject is projected to produce a positive net cash flow and 

utilization of the improvements for the proposed mixed use purpose is considered financially feasible.  

Although with the lack of financing currently available in the market, the overall plan is not considered 

financially feasible to construct today, but is reasonable over the extended development schedule 
within our modeling. 

Maximum Profitability 

The maximum profitable use of the subject as improved should conform to neighborhood trends and 

be consistent with existing land uses. Although several uses may generate sufficient revenue to satisfy 
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the required rate of return on investment and provide a return on the land, the single use that 

produces the highest price or value is typically the highest and best use. The proposed mixed-use 
development of the subject property is considered the maximally profitable use of the property. 

CONCLUSION: HIGHEST AND BEST USE AS PROPOSED 

Based on the foregoing, the highest and best use of the property as proposed is consistent with the 

proposed use, as a mixed-use development.   
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APPRAISAL METHODOLOGY 

In appraisal practice, an approach to value is included or omitted based on its applicability to the 

property type being valued and the quality and quantity of information available. 

COST APPROACH 

The cost approach is based upon the proposition that the informed purchaser would pay no more for 

the subject than the cost to produce a substitute property with equivalent utility.  This approach is 

particularly applicable when the property being appraised involves relatively new improvements that 
represent the highest and best use of the land, or when it is improved with relatively unique or 

specialized improvements for which there exist few sales or leases of comparable properties. 

SALES COMPARISON APPROACH 

The sales comparison approach utilizes sales of comparable properties, adjusted for differences, to 

indicate a value for the subject. Valuation is typically accomplished using physical units of comparison 
such as price per square foot, price per unit, price per floor, etc., or economic units of comparison 

such as gross rent multiplier.  Adjustments are applied to the physical units of comparison derived 

from the comparable sale.  The unit of comparison chosen for the subject is then used to yield a total 
value.  Economic units of comparison are not adjusted, but rather analyzed as to relevant differences, 

with the final estimate derived based on the general comparisons. 

INCOME CAPITALIZATION APPROACH 

The income capitalization approach reflects the subject’s income-producing capabilities.  This 
approach is based on the assumption that value is created by the expectation of benefits to be derived 

in the future.  Specifically estimated is the amount an investor would be willing to pay to receive an 

income stream plus reversion value from a property over a period of time.  The two common 

valuation techniques associated with the income capitalization approach are direct capitalization and 
the discounted cash flow (DCF) analysis.  

METHODOLOGY APPLICABLE TO THE SUBJECT 

In valuing the subject, we utilized the land residual approach to value the residential, office, and hotel 

land based on the approvals for their specific property use and the developers timetable for 
construction.      
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LAND RESIDUAL/VALUATION OVERVIEW 

The land residual method may be used to estimate land value when sales data on similar parcels of 

vacant land are lacking.  This technique is based on the principle of balance and the related concept 
of contribution, which are concerned with equilibrium among the agents of production--i.e. labor, 

capital, coordination, and land.  The land residual technique can be used to estimate land value 

when: 1) building value is known or can be accurately estimated, 2) stabilized, annual net operating 

income to the property is known or estimable, and 3) both building and land capitalization rates can 
be extracted from the market.  Building value can be estimated for new or proposed buildings that 

represent the highest and best use of the property and have not yet incurred physical deterioration or 

functional obsolescence. 

The subdivision development method is used to value land when a condominium development 

represent the highest and best use of the appraised parcel.  In this method, an appraiser determines 

the number and size of units that can be created from the appraised land physically, legally, and 
economically (in the case of the subject this is based on the property entitlements).  The value of the 

underlying land is then estimated through a discounted cash flow analysis with revenues based on the 

achievable sale price of the finished product and expenses based on all costs required to complete 

and sell the finished product.   

Within the Land Residual analysis, an income approach has been utilized to estimate that as 

complete/as stabilized values of the proposed office, retail, rental apartment and hotel components.  

From these resulting figures and the net sell-out value of the condominium, the costs to get to 
completion (including the time value of money and risk) and profit are deducted.  The resulting figure 

is the value attributed to the land. 

PRESENTATION OF FINDINGS 

Within the following sections, the appraisal report will break down the development into its four 

component parts: Harbor Square, Harbor Commons, Harbor Park and Yale & Towne.  The property 
uses that contribute to each value will be further broken out (i.e. condominium, office, hotel, retail, 

rental apartment) with discussions of the projected revenues and expenses and references back to the 

associated market overview sections of the analysis.  The component cost within each section is 
analyzed and deducted from the as complete value. 
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HARBOR SQUARE ASSUMPTIONS AND CASHFLOWS 

The following table summarizes the development planned for the Harbor Square sector of the Harbor 

Point development.  As depicted, this sector features office, retail, condominium, and multifamily uses.   

 

Parcels Asset Type Use
Completio

n Date  GLA SF 
 Market 

Rate Units 

 Below 
Market 

Rate Units 
 TOTAL 
UNITS 

 Hotel 
Rooms 

S1-A Office Office/Retail Sep-10 192,346  -               -               -           -            
S1-B Retail Office/Retail Sep-10 26,234    -               -               -           -            
S2-A Office Office/Retail Aug-10 97,032    -               -               -           -            
S2-B Retail Office/Retail Aug-10 20,666    -               -               -           -            
S3-A Retail Office/Retail Jun-12 22,958    -               -               -           -            
S3-B Condo Waterfront Cond Jun-12 85,486    55            -               55         -            
S3-C Hotel Hotel Jun-12 149,361  -               -               -           135       
S4 Retail Office/Retail Jun-12 4,500      -               -               -           -            
S5 Multi Family Apartment Sep-11 50,700    -               52            52         -            

649,283  55           52           107      135      

 Property Description  Proposed Development 

HARBOR SQUARE

Harbor Square Subtotal

 

 

CASH FLOW ASSUMPTIONS 

The assumptions utilized in our property by property discounted cash flows are detailed in the 

following sections.   

The method of calculation for all property types is to determine what rent and expenses would be 
currently and grow them (at the growth rates indicated) annually to each respective completion date at 

the indicated growth rates.  Each section begins with a summary chart of assumptions followed by a 

more detailed explanation.  

Details regarding the construction cost estimates for each component are included in the valuation 

summary table at the back of the section. 

OFFICE COMPONENT – HARBOR SQUARE 

The subject property includes two partially complete office buildings with 192,346 SF and 97,032 SF 

of rentable area.  According to the developer’s schedule, these properties will be completed in August 

and September of 2010.   

A summary of the major assumptions within our discounted cash flow analysis is presented on the 

following table: 
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SUMMARY OF DISCOUNTED CASH FLOW ASSUMPTIONS

HARBOR SQUARE  - OFFICE

General Assumptions

As Is As Stabilized As Is As Stabilized

Start Date Oct-10 Apr-13 Sep-10 Apr-13
Terms of Analysis 14 Years 10 Years 14 Years 10 Years
Software ARGUS ARGUS ARGUS ARGUS

Growth Rate Assumptions

Income Growth 3.00% 3.00%
Expense Growth 3.00% 3.00%
Inflation (CPI) 3.00% 3.00%
Real Estate Tax Growth 3.00% 3.00%

Market Leasing Assumptions

Category S1-A - Office S2-A - Office
Market Rent ($/SF/Yr.) $49.00 $49.00
Free Rent - 1st Generation 9 months 9 months
Free Rent - 2nd Gen (new/renew) 6/2 months 6/2 months
Reimbursements Modified Gross Modified Gross
Annual Escalation $1/SF per Year $1/SF per Year

Tenant Improvements - 1st Generation $45/SF $45/SF
Tenant Improvements - 2nd Generation $30 / $15 per SF $30 / $15 per SF
Average Lease Term 10 Years 10 Years
Renewal Probability 65% 65%
Leasing Commissions (Cashed-Out)

New Leases 5.0% 5.0%

Renewal Leases 2.5% 2.5%
Down Time Before New Tenant Leases 6 Months 6 Months

Financial Assumptions As Is As Stabilized As Is As Stabilized

   Vacancy & Collection Allowance

Discount Rate 9.25% 8.75% 9.25% 8.75%
Terminal Capitalization Rate 8.00% 8.00% 8.00% 8.00%

Compiled by CBRE

4% (3% vacancy/1% collection)

S1-A - Office S2-A - Office

4% (3% vacancy/1% collection)

S1-A - Office S2-A - Office

 

For the purpose of this analysis, we have included the retail at grade in with the argus model for the 

office properties, with the retail related rental assumptions detailed in the following section.  As 

discussed in the office market overview section of this report, we have concluded to a market rental 

rate of $49 per square foot for the office tenants in the subject property.  The rent is assumed to 
escalate at $1/SF per year throughout the assumed 10 year term.  It should be noted that as the 

subject property represents a new development, there is a discount to initial tenants that commit to the 

neighborhood, with the first 50% of the leasing at the $49 per square foot rate and the second 50% 
of the leasing including a 10% premium for the now established nature of the neighborhood.  

Throughout the remainder of the analysis period we have assumed 3% rent growth. 
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The Harbor Square office development will benefits from its proximity to the redeveloped waterfront 

and transportation infrastructure as well as to the proposed retail in the area, which will make the 
neighborhood much more of a 24-hour area.  We have modeled that the buildings will be leased up 

to four tenants, with initial leases commencing 6 months after completion and additional leases every 

6 months. 

The majority of comparable leases were for 10 year terms on a modified gross basis, whereby the 
landlord pays base year expenses and the tenant is responsible for increases over the base year 

amount and directly metered electricity.   We have applied an initial tenant improvement allowance of 

$45 per square foot for all tenant spaces, with subsequent 2nd generation leases based off a $30 
new/$10 renewal schedule.  Free rent of 9 months is included in all 1st generation leases, with second 

generation leases assumed to get 6 months of free rent on new leases and 2 months of free rent on 

renewals. 

A summary of the lease-up assumptions for the office buildings (inclusive of the retail spaces) are 
presented below: 

                           Lease                     Lease Start   Expirat ion 
 Suite        Lease Type   Status       Tenant Size         Date         Date ___________ ___________ ___________ ___________ ___________ ___________
  Hlf 2        Office       Speculative 48,086         4/11         3/21 
  Hlf 3        Office       Speculative 48,087        10/11         9/21 
  Hlf 4        Office       Speculative 48,086         4/12         3/22 
  Hlf 5        Office       Speculative 48,087        10/12         9/22 
  Hlf 2        Retail       Speculative 6,558         4/11         3/21 
  Hlf 3        Retail       Speculative 6,558        10/11         9/21 
  Hlf 4        Retail       Speculative 6,559         4/12         3/22 
  Hlf 5        Retail       Speculative 6,559        10/12         9/22                                                                  

                          Total 218,580                           
                                         ========                          

LEASE UP SUMMARY - OFFICE S1A/RETAIL S1B

 

                           Lease                     Lease Start   Expirat ion 
 Suite        Lease Type   Status       Tenant Size         Date         Date ___________ ___________ ___________ ___________ ___________ ___________
  Hlf 2        Office       Speculative 24,258         3/11         2/21 
  Hlf 3        Office       Speculative 24,258         9/11         8/21 
  Hlf 4        Office       Speculative 24,258         3/12         2/22 
  Hlf 5        Office       Speculative 24,258         9/12         8/22 
  Hlf 2        Retail       Speculative 5,167         3/11         2/21 
  Hlf 3        Retail       Speculative 5,167         9/11         8/21 
  Hlf 4        Retail       Speculative 5,167         3/12         2/22 
  Hlf 5        Retail       Speculative 5,167         9/12         8/22                                                                  

                          Total 117,698                           
                                         ========                          

LEASE UP SUMMARY - OFFICE S2-A/RETAIL S2-B
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Expense Projections 

We have reviewed operating expense projections from comparable office buildings in the subject 

marketplace as summarized below: 

EXPENSE COMPARABLES

Comparable Number 1 2 3 CBRE

Location Fairfield County Fairfield County Fairfield County PROJECTIONS
Expense Year 2009 Budget 2009 Budget 2009 Budget Year 1 (Stabilized)
Expenses $/SF $/SF $/SF $/SF

Real Estate Taxes $5.33 $1.80 $5.07 $5.00
Property Insurance 0.28 0.21 0.23 0.20
Common Area Utilities 4.06 3.05 6.33 1.75
Tenant Electric n/a n/a n/a 2.50
R&M / Payroll 2.56 3.99 3.40 3.50

Cleaning 1.45 0.99 1.22 1.25
Security 1.23 0.86 1.11 1.00
General & Administrative 0.00 2.72 0.10 0.25
Management Fee 0.39 1.50 1.41 1.12

(as a % of EGI) 0.7% 4.0% 3.5% 2.0%
Operating Expenses $15.30 $15.12 $18.87 $16.57

Operating Expense Ratio 28.2% 40.2% 46.7%

Source: Actual Operating Statements  

Discount & Terminal Rates 

Per the assumptions chart, we are utilizing a discount rate of 9.25% for the office building as complete 

and 8.75% as stabilized.  We have applied a terminal rate of 8.0%, as the subject will be stabilized at 

the time of reversion and likely still represent one of the newest multi-tenanted office buildings in the 

marketplace.  The following charts detail the most recent rate surveys from CBRE and Korpacz. 

DISCOUNT RATES
Investment Type Rate Range Average
Suburban Office

Class A 8.00% - 11.00% 9.61%

Class B 9.00% - 12.00% 10.43%

Class C 10.00% - 13.00% 11.29%

KORPACZ - 3Q2009

National Suburban Office 8.00% - 14.00% 10.24%

National CBD Office 7.50% - 13.00% 9.24%

CBRE Estimate - As Complete 9.25%

CBRE Estimate - As Stabilized 8.75%

Compiled by: CBRE
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TERMINAL CAPITALIZATION RATES
Investment Type Rate Range Average
Suburban Office

Class A 6.75% - 11.00% 8.19%

Class B 7.50% - 11.00% 8.83%

Class C 8.50% - 12.00% 9.62%

KORPACZ - 3Q2009

National Suburban Office 7.50% - 11.50% 8.85%

National CBD Office 6.50% - 11.00% 8.44%

CBRE Estimate - As Complete 8.00%

CBRE Estimate - As Stabilized 8.00%

Compiled by: CBRE  

As the subject properties are expected to be completed at different times and are not stabilized, we did 

not use direct capitalization in our analysis.  The as-complete and as-stabilized cash flows for the 
subject property are presented at the end of the Harbor Square Section of this report 

Construction Costs 

Based on submitted data from the developer, the costs to complete the office building being 

developed on the subject site is budgeted at $48,282,277 ($221 per SF) for S1A/S1B and 

$27,522,156 ($234 per SF) for S2A/S2B.  We have included the developer’s figures with an 
additional 10% developers profit added to the remaining construction costs listed above in order to 

arrive at our land residual deduction.  The complete cash flow for the subject property is presented in 

the addenda to this report, with a summary of the reversionary value of the subject presented at the 

end of this section. 
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RETAIL COMPONENT – HARBOR SQUARE 

A summary of the major assumptions within our retail discounted cash flow analysis is presented on 

the following table: 

SUMMARY OF DISCOUNTED CASH FLOW ASSUMPTIONS

HARBOR SQUARE  - RETAIL

General Assumptions

Start Date Various
Terms of Analysis 10 Years
Software ARGUS

Growth Rate Assumptions

Income Growth 3.00%
Expense Growth 3.00%
Inflation (CPI) 3.00%
Real Estate Tax Growth 3.00%

Market Leasing Assumptions

Category
S1-B - Office 

Retail
S2-B - Office 

Retail
S3-A Hotel 

Retail
Freestanding 

Retail

Market Rent ($/SF/Yr.) $40.00 $40.00 $40.00 $45.00
Concessions None None None None
Reimbursements NNN NNN NNN NNN
Annual Escalation 10% Yr 6 10% Yr 6 10% Yr 6 10% Yr 6
 Free Rent 3 Months 3 Months 3 Months 3 Months
Tenant Improvements (New Tenants) $0.00 $0.00 $0.00 $0.00
Tenant Improvements (Renewals) $0.00 $0.00 $0.00 $0.00
Average Lease Term 10 Years 10 Years 10 Years 10 Years
Renewal Probability 65% 65% 65% 65%
Leasing Commissions (Cashed-Out)

New Leases 5.0% 5.0% 5.0% 5.0%
Renewal Leases 2.5% 2.5% 2.5% 2.5%

Down Time Before New Tenant Leases 6 Months 6 Months 6 Months 6 Months

Financial Assumptions

   Vacancy & Collection Loss

Discount Rate 8.75%/8.5%
Terminal Capitalization Rate 8.25%

Compiled by CBRE

6% (5% vacancy/1% collection loss)

 

Rent & Expenses  

There will be two types of retail space developed in the Harbor Square sector.  There is grade level 
retail in the office buildings and in the hotel.  Additionally, there is a 4,500 square foot freestanding 

waterfront restaurant.   
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For the purpose of this analysis, we have included the retail at grade in the office properties as part of 

our office cash flows.  We then ran a separate retail cashflow for the retail at the hotel and the 
freestanding restaurant. 

As discussed in the retail market section, a recent survey of retail leases in Stamford indicated a rental 

range from $28.50 to $55 per square foot.  Also, as noted, one retail lease has already been signed 

at Harbor Point (on the Yale & Towne site) with Fairway.  The supermarket is leasing 80,000 square 
feet at a base rent of $32.06 per square foot ($36/SF for retail and $18/SF for storage).   

The location of the Harbor Square retail (as opposed to Yale & Towne) is considered superior given 

the office development, proximity to the Harbor Park condominiums, and because of the waterfront 
location.  As such, we have applied a market rent for the grade level retail of $40.  It is reasonable 

that the freestanding waterfront restaurant would receive a rent premium and we have assumed a $45 

rent for this space.  Our estimates are supported by the comparables and were underscored by our 

discussions with area retail brokers. 

Again, the rental rates indicated are as of today.  We have held rents flat for one year given the state 

of the economy and have grown them at 3% thereafter. 

The majority of comparable leases were for 10 year terms on a fully net basis with some escalation.  
As such we assume a 10 year lease term for all retail, on a net basis, with a 10% escalation in year 

six.  We assume 5% leasing commissions on new leases and 2.5% on renewals.  We have applied no 

tenant improvement allowance as retail is generally delivered in vanilla box condition; additionally all 

of the subject’s retail space will be new and will need to be build out regardless. 

For the purpose of this analysis, we have calculated and showed the taxes in our cashflow (as a 

reimbursed expense).  Per the earlier tax section, we assume an assessment of $350 per square foot 

for all retail space and have grown the current tax rate (16.82) by 3%.  All other expenses are 
assumed to be completely passed through and are not depicted in our analysis. 

Discount & Terminal Rates 

Per the assumptions chart, we are utilizing a discount rate of 8.75% for the retail as complete and 

8.5% as stabilized; the retail in the office properties has been discounted at the aforementioned office 

rates.  We have applied a terminal rate of 8.25%.  The following charts detail the most recent rate 

surveys from CBRE and Korpacz. 
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OVERALL CAPITALIZATION RATES
Investment Type OAR Range Average

CBRE Neighborhood Centers
Class A 6.25% - 8.50% 7.52%

Class B 6.75% - 9.00% 8.22%

Class C 8.00% - 11.00% 9.25%

CBRE Strip Centers
Class A 7.00% - 9.00% 8.10%

Class B 7.75% - 10.00% 9.00%

Class C 8.50% - 12.00% 10.00%

Korpacz Strip Shopping Center

National Data 7.50% - 11.00% 8.41%

Indicated OAR: 7.5%%/8%
Compiled by: CBRE  

 

DISCOUNT RATES TERMINAL CAPITALIZATION RATES
Investment Type Rate Range Average Investment Type Rate Range Average

CBRE Neighborhood Centers

Class A 7.75% - 10.00% 8.81% Class A 6.50% - 9.00% 7.94%

Class B 8.50% - 10.50% 9.40% Class B 7.00% - 9.50% 8.48%

Class C 9.50% - 11.00% 10.25% Class C 9.00% - 11.50% 9.73%

CBRE Strip Centers

Class A 8.00% - 10.00% 9.28% Class A 7.75% - 9.50% 8.57%

Class B 9.50% - 12.00% 10.33% Class B 8.00% - 10.50% 9.19%

Class C 10.75% - 13.00% 11.58% Class C 9.00% - 12.50% 10.11%

Korpacz Strip Shopping Center

National Data 7.75% - 12.00% 9.38% National Data 7.25% - 10.00% 8.61%

CBRE Estimate 8.75%/8.5% CBRE Estimate 8.25%
Compiled by: CBRE Compi led by: CBRE

g
Centers

CBRE Strip Centers

p p pp g
Center

 

As the subject properties are expected to be completed at different times and are not stabilized, we did 
not use direct capitalization in our analysis.  However, a capitalization rate of 7.5% to 8% would be 

appropriate for the subject properties if they were operating at a stabilized level today.  Generally, 

terminal capitalization rates are 25 to 100 basis points higher than going in rates to account for risk 
and we assume a terminal rate of 8.25% as reasonable for our analysis.  The properties will be high 

quality, new construction in a strong retail market and will benefit from location as well as from their 

association with the overall Harbor Point development.  Thus a discount rate of 8.75%, below the 

average for Class A properties, is warranted.  Once the subject is stabilized and any risk has been 
mitigated, a discount rate of 8.5% has been utilized. 
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Construction Costs 

Based on submitted data from the developer and our review of costs within the marketplace, we have 

estimated the costs to develop white box retail at $100 per square foot.  Our conclusion is in-line with 

the developers estimate and represents average cost to develop the property, exclusive on the 

neighborhood infrastructure.  We have added a 10% developers profit to the construction costs in 
order to arrive at our land residual estimate.  The complete cash flow for the subject property is 

presented in the addenda to this report, with a summary of the reversionary value of the subject 

presented at the end of this section. 
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CONDOMINIUM COMPONENT 

Our projections are based on management’s estimated average unit size of 1,321 square feet and 

takes into account the June 2012 estimated completion date for this component. Based on our 

analysis of the comparables we have estimated current subject pricing at an average of $700.00 per 

square foot.  We have estimated that 85% of the gross building area supplied will be sellable area. 

# of Avg. Total Total Projected Projected Completion Inflated to
Component Units SF Sellable SF GBA Price/SF Price/Unit Date Completion

Harbor Square (S3-B) - Condo 55 1,321 72,663 85,486 $700.00 $924,803 Jun-12 $967,207

Source: Developer

CBRE CONCLUDED PRICING

 

As mentioned, our conclusions must be adjusted for inflation (3%), which we model beginning after 

the 1st quarter of 2011 as shown on the following table: 

Harbor Square (S3-B) - Condo
1Q/2010 $924,803
2Q/2010 $924,803
3Q/2010 $924,803
4Q/2010 $924,803
1Q/2011 $931,739
2Q/2011 $938,727
3Q/2011 $945,768
4Q/2011 $952,861
1Q/2012 $960,007
2Q/2012 $967,207

CBRE

CBRE INFLATED PRICING

 

We anticipate that the market will begin to stabilize in 2010, with inflationary price growth beginning 

in 2011.  Although other segments of the market will likely take longer to recover, given the waterfront 
location of the subject property and the hotel services, we anticipate that demand at the subject will be 

strong.  Based on the figures listed above, the at completion (not accounting for inflation during the 

sell-out process) gross sell-out would total $53,196,406 and based on our current price estimate of 
$924,803 per unit would total $50,864,170.  The overall average sale price of the development, 

inclusive of inflation over the sell-out period is $989,698, for a gross sell-out over our extended sell-

out period of $54,433,416. 
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SALES COSTS 

Broker Commissions  

Typical developments similar to the subject property pay sales commissions in the range of 3% to 6% 

of the gross sales price.  Given the number of units and likelihood of outside brokerage participation 
we feel a sales commission rate at the middle of the range would be appropriate and we have 

concluded at 4.0% of the sales prices.   

Marketing and Closing Costs 

This fee involves the costs associated with marketing and advertising the units for sale and the closing 

costs (or legal fees) associated with the sale of the units.  This figure typically averages between 3% 
and 5% for large scale development projects. We have budgeted expenses for advertising and 

marketing at 2.5% of the sales prices, which is below the typical range, but reasonable as the 

subject’s enterprise zone exempts the property from transfer taxes.   

CARRYING COSTS 

Common Charges 

Based on our discussions with knowledgeable market participants we have concluded to monthly 
common charges of $400 per unit ($1,200 per quarter) at the subject, and have used this estimate in 

our analysis. It should be noted that we have inflated the common charges by 3.0% annually over the 

course of the sellout period.  

Real Estate Taxes 

Real Estate taxes at the subject property were previously discussed. Within our analysis we have 
included real estate taxes based on the projected taxes for an average condominium of $10,000 per 

year or $2,500 per quarter.  It should be noted that we have included a lower figure of $2,000 in our 

analysis to account for the fact that many of the units would not have certificate’s of occupancy at 
completion. 

ENTREPRENEURIAL PROFIT 

An allowance for entrepreneurial profit is required to reflect the market value “as is” on the date of 

value, to a single purchaser.  This entrepreneurial profit represents the developer’s profit incentive to 

purchase the subject property on a wholesale basis and incur the risk of retail sell-out over the 
absorption period. The allowance for entrepreneurial profit is typically divided into a time value 

component (Discount Rate) and a profit percentage on sales revenue.  These figures typically are 

discussed on a combined basis, but it is important to understand the fundamentals that go into the 
estimate of profit. 
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Discount Rate 

As this component of subject property represents the construction of residential condominiums which 

will be sold and valued using a net sellout analysis, it is very important to take into consideration the 

investment characteristics of the development in order to determine the applicable discount rate.   In 
general, the discount rate is comprised of a safe rate (usually Treasuries) and a risk premium.  The risk 

premium is difficult to quantify but with sound logic a reasonable rate can be ascertained. 

The minimum rate of return for invested capital is referred to as a safe rate.  A safe rate is regarded to 
carry little or no risk and therefore sets the basis for any overall yield or discount rate.  U.S. Treasuries 

are securities that are regarded as risk-less investments because they are backed by the full faith of the 

U.S. government and they are liquid.  The only risk within a treasury yield rate is that of inflation, 

which inherently is tied to the term of the treasury.  Therefore short-term treasuries set the safe or risk-
less rate.  The difference between the discount rate applicable to any given investment and the safe 

rate is considered to be the premium necessary to compensate for risk, illiquidity and the burden of 

management.  The only difference between short-term treasuries of three to six months and long term 
treasuries is the premium to offset the long-term inflation expectation of investors over the duration of 

the investment term.  In other words, a portion of the risk premium, that stemming from long-term 

inflation, can be identified by looking at the difference between short and long-term treasuries.   

The rate used to convert the receipt of income to value should represent the annual rate of return 

necessary to attract investment capital to real estate.  The yield to attract investment capital to real 

estate must be high enough to exceed the risk premium for all other typical investment vehicles.  

Categorically, real estate is commonly held to set the high end of the range of yield rates vis-à-vis 
other common investment alternatives.  Below is a graphic representation of the relationship between 

perceived risk and the necessary required or anticipated return necessary to attract investors to various 

types of debt and equity investment vehicles.  These are categorical and generalized in nature.  There 
may be variations within any category and some investments may have yields that are competitive with 

other categories.   
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INVESTOR RISK VERSUS RETURN REQUIREMENTS 

Y axis: Anticipated Return 

      • Real Estate 

     • Common Stocks  

    • Corporate   
Bonds 

  

   • Mortgage Backed   
Securities 

   

  • Municipal Bonds     

 • T – Bills      
      Risk-less 
      Rate 

       

X-axis: Perceived Level of Risk  

Comparable risk rates can be extracted from other investment vehicles such as debt instruments; U.S. 

treasuries, municipal bonds, mortgage backed securities, and corporate bonds, and equity 

instruments; common stocks and real estate.  The latter could be measured by investor surveys, which 
disclose target yield rates or internal rate of return requirements. 

Various financial instruments are yielding between 0.16% and 6.29% depending upon the type of 

investment as indicated on the chart below based on data obtained from the Federal Reserve 

Statistical Release for the week ending December 4, 2009.  It should be noted that the trend in 
interest rates over the past year has been upward for all of the following instruments. 

INSTRUMENT RATE 

Prime Rate 3.25% 

Municipal Bonds 4.24% 

Short-Term Treasury Securities (6 months) 0.16% 

Long Term Treasury Securities (10 years) 3.34% 

Corporate Aaa Bonds (10+ years) 5.11% 

Corporate Baa Bonds (10+ years) 6.29% 

Since real estate is typically held for a long term, the "safe" rate or starting point to develop a yield to 

a real estate investment should be set equal to the treasury rate for a term equal to that of the holding 
period.  In fact, sources of real estate mortgage loans or securitized debt such as investment and 

mortgage bankers, or even commercial banks will quote a rate several hundred basis points above 

the rate for treasuries of a term comparable to the length of the loan.  Of course an equity position is 
riskier than a given debt instrument because it is subordinate in terms of sharing in cash flows and the 

reversion. 
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The rate must reflect the quantity, quality, duration, and timing of the income being discounted.   The 

unit sales within this component subject property continue through 2014, while other components 
continue through 2022. As there is cross selling risk between the components and the pace of sales is 

not truly independent of the performance of other components, we have utilized the same risk profile 

for each condominium component at the subject property. 

There is much risk included in a project of this type, including the sell-out risk. The investor is required 
to pay for the cost of development first, anticipating the sale of each individual unit. It is obviously 

more difficult to sell the units individually than as one single property. Only after the majority of the 

units are sold does the investor start to make their profit. Unseen market conditions can affect this, 
especially over an extended sell-out/development period as is the case with the subject property. 

Continued fluctuations in interest rates and higher mortgage costs relating from the lingering 

problems of the “Credit Crisis” and the current national economic recession could have long term 

impacts on condominium prices, effecting risk as well. The combination of these factors effectively 
increases the risk of the cash flow. The higher the risk of the cash flow is, the higher the discount rate 

will be. 

As mentioned above, real estate investment typically requires a higher rate of return (yield) and 
considers the underlying credit and security of the income stream and incorporates risk premium. The 

risk premium considers an appropriate premium for liquidity issues relating to real estate as well as 

business risk and interest rate risk.  

The risk premium to real estate is multilayered and not empirically measured.  Investors in real estate 
though, do consistently offer a measure of this premium. We have considered the various instrument 

rates as shown above and given that the subject has a considerable amount of risk, we have placed 

most weight on Corporate Bond rates and the municipal bond rate. We consider an appropriate load 
factor/risk premium of approximately 750 to 1,000 basis points due to the lack of liquidity in the 

marketplace and the underlying problems in real estate fundamentals at this time. Therefore, taking 

into consideration the yield rates from the sources mentioned above, indicates an appropriate 
discount rate range from approximately 12% to 16%. We have concluded towards the upper end of 

the range for discount rates at 15.0% as appropriate for the risks associated with the subject 

development. 

The most applicable survey for development projects is the RealtyRates.com Developer Survey.  We 
have reviewed their 4th Quarter 2009 report as summarized on the following page.  Although we 

anticipate that the market for condominiums will improve over our sell-out, the analysis is based on 

current developer assumptions and thus returns throughout the analysis are based on current 
assumptions. 
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The subject property represents a high-rise/urban townhouse development within the Primary 

Residential grouping.  The alternative uses (office, retail, apartment, hotel) at the site also place this 
development within the mixed use development spectrum.  For high-rise/urban townhouse 

development, the pro-forma range of the survey was 11.77% to 20.68%, with an average of 15.90%.  

For the mixed-use development the range was wider at 14.68% to 25.89%, with an average of 
19.47%.  As previously discussed, the subject property is a highly desirable waterfront redevelopment 

project.  It is located within the City of Stamford within close proximity to mass transit to New York City 

and thus we anticipate that demand would be sufficient following the national economic recovery to 

support to the development.  Based on the above, we have concluded to a discount rate near the pro-
forma average of the high-rise/urban townhouse development range at 15% for the subject property. 

As previously stated, it should be noted that the same discount rate has been included in the 

condominium sell-out analyses for all Development Components. 

Profit 

The profit component is a function of the sales price of the units and returns a direct profit based on 
the revenue achieved at the property.  Respondents interviewed in conjunction with this component of 

the entrepreneurial incentive indicated rates in the range of 5% to 15%, with most respondents in the 

range of 8% to 12%.  This component of entrepreneurial incentive fluctuates based on the overall risk 
associated with the development, including quality of location, design of property, competition in the 

market and generally economic conditions.  Based on our review of the good qualitative and 

conditional attributes of the subject property in conjunction with the water front location with Stamford 

and fully approved entitlements, we would conclude  in the lower portion of the typical range, 
however given the large scale of the development and the significant up front costs, a figure more in 
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line with the middle of the range at 10% would be considered appropriate.  It should be noted that 

the same profit has been included in the condominium sell-out analyses for all Development 
Components. 

Construction Costs 

Based on submitted data from the developer and our review of costs within the marketplace, we have 
estimated the costs to develop luxury residential condominiums at $300 per square foot.  We have 

not added the additional 10% developers profit to the construction costs at this figure is accounted for 

within our projected sell-out. It should be noted that the developed has estimated a construction figure 
of $214 per square foot, while our higher conclusion is based on comparables in the marketplace 

and MVS costs estimator data. The complete cash flow for the subject property is presented in the 

addenda to this report, with a summary of the component value at the end of this section. 
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HOTEL COMPONENT – HARBOR SQUARE 

A summary of the major assumptions within our hotel component discounted cash flow analysis is 

presented on the following table: 

 
SUMMARY OF DISCOUNTED CASH FLOW ASSUMPTIONS

HARBOR SQUARE HOTEL
General Assumptions

Start Date June 1, 2012
Terms of Analysis 10 Years
Basis Fiscal
Software Excel

Growth Rate Assumptions
Income Growth - Year 1/2/3/4 8%/6%/3%/3%
Expense Growth 3.00%
Inflation (CPI) 3.00%
Real Estate Tax Growth 3.00%

Revenue Assumptions
Year 1 Average Daily Rate $206.28
Stabilized Average Daily Rate $231.97

Occupancy Assumptions
Year 1 Occupancy 60.00%
Stabilized Occupancy 72.00%
Estimated Stabilization Jun-15

Financial Assumptions
As Complete Discount Rate 12.00%
As Stabilized Discount Rate 11.00%
As Complete Terminal Capitalization Rate 9.00%
As Stabilized Terminal Capitalization Rate 9.00%

Compiled by CBRE  
 

Income  

As detailed in the hotel market analysis, we have assumed the ADR for the subject hotel will be 

$206.28 when it opens in June 2012.  Occupancy, ADR and RevPAR through stabilization are 
detailed in the following chart. 
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OCCUPANCY, ADR, & ROOMS REVENUE CONCLUSIONS                  
S3 - Full Service Hotel

Fiscal Year Ending 5/31/ 2013 2014 2015 2016
Avg. Available Rooms 135 135 135 135
Annual Room Nights 49,275 49,275 49,275 49,275
Occupancy 60% 66% 71% 72%
Occupied Rooms 29,565 32,522 34,985 35,478
ADR $206.28 $218.66 $225.22 $231.97
RevPAR $123.77 $144.31 $159.90 $167.02
Total Rooms Revenue $6,098,639 $7,111,013 $7,879,218 $8,229,898
Source: CBRE

 
 
 

Expenses/Expense Comparables  

Our expense estimates are supported by the comparable data indicated on the following pages.  We 

assume stabilized total Departmental Expenses of 37% of gross rooms revenues; stabilized 

Undistributed Operating Expenses of 23.3% of gross rooms revenues; Management Fee of 3% of 

gross rooms revenues; and stabilized Fixed Charges of 7.3% of gross rooms revenues.  As discussed 
in the tax and assessment section of this report, we assume an assessment of $110,000 per key for 

the subject property.    

The following charts detail local expense comparables as well as summary comparable data from 
Smith Travel Research. 



COMPARABLE INCOME AND EXPENSE DATA - SELECTED HOTELS

Property
Year
Avg. No. of Rooms
Occupancy
Average Daily Rate

Ratio to Sales PAR POR Ratio to Sales PAR POR Ratio to Sales PAR POR Ratio to Sales PAR POR

REVENUE
Rooms 63.6% $43,519 $174.22 62.7% $40,137 $164.31 64.1% $40,422 $163.32 60.8% $44,973 $180.50
Food & Beverage 29.3% $20,071 $80.37 29.3% $18,756 $76.79 29.1% $18,394 $74.32 30.7% $22,732 $91.24
Telecommunications 0.6% $446 $1.76 0.6% $382 $1.56 0.6% $401 $1.62 0.6% $480 $1.93
Minor Operated Departments 4.2% $2,868 $11.51 5.0% $3,185 $13.04 3.9% $2,462 $9.95 5.3% $3,955 $15.87
Rental & Other Income 2.0% $1,338 $5.37 2.0% $1,279 $5.23 1.8% $1,161 $4.69 2.1% $1,525 $6.12
Other Dept. 1 0.4% $311 $1.21 0.5% $289 $1.18 0.4% $281 $1.14 0.5% $384 $1.54

Total Revenue 100.0% $68,531 $274.44 100.0% $64,028 $262.11 100.0% $63,121 $255.04 100.0% $74,049 $297.20

DEPARTMENTAL EXPENSES
Rooms 25.4% $11,053 $44.25 25.4% $10,212 $41.80 25.1% $10,161 $41.06 25.1% $11,282 $45.28
Food & Beverage 73.7% $14,782 $59.17 73.1% $13,703 $56.10 72.6% $13,353 $53.95 71.9% $16,351 $65.63
Telecommunications 112.1% $498 $1.97 117.4% $449 $1.84 113.5% $455 $1.84 108.4% $520 $2.09
Minor Operated Departments 3.1% $2,120 $8.47 3.7% $2,345 $9.60 2.9% $1,835 $7.41 3.9% $2,893 $11.61

Total Departmental Expenses 41.5% $28,453 $113.85 41.7% $26,709 $109.34 40.9% $25,804 $104.26 41.9% $31,046 $124.61

DEPARTMENTAL INCOME (LOSS) 58.5% $40,078 $160.59 58.3% $37,319 $152.77 59.1% $37,317 $150.78 58.1% $43,003 $172.59

UNDISTRIBUTED OPERATING EXPENSES
Administrative and General 8.3% $5,697 $22.78 8.5% $5,411 $22.15 8.3% $5,245 $21.19 8.2% $6,093 $24.46
Marketing 6.6% $4,498 $18.04 6.7% $4,275 $17.50 6.7% $4,233 $17.10 6.6% $4,852 $19.47
Franchise Fees 0.7% $495 $1.95 0.8% $512 $2.10 0.9% $573 $2.31 0.7% $491 $1.97
Property Operations and Maintenance 4.5% $3,049 $12.24 4.6% $2,946 $12.06 4.6% $2,873 $11.61 4.4% $3,278 $13.16
Utility Costs 4.1% $2,801 $11.21 4.2% $2,715 $11.11 4.2% $2,674 $10.80 4.0% $2,934 $11.78

Total Undistributed Expenses 24.2% $16,540 $66.23 24.8% $15,859 $64.92 24.7% $15,598 $63.01 23.9% $17,648 $70.84

CASH FLOW AFTER UNDISTRIBUTED OPERATING EXPENSES 34.4% $23,538 $94.37 33.5% $21,460 $87.85 34.4% $21,719 $87.77 34.2% $25,355 $101.75

Management Fee 3.4% $2,296 $9.20 3.3% $2,096 $8.58 3.4% $2,125 $8.58 3.2% $2,390 $9.59
INCOME BEFORE FIXED CHARGES 31.0% $21,242 $85.17 30.2% $19,364 $79.27 31.0% $19,594 $79.19 31.0% $22,965 $92.16

FIXED CHARGES
Property Taxes 3.4% $2,335 $9.34 3.2% $2,080 $8.52 3.3% $2,087 $8.43 3.3% $2,425 $9.73
Insurance 1.1% $759 $3.08 1.2% $755 $3.09 1.2% $726 $2.93 1.1% $847 $3.40
Reserve for Replacement 2.0% $1,387 $5.57 2.1% $1,325 $5.42 2.1% $1,337 $5.40 2.1% $1,525 $6.12

Total Fixed Charges 6.6% $4,482 $18.00 6.5% $4,160 $17.03 6.6% $4,150 $16.76 6.5% $4,797 $19.25

NET OPERATING INCOME 24.5% $16,761 $67.17 23.7% $15,204 $62.24 24.4% $15,444 $62.43 24.5% $18,168 $72.91

Source:  The 2009 Host Report, for the year 2008,  Smith Travel Research
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COMPARABLE INCOME AND EXPENSE DATA - SELECTED HOTELS

Property
Location
Year
Days Open
Avg. No. of Rooms
Occupancy
Average Daily Rate

Ratio to Sales PAR POR Ratio to Sales PAR POR Ratio to Sales PAR POR Ratio to Sales PAR POR

REVENUE
Rooms 82.4% $36,025 $154.46 92.3% $25,125 $115.96 63.0% $30,398 $141.64 95.6% $54,725 $165.49
Food & Beverage 15.5% $6,796 $29.14 6.1% $1,648 $7.61 34.6% $16,697 $77.80 2.4% $1,368 $4.14
Telecommunications 1.1% $470 $2.01 0.1% $29 $0.13 0.6% $266 $1.24 0.4% $222 $0.67
Minor Operated Departments 1.0% $446 $1.91 1.5% $415 $1.92 1.9% $905 $4.22 1.6% $925 $2.80
Rental & Other Income 0.0% $0 $0.00 0.0% $0 $0.00 0.0% $0 $0.00 0.0% $0 $0.00

Total Revenue 100.0% $43,737 $187.52 100.0% $27,217 $125.62 100.0% $48,266 $224.89 100.0% $57,240 $173.09

DEPARTMENTAL EXPENSES*
Rooms 21.2% $7,633 $32.73 26.2% $6,581 $30.37 26.5% $8,056 $37.53 22.8% $12,503 $37.81
Food & Beverage 82.4% $5,602 $24.02 92.4% $1,524 $7.03 60.0% $10,010 $46.64 47.3% $647 $1.96
Telecommunications 49.8% $234 $1.00 1323.3% $382 $1.76 342.7% $913 $4.25 107.7% $239 $0.72
Minor Operated Departments 56.3% $251 $1.08 83.6% $347 $1.60 26.5% $240 $1.12 0.0% $0 $0.00

Total Departmental Expenses 31.4% $13,720 $58.82 32.5% $8,833 $40.77 39.8% $19,218 $89.54 23.4% $13,389 $40.49

DEPARTMENTAL INCOME (LOSS) 68.6% $30,017 $128.70 67.5% $18,384 $84.85 60.2% $29,048 $135.35 76.6% $43,851 $132.60

UNDISTRIBUTED OPERATING EXPENSES
Administrative and General 7.8% $3,433 $14.72 7.6% $2,066 $9.54 7.2% $3,457 $16.11 8.9% $5,094 $15.40
Marketing 8.7% $3,796 $16.28 5.7% $1,539 $7.10 7.6% $3,664 $17.07 2.0% $1,154 $3.49
Franchise Fees 4.0% $1,441 $6.18 7.7% $1,930 $8.91 6.5% $1,975 $9.20 8.4% $4,601 $13.91
Property Operations and Maintenance 5.6% $2,429 $10.41 5.1% $1,390 $6.42 5.0% $2,428 $11.31 5.0% $2,855 $8.63
Utility Costs 7.6% $3,332 $14.29 8.0% $2,165 $9.99 6.8% $3,298 $15.37 4.8% $2,744 $8.30

Total Undistributed Expenses 33.0% $14,431 $61.88 33.4% $9,090 $41.95 30.7% $14,821 $69.06 28.7% $16,448 $49.74

CASH FLOW AFTER UNDISTRIBUTED OPERATING EXPENSES 35.6% $15,585 $66.82 34.1% $9,294 $42.90 29.5% $14,227 $66.29 47.9% $27,403 $82.87

Management Fee 2.0% $876 $3.76 4.0% $1,089 $5.03 3.0% $1,448 $6.75 3.1% $1,746 $5.28
INCOME BEFORE FIXED CHARGES 33.6% $14,709 $63.07 30.1% $8,205 $37.87 26.5% $12,779 $59.54 44.8% $25,656 $77.58

FIXED CHARGES
Property Taxes 4.4% $1,909 $8.19 3.6% $974 $4.50 3.9% $1,879 $8.76 2.1% $1,211 $3.66
Insurance 0.7% $323 $1.38 0.9% $241 $1.11 0.6% $287 $1.34 0.4% $209 $0.63
Reserve for Replacement 4.0% $1,749 $7.50 0.0% $0 $0.00 4.0% $1,931 $9.00 2.7% $1,552 $4.69
Equipment Leases 0.1% $62 $0.26 0.2% $44 $0.20 1.0% $474 $2.21 0.4% $202 $0.61
Ground Rent 0.0% $0 $0.00 0.0% $0 $0.00 0.0% $0 $0.00 2.4% $1,391 $4.21

Total Fixed Charges 9.2% $4,043 $17.34 4.6% $1,259 $5.81 9.5% $4,571 $21.30 8.0% $4,566 $13.81
$0 $0.00 $0 $0.00 $0 $0.00 $0 $0.00

NET OPERATING INCOME 24.4% $10,666 $45.73 25.5% $6,946 $32.06 17.0% $8,207 $38.24 36.8% $21,091 $63.78

*  Departmental expense ratios are based on departmental revenues; Franchise/Royalty ratio is based on room revenues; all others are based on total revenues.

Source:  Hotel Operating Statements
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DETAILED FORECAST OF INCOME AND EXPENSE:  YEAR 1 - STABILIZED YEAR 4

Period Reported:

Days Open
No. of Rooms
Occupied Room Nights
Occupancy
Average Daily Rate
RevPAR

Total Ratio to Sales PAR POR Total Ratio to Sales PAR POR Total Ratio to Sales PAR POR Total Ratio to Sales PAR POR

REVENUE
Rooms $6,098,639 72.8% $45,175 $206.28 $7,111,013 73.7% $52,674 $218.66 $7,879,218 74.0% $58,365 $225.22 $8,229,898 74.0% $60,962 $231.97
Food & Beverage 1,962,618     23.4% $14,538 $66.38 2,183,217     22.6% $16,172 $67.13 2,387,523     22.4% $17,685 $68.24 2,487,743     22.4% $18,428 $70.12
Telecommunications 34,440          0.4% $255 $1.16 38,666          0.4% $286 $1.19 42,566          0.4% $315 $1.22 44,408          0.4% $329 $1.25
Minor Operated Departments 287,000        3.4% $2,126 $9.71 316,303        3.3% $2,343 $9.73 343,553        3.2% $2,545 $9.82 357,519        3.2% $2,648 $10.08
Rental & Other Income -               0.0% $0 $0.00 -               0.0% $0 $0.00 -                0.0% $0 $0.00 -               0.0% $0 $0.00

Total Revenue $8,382,697 100.0% $62,094 $283.53 $9,649,198 100.0% $71,476 $296.70 $10,652,860 100.0% $78,910 $304.50 $11,119,568 100.0% $82,367 $313.42

DEPARTMENTAL EXPENSES*
Rooms $1,515,207 24.8% $11,224 $51.25 $1,628,046 22.9% $12,060 $50.06 $1,734,725 22.0% $12,850 $49.58 $1,798,681 21.9% $13,324 $50.70
Food & Beverage 1,668,226     85.0% $12,357 $56.43 1,800,749     82.5% $13,339 $55.37 1,925,565     80.7% $14,263 $55.04 1,997,915     80.3% $14,799 $56.31
Telecommunications 51,660          150.0% $383 $1.75 56,083          145.0% $415 $1.72 60,232          141.5% $446 $1.72 62,547          140.8% $463 $1.76
Minor Operated Departments 143,500        50.0% $1,063 $4.85 152,978        48.4% $1,133 $4.70 162,008        47.2% $1,200 $4.63 167,783        46.9% $1,243 $4.73

Total Departmental Expenses $3,378,592 40.3% $25,027 $114.28 $3,637,857 37.7% $26,947 $111.86 $3,882,529 36.4% $28,759 $110.98 $4,026,926 36.2% $29,829 $113.50

DEPARTMENTAL INCOME (LOSS) $5,004,105 59.7% $37,067 $169.26 $6,011,341 62.3% $44,528 $184.84 $6,770,330 63.6% $50,151 $193.52 $7,092,642 63.8% $52,538 $199.92

UNDISTRIBUTED OPERATING EXPENSES
Administrative and General $690,944 8.2% $5,118 $23.37 $717,688 7.4% $5,316 $22.07 $744,383 7.0% $5,514 $21.28 $767,778 6.9% $5,687 $21.64
Marketing 289,155        3.4% $2,142 $9.78 305,565        3.2% $2,263 $9.40 321,371        3.0% $2,381 $9.19 332,380        3.0% $2,462 $9.37
Franchise Fees 426,905        7.0% $3,162 $14.44 497,771        7.0% $3,687 $15.31 551,545        7.0% $4,086 $15.77 576,093        7.0% $4,267 $16.24
Property Operations and Maintenance 345,972        4.1% $2,563 $11.70 365,606        3.8% $2,708 $11.24 384,517        3.6% $2,848 $10.99 397,689        3.6% $2,946 $11.21
Utility Costs 428,116        5.1% $3,171 $14.48 444,688        4.6% $3,294 $13.67 461,228        4.3% $3,417 $13.18 475,724        4.3% $3,524 $13.41

Total Undistributed Expenses $2,181,092 26.0% $16,156 $73.77 $2,331,317 24.2% $17,269 $71.69 $2,463,044 23.1% $18,245 $70.40 $2,549,664 22.9% $18,886 $71.87

CASH FLOW AFTER UNDISTRIBUTED OPERATING EXPENSES $2,823,013 33.7% $20,911 $95.48 $3,680,024 38.1% $27,259 $113.16 $4,307,286 40.4% $31,906 $123.12 $4,542,978 40.9% $33,652 $128.05

Management Fee $251,481 3.0% $1,863 $8.51 $289,476 3.0% $2,144 $8.90 $319,586 3.0% $2,367 $9.13 $333,587 3.0% $2,471 $9.40
INCOME BEFORE FIXED CHARGES $2,571,532 30.7% $19,048 $86.98 $3,390,548 35.1% $25,115 $104.26 $3,987,700 37.4% $29,539 $113.98 $4,209,391 37.9% $31,181 $118.65

FIXED CHARGES
Property Taxes 272,943        3.3% $2,022 $9.23 281,131        2.9% $2,082 $8.64 289,565        2.7% $2,145 $8.28 298,252        2.7% $2,209 $8.41
Insurance 44,809          0.5% $332 $1.52 46,153          0.5% $342 $1.42 47,537          0.4% $352 $1.36 48,964          0.4% $363 $1.38
Reserve for Replacement 167,654        2.0% $1,242 $5.67 289,476        3.0% $2,144 $8.90 426,114        4.0% $3,156 $12.18 444,783        4.0% $3,295 $12.54

Total Fixed Charges $485,406 5.8% $3,596 $16.42 $616,760 6.4% $4,569 $18.96 $763,217 7.2% $5,653 $21.82 $791,998 7.1% $5,867 $22.32

NET OPERATING INCOME $2,086,126 24.9% $15,453 $70.56 $2,773,788 28.7% $20,547 $85.29 $3,224,483 30.3% $23,885 $92.17 $3,417,393 30.7% $25,314 $96.32

Source:  CBRE/Hotel Operating Statements

*  Departmental expense ratios are based on departmental revenues; Franchise/Royalty ratio is based on room revenues; all others are based on total revenues.
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Discount & Terminal Rates 

Per the assumptions chart, we are utilizing a discount rate of 12% for the hotel as complete and 11% 

as stabilized.  We have applied a terminal rate of 9%.  The following charts detail the most recent rate 

survey from Korpacz. 

DISCOUNT RATES

Investment Type Rate Range Average
Korpacz Hotel Investor Survey

Luxury 11.41%

Full Service 11.69%

Limited Service 13.19%

Extended Stay 12.70%

CBRE Estimate - As Complete 12.00%
CBRE Estimate - Stabilized 11.00%

Compiled by CBRE

8.00% - 18.00%
10.00% - 14.00%
10.00% - 18.00%
10.00% - 16.00%

 

TERMINAL CAPITALIZATION RATES

Investor Survey Rate Range Average
Korpacz Hotel Investor Survey

Luxury 9.25%

Full Service 10.22%

Limited Service 11.25%

Extended Stay 11.23%

CBRE Estimate 9.00%

Compiled by CBRE

7.00% - 11.25%
7.50% - 12.00%
9.00% - 14.00%
9.00% - 13.50%

 

Generally, terminal capitalization rates are 50 to 100 basis points higher than going in rates to 

account for risk and we assume a terminal rate of 9% as reasonable for our analysis.  The subject 

property will be a brand new, full service, hotel property with significant amenities.  It should benefit 

from existing and future demand generators in Stamford as well as the area’s access to major routes 
and proximity to New York City.  Thus a discount rate of 12% is warranted for the subject prior to 

stabilization.  Once the subject is stabilized, a discount rate of 11% has been utilized. 

Construction Costs 

Based on submitted data from the developer and our review of costs within the marketplace, we have 

estimated the costs to develop the hotel component at $170 per square foot (in-line with developer’s 

esitimates).  We have added the additional 10% developers profit to the construction costs for our 
residual calculation.  The complete cash flow for the subject property is presented in the addenda to 

this report, with a summary of the component value at the end of this section. 
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MULTIFAMILY APARTMENT COMPONENT – HARBOR SQUARE 

A summary of the major assumptions within our rental apartment component discounted cash flow 

analysis is presented on the following table: 

SUMMARY OF DISCOUNTED CASH FLOW ASSUMPTIONS

HARBOR SQUARE BMR MULTIFAMILY

General Assumptions

Start Date Sep-11
Terms of Analysis 10 Years
Software Excel

Growth Rate Assumptions

Income Growth 3.00%
Expense Growth 3.00%
Inflation (CPI) 3.00%
Real Estate Tax Growth 3.00%

Rents/Expenses - Current
Average Rent ($/Unit/Mo.) $981
Other Income ($/Unit/Mo.) $1,260
Real Estate Tax Assessment/Unit $100,000
Operating Expenses ($/Unit/Mo.) $2,828
Management Fee 1%

Occupancy Assumptions
Stabilized Occupancy 96.00%
Credit Loss 1.00%
Stabilized Occupancy (w/Credit Loss) 95.00%
Estimated Lease-up Period 6 Months

Financial Assumptions

Discount Rate 8.25%/8%
Terminal Capitalization Rate 6.50%

Compiled by CBRE
 

Rent & Expenses  

As discussed previously, the multifamily property slated for Harbor Square contains 52 units all of 

which are designated to be below market rate (BMR) or affordable.  The rents for BMR or affordable 
units are dictated by the City of Stamford and the State of Connecticut and are based on a 

percentage of income levels in the area.  Per the developer, the current allowable rent for the 

affordable units averages $981 per month ($947 for 1 Bedroom and $1,124 for two bedroom).  We 
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assume this rent will grow 3% annually.  Based on the following comparables and data provided by 

the developer for the near-term apartment properties at the subject, we have calculated other income 
and expenses for the subject. 

EXPENSE COMPARABLES

Comparable Number 1 2 3 4 5 6

Location Fairfield County Fairfield County Fairfield County Hart County NH County Fairfield County

No. Units 340 189 323 200 128 160
Expense Year 2008 2007 2008 2008 2008 2009 Budget

Effective Gross Income $19,287 $29,610 $29,822 $11,256 $18,441 $27,835

Expenses $/Unit $/Unit $/Unit $/Unit $/Unit $/Unit

Real Estate Taxes $1,806 $1,484 $3,560 $1,284 $2,448 $3,700
   Operating Expenses $4,713 $4,795 $5,010 $2,932 $4,057 $4,816

Management Fee $579 $888 -               $304 738               1,079            
(as a % of EGI) 3.0% 3.0% 0.0% 2.7% 4.0% 3.9%

Operating Expenses $7,098 $7,167 $8,570 $4,520 $7,243 $9,595
Operating Expense Ratio 36.8% 24.2% 28.7% 40.2% 39.3% 34.5%

Source:  Actual Operating Statements  
As noted, the subject property represents a very small (52 unit) all affordable rate apartment property.  

As such, we have applied expenses to achieve an operating expense ratio in line with the comparables 
rather than specific expenses as the subject will achieve lower income levels and should have 

correspondingly lower expense levels.  On a stabilized basis, the expense ratio for the subject is just 

over 37% which is well supported by the comparables.  

Discount & Terminal Rates 

Per the assumptions chart, we are utilizing a discount rate of 8.25% for the subject as complete and 

8% as stabilized.  We have applied a terminal rate of 6.5%.  The following charts detail the most 
recent rate surveys from CBRE and Korpacz. 

DISCOUNT RATES

Investment Type Rate Range Average

CBRE Apartments

Class A 7.00% - 10.00% 8.37%

Class B 8.00% - 11.00% 9.32%

Class C 9.00% - 12.50% 10.60%

Korpacz Apartment

National Data 7.50% - 14.00% 10.06%

CBRE Estimate 8.25%/8%

Compiled by: CBRE
 

TERMINAL CAPITALIZATION RATES

Investment Type Rate Range Average

CBRE Apartments
Class A 6.00% - 9.00% 6.94%

Class B 7.00% - 10.00% 7.91%

Class C 7.50% - 11.00% 8.91%

Korpacz Apartment

National Data 5.75% - 9.75% 8.06%

CBRE Estimate 6.50%

Compiled by: CBRE  
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As the subject property is not stabilized, we did not use direct capitalization in our analysis.  Generally, 

terminal capitalization rates are 25 to 100 basis points higher than going in rates to account for risk 
and we assume a terminal rate of 6.5% as reasonable for our analysis.  The subject will be a small, all 

affordable rate apartment property.  It will be new construction in a strong apartment market and will 

benefit from its affordable rates as well as its location and its association with the overall Harbor Point 

development.  Thus a discount rate of 8.25%, below the average for Class A properties, is warranted.  
Once the subject is stabilized and any risk has been mitigated, a discount rate of 8% has been 

utilized. 

Construction Costs 

Based on submitted data from the developer and our review of costs within the marketplace, we have 

estimated the costs to develop affordable housing at $100 per square foot of gross building area.  
We have added the additional 10% developers profit to the construction costs to arrive at our 

deduction for the residual analysis.  The complete cash flow for the subject property is presented in the 

addenda to this report, with a summary of the component value at the end of this section. 

It should be noted that this cash flow produces a negative value.  It is a specific assumption of this 
analysis that the affordable housing component would not be constructed without typical subsidies 

which make affordable housing construction feasible.  As such, included a hypothetical subsidy of 

$2,358,149 which offsets the loss/negative value and results in a value of $0.00 for this component.   

 



HARBOR POINT DEVELOPMENT HARBOR SQUARE ASSUMPTIONS AND CASHFLOWS 

131 

HARBOR SQUARE – COMPONENT VALUE SUMMARY 

The concluded revenue and costs figures are inflated to their respective date of 

completion/construction and are discounted back at 6.5% to account for the opportunity cost/cost of 
capital associated with a long term development similar to the subject.  

A summary of the value is presented below: 

Completion Gross As Complete Construction Concluded
Property Component Date Square Feet Value Costs W/Profit Residual 1

Harbor Square (S1-A/B) -Off/Retail 9/1/2010 218,580 $72,800,000 $53,110,505 $16,064,572
Harbor Square (S2-A/B) -Off/Retail 8/1/2010 117,698 $39,800,000 $28,598,226 $9,194,596
Harbor Square (S3-A) -Retail 6/1/2012 22,958 $10,450,000 $2,582,628 $6,613,622
Harbor Square (S3-B) - Condo 6/1/2012 85,486 $38,900,000 $26,423,873 $9,535,196
Harbor Square (S3-C) -Hotel 6/1/2012 149,361 $32,900,000 $28,563,668 $2,778,199
Harbor Square (S4) - Retail 6/1/2012 4,500 $2,450,000 $506,221 $1,638,230
Harbor Square (S5) - Affordable Apartment 9/1/2011 50,700 $9,258,149 $8,923,200 $0

Totals/Averages 649,283 $206,558,149 $148,708,321 $45,824,414

Conclusion Rounded) $45,800,000

* It should be noted that the figures above for S5 (Affordable Housing) include $2,358,149 of assumed subsidy necessary to make construction feasible
CBRE                     (1) The concluded residual represents the discounted residual value of each component

HARBOR SQUARE VALUATION SUMMARY

 



1Q/2010 2Q/2010 3Q/2010 4Q/2010 1Q/2011 2Q/2011 3Q/2011 4Q/2011 1Q/2012 2Q/2012 3Q/2012 4Q/2012
1 2 3 4 5 6 7 8 9 10 11 12 TOTALS

SALES/REVENUE SUMMARY

Residential Gross Sell-Out Figures

Harbor Square (S1-A/B) -Off/Retail $110,700,000

Harbor Square (S2-A/B) -Off/Retail $60,000,000

Harbor Square (S3-A) -Retail $12,065,000

Harbor Square (S3-B) - Condo $54,433,416

Harbor Square (S3-C) -Hotel $39,900,000

Harbor Square (S4) - Retail $2,712,000

Harbor Square (S5) - Affordable Apartment $7,400,000
Gross Sell Out Totals $287,210,416

Net Sell-Out Figures

Harbor Square (S1-A/B) -Off/Retail 9/1/2010 $0 $0 $0 $0 $0 $72,800,000 $0 $0 $0 $0 $0 $0 $72,800,000

Harbor Square (S2-A/B) -Off/Retail 8/1/2010 $0 $0 $0 $0 $0 $39,800,000 $0 $0 $0 $0 $0 $0 $39,800,000

Harbor Square (S3-A) -Retail 6/1/2012 $0 $0 $0 $0 $0 $0 $0 $0 $0 $10,450,000 $0 $0 $10,450,000

Harbor Square (S3-B) - Condo 6/1/2012 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $38,900,000 $0 $38,900,000

Harbor Square (S3-C) -Hotel 6/1/2012 $0 $0 $0 $0 $0 $0 $0 $0 $0 $32,900,000 $0 $0 $32,900,000

Harbor Square (S4) - Retail 6/1/2012 $0 $0 $0 $0 $0 $0 $0 $0 $0 $2,450,000 $0 $0 $2,450,000

Harbor Square (S5) - Affordable Apartment 9/1/2011 $0 $0 $0 $0 $0 $0 $9,258,149 $0 $0 $0 $0 $0 $9,258,149

Discounted Cash Inflows $0 $0 $0 $0 $0 $112,600,000 $9,258,149 $0 $0 $45,800,000 $38,900,000 $0 $206,558,149

COST SUMMARY (inflated at 3% per annum throughout development period)
Harbor Square (S1-A/B) -Off/Retail $221 /SF of GBA $0 $12,070,569 $12,070,569 $12,070,569 $12,070,569 $0 $0 $0 $0 $0 $0 $0 $48,282,277

Harbor Square (S2-A/B) -Off/Retail $234 /SF of GBA $0 $6,499,597 $6,499,597 $6,499,597 $6,499,597 $0 $0 $0 $0 $0 $0 $0 $25,998,387

Harbor Square (S3-A) -Retail $100 /SF of GBA $0 $0 $0 $0 $0 $586,961 $586,961 $586,961 $586,961 $0 $0 $0 $2,347,844

Harbor Square (S3-B) - Condo $300 /SF of GBA $0 $0 $0 $0 $0 $0 $6,605,968 $6,605,968 $6,605,968 $6,605,968 $0 $0 $26,423,873

Harbor Square (S3-C) -Hotel $170 /SF of GBA $0 $0 $0 $0 $0 $6,491,743 $6,491,743 $6,491,743 $6,491,743 $0 $0 $0 $25,966,971

Harbor Square (S4) - Retail $100 /SF of GBA $0 $0 $0 $0 $0 $115,050 $115,050 $115,050 $115,050 $0 $0 $0 $460,201

Harbor Square (S5) - Affordable Apartment $100 /SF of GBA $0 $0 $2,028,000 $2,028,000 $2,028,000 $2,028,000 $0 $0 $0 $0 $0 $0 $8,112,000

Construction Profit - Apt./Off./Retail/Hotel 10% of Retail Proceeds $0 $0 $0 $0 $0 $7,428,066 $811,200 $0 $0 $2,877,502 $0 $0 $11,116,768

TOTAL CONSTRUCTION COSTS $0 $18,570,166 $20,598,166 $20,598,166 $20,598,166 $16,649,820 $14,610,922 $13,799,722 $13,799,722 $9,483,470 $0 $0 $148,708,321

TOTAL CASHFLOW $0 -$18,570,166 -$20,598,166 -$20,598,166 -$20,598,166 $95,950,180 -$5,352,773 -$13,799,722 -$13,799,722 $36,316,530 $38,900,000 $0 $57,849,828

Total Cashflow @ 6.50%
Indicated Value $45,824,414

ROUNDED $45,800,000
Per Developable SF $71.03 * It should be noted that the figures above for S5 (Affordable Housing) include $2,358,149 of assumed subsidy necessary to make construction feasible

LAND RESIDUAL CONCLUSIONS - HARBOR SQUARE (S1 to S5)



1Q/2010 2Q/2010 3Q/2010 4Q/2010 1Q/2011 2Q/2011 3Q/2011 4Q/2011 1Q/2012 2Q/2012 3Q/2012 4Q/2012
1 2 3 4 5 6 7 8 9 10 11 12 TOTALS

$45,824,414 Total

Harbor Square (S1-A/B) -Off/Retail Revenue $0 $0 $0 $0 $0 $72,800,000 $0 $0 $0 $0 $0 $0
Harbor Square (S1-A/B) -Off/Retail Costs $0 $12,070,569 $12,070,569 $12,070,569 $12,070,569 $0 $0 $0 $0 $0 $0 $0
Harbor Square (S1-A/B) -Off/Retail Profit on Construction $0 $0 $0 $0 $0 $4,828,228 $0 $0 $0 $0 $0 $0
Harbor Square (S1-A/B) -Off/Retail Cashflow $0 -$12,070,569 -$12,070,569 -$12,070,569 -$12,070,569 $67,971,772 $0 $0 $0 $0 $0 $0
Harbor Square (S1-A/B) -Off/Retail NPV $16,064,572

Harbor Square (S2-A/B) -Off/Retail Revenue $0 $0 $0 $0 $0 $39,800,000 $0 $0 $0 $0 $0 $0
Harbor Square (S2-A/B) -Off/Retail Costs $0 $6,499,597 $6,499,597 $6,499,597 $6,499,597 $0 $0 $0 $0 $0 $0 $0
Harbor Square (S2-A/B) -Off/Retail Profit on Construction $0 $0 $0 $0 $0 $2,599,839 $0 $0 $0 $0 $0 $0
Harbor Square (S2-A/B) -Off/Retail Cashflow $0 -$6,499,597 -$6,499,597 -$6,499,597 -$6,499,597 $37,200,161 $0 $0 $0 $0 $0 $0
Harbor Square (S2-A/B) -Off/Retail NPV $9,194,596

Harbor Square (S3-A) -Retail Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $10,450,000 $0 $0
Harbor Square (S3-A) -Retail Costs $0 $0 $0 $0 $0 $586,961 $586,961 $586,961 $586,961 $0 $0 $0
Harbor Square (S3-A) -Retail Profit on Construction $0 $0 $0 $0 $0 $0 $0 $0 $0 $234,784 $0 $0
Harbor Square (S3-A) -Retail Cashflow $0 $0 $0 $0 $0 -$586,961 -$586,961 -$586,961 -$586,961 $10,215,216 $0 $0
Harbor Square (S3-A) -Retail NPV $6,613,622

Harbor Square (S3-B) - Condo Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $38,900,000 $0
Harbor Square (S3-B) - Condo Costs $0 $0 $0 $0 $0 $0 $6,605,968 $6,605,968 $6,605,968 $6,605,968 $0 $0
Harbor Square (S3-B) - Condo $0
Harbor Square (S3-B) - Condo Cashflow $0 $0 $0 $0 $0 $0 -$6,605,968 -$6,605,968 -$6,605,968 -$6,605,968 $38,900,000 $0
Harbor Square (S3-B) - Condo NPV $9,535,196

Harbor Square (S3-C) -Hotel Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $32,900,000 $0 $0
Harbor Square (S3-C) -Hotel Costs $0 $0 $0 $0 $0 $6,491,743 $6,491,743 $6,491,743 $6,491,743 $0 $0 $0
Harbor Square (S3-C) -Hotel Profit on Construction $0 $0 $0 $0 $0 $0 $0 $0 $0 $2,596,697 $0 $0
Harbor Square (S3-C) -Hotel Cashflow $0 $0 $0 $0 $0 -$6,491,743 -$6,491,743 -$6,491,743 -$6,491,743 $30,303,303 $0 $0
Harbor Square (S3-C) -Hotel NPV $2,778,199

Harbor Square (S4) - Retail Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $2,450,000 $0 $0
Harbor Square (S4) - Retail Costs $0 $0 $0 $0 $0 $115,050 $115,050 $115,050 $115,050 $0 $0 $0
Harbor Square (S4) - Retail Profit on Construction $0 $0 $0 $0 $0 $0 $0 $0 $0 $46,020 $0 $0
Harbor Square (S4) - Retail Cashflow $0 $0 $0 $0 $0 -$115,050 -$115,050 -$115,050 -$115,050 $2,403,980 $0 $0
Harbor Square (S4) - Retail NPV $1,638,230

Harbor Square (S5) - Affordable Apartment Revenue $0 $0 $0 $0 $0 $0 $9,258,149 $0 $0 $0 $0 $0
Harbor Square (S5) - Affordable Apartment Costs $0 $0 $2,028,000 $2,028,000 $2,028,000 $2,028,000 $0 $0 $0 $0 $0 $0
Harbor Square (S5) - Affordable Apartment Profit on Construction $0 $0 $0 $0 $0 $0 $811,200 $0 $0 $0 $0 $0
Harbor Square (S5) - Affordable Apartment Cashflow $0 $0 -$2,028,000 -$2,028,000 -$2,028,000 -$2,028,000 $8,446,949 $0 $0 $0 $0 $0
Harbor Square (S5) - Affordable Apartment NPV $0

* It should be noted that the figures above for S5 (Affordable Housing) include $2,358,149 of assumed subsidy necessary to make construction feasible

LAND RESIDUAL CONCLUSIONS - HARBOR SQUARE (S1 to S5)
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HARBOR COMMONS ASSUMPTIONS AND CASHFLOWS 

The following table summarizes the development planned for the Harbor Commons sector of the 

Harbor Point development.  As depicted, this sector features multifamily apartment and condominium 
uses.  As part of the overall plan, a school is being developed in this sector.  However, this 

component is not being valued herein.  

 

Parcels Asset Type Use
Completion 

Date  GLA SF 
 Market Rate 

Units 

 Below 
Market Rate 

Units 
 TOTAL 
UNITS 

Harbor Commons
C1 Multi Family Apartment Apr-15 156,000      135             25              160       
C2 Condo Market Condo Apr-14 180,600      114             6                120       
C3 School School -                 -                 -                -            
C4 School School -                 -                 -                -            
C5 Condo Market Condo Apr-13 407,855      258             13              271       
C6 Multi Family Apartment Apr-12 365,625      306             69              375       
C7 Multi Family Apartment Apr-11 365,232      296             40              336       
C8 Multi Family Apartment Apr-16 482,625      400             95              495       

1,957,937  1,509         248           1,757    

HARBOR COMMONS

 Property Description  Proposed Development 

Harbor Commons Subtotal

 
 

CASH FLOW ASSUMPTIONS 

The assumptions utilized in our property by property discounted cash flows are detailed in the 
following sections.   

The method of calculation for all property types is to determine what rent and expenses would be 

currently and grow them (at the growth rates indicated) annually to each respective completion date at 

the indicated growth rates.  Each section begins with a summary chart of assumptions followed by a 
more detailed explanation. 

MULTIFAMILY APARTMENT – MID-RISE/HIGH-RISE (HARBOR COMMONS) 

A summary of the major assumptions within our rental apartment component discounted cash flow 

analysis is presented on the following table: 
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SUMMARY OF DISCOUNTED CASH FLOW ASSUMPTIONS

HARBOR COMMONS MULTIFAMILY - MIDRISE & HIGH-RISE
General Assumptions Midrise High-Rise

Start Date Apr-15 Various
Terms of Analysis 10 Years 10 Years
Software Excel Excel

Growth Rate Assumptions
Income Growth - Market Rate Units Flat for one year then 3% Flat for one year then 3%
Income Growth - Below Market Rate Units 3.00% 3.00%
Expense Growth 3.00% 3.00%
Inflation (CPI) 3.00% 3.00%
Real Estate Tax Growth 3.00% 3.00%

Market Rates/Expenses - Current
Average Market Rent ($/Unit/Mo.) $2,000 $2,420
Average Affordable Rent ($/Unit/Mo.) $981 $1,011
Other Income ($/Unit/Mo.) $1,260 $2,000
Real Estate Tax Assessment/Unit $160,000 $200,000
Operating Expenses ($/Unit/Mo.) $3,750 $5,000
Management Fee 3% 3%

Occupancy Assumptions
Stabilized Occupancy 96.00% 96.00%
Credit Loss 1.00% 1.00%
Stabilized Occupancy (w/Credit Loss) 95.00% 95.00%
Estimated Lease-up Period 12 Months C6 - 18 Months

C7 - 12 Months

C8 - 24 Months

Financial Assumptions
Discount Rate 8.75%/8.5% 8.75%/8.5%
Terminal Capitalization Rate 7.00% 7.00%

Compiled by CBRE  

 

Rent & Expenses  

There are four multifamily properties slated for the Harbor Commons section at the subject.  There is 

one mid-rise property and three high-rise properties.  Each property will house a mix of market rate 
and below market rate units; generally 10% to 20% of the units will be affordable.  The rents for BMR 

or affordable units are dictated by the City of Stamford and the State of Connecticut and are based on 

a percentage of income levels in the area.  Per the developer, the current average market rent for the 
affordable units would be $981 per month in a mid-rise type property and $1,011 on average for the 

high rise properties, which is a function of the unit mix, not the type of property.  As discussed 

previously, the midrise properties are being positioned as more affordable Class A properties with 

fewer amenities, views, etc. while the high-rise properties are expected to be more luxury-oriented.     
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We assume market rents will be flat for one year, given the economy and then grow 3% annually; 

however the affordable rents will grow by 3% annually from the start as these are reset annually by the 
City/State. 

Based on the following comparables and data provided by the developer for the near-term apartment 

properties at the subject, we have calculated other income and expenses for the subject properties. 

EXPENSE COMPARABLES

Comparable Number 1 2 3 4 5 6

Location Fairfield County Fairfield County Fairfield County Hart County NH County Fairfield County

No. Units 340 189 323 200 128 160
Expense Year 2008 2007 2008 2008 2008 2009 Budget

Effective Gross Income $19,287 $29,610 $29,822 $11,256 $18,441 $27,835

Expenses $/Unit $/Unit $/Unit $/Unit $/Unit $/Unit

Real Estate Taxes $1,806 $1,484 $3,560 $1,284 $2,448 $3,700
   Operating Expenses $4,713 $4,795 $5,010 $2,932 $4,057 $4,816

Management Fee $579 $888 -               $304 738               1,079            
(as a % of EGI) 3.0% 3.0% 0.0% 2.7% 4.0% 3.9%

Operating Expenses $7,098 $7,167 $8,570 $4,520 $7,243 $9,595
Operating Expense Ratio 36.8% 24.2% 28.7% 40.2% 39.3% 34.5%

Source:  Actual Operating Statements  

We assume expenses today of $3,750/unit for the midrise properties and $5,000/unit for the high-

rise properties.  We assume a real estate tax assessment, per our earlier tax discussion, of 

$160,000/unit for the mod-rise properties and $200,000/unit for the high-rise properties.  We have 

applied a 3% management fee to all of the properties.  Our estimates result in expense ratios in the 
low to mid 30% range.  All of the aforementioned are supported by the comparable data. 

Discount & Terminal Rates 

Per the assumptions chart, we are utilizing a discount rate of 8.75% for the subject as complete and 

8.5% as stabilized.  We have applied a terminal rate of 7%.  The following charts detail the most 

recent rate surveys from CBRE and Korpacz. 
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OVERALL CAPITALIZATION RATES

Investment Type OAR Range Average

CBRE Apartments
Class A 5.50% - 7.50% 6.58%

Class B 6.25% - 8.50% 7.16%

Class C 7.50% - 10.00% 8.33%

Korpacz Apartment

National Data 5.75% - 10.00% 7.84%

Indicated OAR: 6.50%

Compiled by: CBRE  

DISCOUNT RATES

Investment Type Rate Range Average

CBRE Apartments

Class A 7.00% - 10.00% 8.37%

Class B 8.00% - 11.00% 9.32%

Class C 9.00% - 12.50% 10.60%

Korpacz Apartment

National Data 7.50% - 14.00% 10.06%

CBRE Estimate 8.75%/8.5%

Compiled by: CBRE

TERMINAL CAPITALIZATION RATES

Investment Type Rate Range Average

CBRE Apartments
Class A 6.00% - 9.00% 6.94%

Class B 7.00% - 10.00% 7.91%

Class C 7.50% - 11.00% 8.91%

Korpacz Apartment

National Data 5.75% - 9.75% 8.06%

CBRE Estimate 7.00%

Compiled by: CBRE  

As the subject property is not stabilized, we did not use direct capitalization in our analysis.  However, 
a capitalization rate of 6.5% would be appropriate for the subject properties if they were operating at 

a stabilized level today.  Generally, terminal capitalization rates are 25 to 100 basis points higher 

than going in rates to account for risk and we assume a terminal rate of 7% as reasonable for our 

analysis.  The subject properties will represent new construction in a strong apartment market and will 
benefit from the location and association with the overall Harbor Point development.  However, a 

significant amount of multifamily properties are being developed overall increasing competition, 

supply and risk.  Thus a discount rate of 8.75% is warranted.  Once the subject is stabilized, a 
discount rate of 8.5% has been utilized. 

Construction Costs 

Based on submitted data from the developer and our review of costs within the marketplace, we have 

estimated the costs to develop mid rise residential at $160 per square foot, with high rise at $214 per 

square foot. These conclusions are in-line with the developer’s estimates. We have added the 

additional 10% developers profit to the construction costs for our residual calculation.  The complete 
cash flow for the subject property is presented in the addenda to this report, with a summary of the 

component value at the end of this section. 
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CONDOMINIUM COMPONENT (HARBOR COMMONS) 

Our projections are based on management’s estimated average unit size of 1,279 square feet and 

takes into account the 2013 and 2014 estimated completion date for this component. Based on our 

analysis of the comparables we have estimated current subject pricing at an average of $500 per 

square foot for market units and $285 per square foot for low-income units.  As previously discussed, 
the projected sales are blended to a projected current price of $489.25 and $489.69 per square 

foot, with the small difference related to percentage of low income units. 

Total Total Projected Projected Completion Inflated to
Component Units SF Sellable SF GBA Price/SF Price/Unit Date Completion

Harbor Commons (C2) 120 1,279 153,510 180,600 $489.25 $625,873 Apr-14 $694,892

Harbor Commons (C5) 271 1,279 346,677 407,855 $489.69 $626,431 Apr-13 $675,031

Source: Developer

CBRE CONCLUDED PRICING

 

As mentioned, our conclusions must be adjusted for inflation (3%), which we model beginning after 

the 1st quarter of 2011 as shown on the following table: 

Harbor Commons (C2) Harbor Commons (C5)
1Q/2010 $625,873 $626,431
2Q/2010 $625,873 $626,431
3Q/2010 $625,873 $626,431
4Q/2010 $625,873 $626,431
1Q/2011 $630,567 $631,129
2Q/2011 $635,296 $635,863
3Q/2011 $640,061 $640,632
4Q/2011 $644,862 $645,437
1Q/2012 $649,698 $650,277
2Q/2012 $654,571 $655,155
3Q/2012 $659,480 $660,068
4Q/2012 $664,426 $665,019
1Q/2013 $669,409 $670,006
2Q/2013 $674,430 $675,031
3Q/2013 $679,488
4Q/2013 $684,584
1Q/2014 $689,719
2Q/2014 $694,892
3Q/2014
4Q/2014

CBRE

CBRE INFLATED PRICING

 

Based on the figures listed above, the at completion (not accounting for inflation during the sell-out 
process) gross sell-out would total $266,320,492 and based on our current price estimate of 

$625,873 and $626,431 per unit would total $244,867,639 ($75,104,768 and $169,762,871, 

respectively).  
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SALES COSTS 

Broker Commissions  

As previously discussed, we have concluded at 5.0% of the sales prices.   

Marketing and Closing Costs 

As previously discussed, we have concluded at 3.0% of the sales prices.   

CARRYING COSTS 

Common Charges 

As previously discussed, we have concluded at $1,200 per quarter for common charges.  

Real Estate Taxes 

As previously discussed, we have concluded at $2,000 per quarter for common charges.  

Discount Rate 

As previously discussed, we have concluded to a discount rate of 15% within our net sell-out analysis. 

Profit 

As previously discussed, we have concluded to profit of 10% within our net sell-out analysis. 

Construction Costs 

Based on submitted data from the developer and our review of costs within the marketplace, we have 

estimated the costs to develop luxury residential condominiums at $225 per square foot.  This figure 

differs from the developers estimate of $214 per square foot. We have not added the additional 10% 
developers profit to the construction costs at this figure is accounted for within our projected sell-out.  

The complete cash flow for the subject property is presented in the addenda to this report, with a 

summary of the component value at the end of this section. 
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HARBOR COMMONS – COMPONENT VALUE SUMMARY 

The concluded revenue and costs figures are inflated to their respective date of 

completion/construction and are discounted back at 6.5% to account for the opportunity cost/cost of 
capital associated with a long term development similar to the subject.  

A summary of the value is presented below: 

Completion Gross As Complete Construction Concluded
Property Component Date Square Feet Value Costs W/Profit Residual

Harbor Commons (C1) 4/1/2015 156,000 $40,800,000 $30,712,353 $6,267,187
Harbor Commons (C2) 4/1/2014 180,600 $56,700,000 $43,787,567 $8,307,797
Harbor Commons (C5) 4/1/2013 407,855 $105,600,000 $96,694,928 $3,920,068
Harbor Commons (C6) 4/1/2012 375,000 $98,600,000 $90,276,121 $4,200,480
Harbor Commons (C7) 4/1/2011 365,232 $92,700,000 $52,800,000 $34,422,522
Harbor Commons (C8) 4/1/2016 482,625 $142,300,000 $131,676,531 $3,739,578

Totals/Averages 1,967,312 $536,700,000 $445,947,499 $60,857,632

Conclusion Rounded) $60,900,000

HARBOR COMMONS VALUATION SUMMARY

 



1Q/2010 2Q/2010 3Q/2010 4Q/2010 1Q/2011 2Q/2011 3Q/2011 4Q/2011 1Q/2012 2Q/2012 3Q/2012 4Q/2012 1Q/2013 2Q/2013 3Q/2013 4Q/2013 1Q/2014 2Q/2014 3Q/2014 4Q/2014
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20

SALES/REVENUE SUMMARY
Residential Gross Sell-Out Figures

Harbor Commons (C1)
Harbor Commons (C2)
Harbor Commons (C5)
Harbor Commons (C6)
Harbor Commons (C7)
Harbor Commons (C8)

Gross Sell Out Totals

Net Sell-Out Figures
Harbor Commons (C1) 4/1/2015 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Commons (C2) 4/1/2014 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $56,700,000 $0 $0
Harbor Commons (C5) 4/1/2013 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $105,600,000 $0 $0 $0 $0 $0 $0
Harbor Commons (C6) 4/1/2012 $0 $0 $0 $0 $0 $0 $0 $0 $0 $98,600,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Harbor Commons (C7) 4/1/2011 $0 $0 $0 $0 $0 $92,700,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Commons (C8) 4/1/2016 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Discounted Cash Inflows $0 $0 $0 $0 $0 $92,700,000 $0 $0 $0 $98,600,000 $0 $0 $0 $105,600,000 $0 $0 $0 $56,700,000 $0 $0

COST SUMMARY (inflated at 3% per annum throughout development period)

Harbor Commons (C1) $160 /SF of GBA $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $6,980,080 $6,980,080 $6,980,080

Harbor Commons (C2) $225 /SF of GBA $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $10,946,892 $10,946,892 $10,946,892 $10,946,892 $0 $0 $0

Harbor Commons (C5) $225 /SF of GBA $0 $0 $0 $0 $0 $0 $0 $0 $0 $24,173,732 $24,173,732 $24,173,732 $24,173,732 $0 $0 $0 $0 $0 $0 $0

Harbor Commons (C6) $214 /SF of GBA $0 $0 $0 $0 $0 $20,517,300 $20,517,300 $20,517,300 $20,517,300 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Harbor Commons (C7) $131 /SF of GBA $0 $12,000,000 $12,000,000 $12,000,000 $12,000,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Harbor Commons (C8) $214 /SF of GBA $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Construction Profit (Non-Condo) 10% of Construction $0 $0 $0 $0 $0 $4,800,000 $0 $0 $0 $8,206,920 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

TOTAL CONSTRUCTION COSTS $0 $12,000,000 $12,000,000 $12,000,000 $12,000,000 $25,317,300 $20,517,300 $20,517,300 $20,517,300 $32,380,652 $24,173,732 $24,173,732 $24,173,732 $10,946,892 $10,946,892 $10,946,892 $10,946,892 $6,980,080 $6,980,080 $6,980,080

TOTAL CASHFLOW $0 -$12,000,000 -$12,000,000 -$12,000,000 -$12,000,000 $67,382,700 ($20,517,300) ($20,517,300) ($20,517,300) $66,219,348 ($24,173,732) ($24,173,732) ($24,173,732) $94,653,108 ($10,946,892) ($10,946,892) ($10,946,892) $49,719,920 ($6,980,080) ($6,980,080)

Total Cashflow @ 6.50%
Indicated Value $60,857,632

ROUNDED $60,900,000
Per Developable SF $30.96

1Q/2010 2Q/2010 3Q/2010 4Q/2010 1Q/2011 2Q/2011 3Q/2011 4Q/2011 1Q/2012 2Q/2012 3Q/2012 4Q/2012 1Q/2013 2Q/2013 3Q/2013 4Q/2013 1Q/2014 2Q/2014 3Q/2014 4Q/2014
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20

$60,857,632 Total

Harbor Commons (C1) Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Commons (C1) Costs $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $6,980,080 $6,980,080 $6,980,080
Harbor Commons (C1) Profit on Costs @10% $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Commons (C1) Cashflow $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 -$6,980,080 -$6,980,080 -$6,980,080
Harbor Commons (C1) NPV $6,267,187

Harbor Commons (C2) Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $56,700,000 $0 $0
Harbor Commons (C2) Costs $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $10,946,892 $10,946,892 $10,946,892 $10,946,892 $0 $0 $0

Profit on Costs @10% $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Commons (C2) Cashflow $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 -$10,946,892 -$10,946,892 -$10,946,892 -$10,946,892 $56,700,000 $0 $0
Harbor Commons (C2) NPV $8,307,797

Harbor Commons (C5) Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $105,600,000 $0 $0 $0 $0 $0 $0
Harbor Commons (C5) Costs $0 $0 $0 $0 $0 $0 $0 $0 $0 $24,173,732 $24,173,732 $24,173,732 $24,173,732 $0 $0 $0 $0 $0 $0 $0

Profit on Costs @10% $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Commons (C5) Cashflow $0 $0 $0 $0 $0 $0 $0 $0 $0 -$24,173,732 -$24,173,732 -$24,173,732 -$24,173,732 $105,600,000 $0 $0 $0 $0 $0 $0
Harbor Commons (C5) NPV $3,920,068

Harbor Commons (C6) Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $98,600,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Commons (C6) Costs $0 $0 $0 $0 $0 $20,517,300 $20,517,300 $20,517,300 $20,517,300 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Profit on Costs @10% $0 $0 $0 $0 $0 $0 $0 $0 $0 $8,206,920 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Commons (C6) Cashflow $0 $0 $0 $0 $0 -$20,517,300 -$20,517,300 -$20,517,300 -$20,517,300 $90,393,080 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Commons (C6) NPV $4,200,480

Harbor Commons (C7) Revenue $0 $0 $0 $0 $0 $92,700,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Commons (C7) Costs $0 $12,000,000 $12,000,000 $12,000,000 $12,000,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Profit on Costs @10% $0 $0 $0 $0 $0 $4,800,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Commons (C7) Cashflow $0 -$12,000,000 -$12,000,000 -$12,000,000 -$12,000,000 $87,900,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Commons (C7) NPV $34,422,522

Harbor Commons (C8) Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Commons (C8) Costs $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Profit on Costs @10% $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Commons (C8) Cashflow $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Commons (C8) NPV $3,739,578

LAND RESIDUAL CONCLUSIONS - HARBOR COMMONS (C1-C8)

LAND RESIDUAL CONCLUSIONS - HARBOR Commons (C1-C8_



SALES/REVENUE SUMMARY
Residential Gross Sell-Out Figures

Harbor Commons (C1)
Harbor Commons (C2)
Harbor Commons (C5)
Harbor Commons (C6)
Harbor Commons (C7)
Harbor Commons (C8)

Gross Sell Out Totals

Net Sell-Out Figures
Harbor Commons (C1)
Harbor Commons (C2)
Harbor Commons (C5)
Harbor Commons (C6)

Harbor Commons (C7)
Harbor Commons (C8)

Discounted Cash Inflows

COST SUMMARY (inflated at 3% per annum

Harbor Commons (C1)

Harbor Commons (C2)

Harbor Commons (C5)

Harbor Commons (C6)

Harbor Commons (C7)

Harbor Commons (C8)

Construction Profit (Non-Condo)

TOTAL CONSTRUCTION COSTS

TOTAL CASHFLOW

Total Cashflow @ 
Indicated Value

ROUNDED
Per Developable SF

Harbor Commons (C1)
Harbor Commons (C1)
Harbor Commons (C1)
Harbor Commons (C1)
Harbor Commons (C1)

Harbor Commons (C2)
Harbor Commons (C2)

Harbor Commons (C2)
Harbor Commons (C2)

Harbor Commons (C5)
Harbor Commons (C5)

Harbor Commons (C5)
Harbor Commons (C5)

Harbor Commons (C6)
Harbor Commons (C6)

Harbor Commons (C6)
Harbor Commons (C6)

Harbor Commons (C7)
Harbor Commons (C7)

Harbor Commons (C7)
Harbor Commons (C7)

Harbor Commons (C8)
Harbor Commons (C8)

Harbor Commons (C8)
Harbor Commons (C8)

1Q/2015 2Q/2015 3Q/2015 4Q/2015 1Q/2016 2Q/2016 3Q/2016 4Q/2016
21 22 23 24 25 26 27 28 TOTALS

$44,700,000
$76,050,865

$197,120,913
$113,900,000
$101,700,000
$168,000,000
$656,771,778

$0 $40,800,000 $0 $0 $0 $0 $0 $0 $40,800,000
$0 $0 $0 $0 $0 $0 $0 $0 $56,700,000
$0 $0 $0 $0 $0 $0 $0 $0 $105,600,000
$0 $0 $0 $0 $0 $0 $0 $0 $98,600,000

$0 $0 $0 $0 $0 $0 $0 $0 $92,700,000
$0 $0 $0 $0 $0 $142,300,000 $0 $0 $142,300,000

$0 $40,800,000 $0 $0 $0 $142,300,000 $0 $0 $536,700,000

$6,980,080 $0 $0 $0 $0 $0 $0 $0 $27,920,321

$0 $0 $0 $0 $0 $0 $0 $0 $43,787,567

$0 $0 $0 $0 $0 $0 $0 $0 $96,694,928

$0 $0 $0 $0 $0 $0 $0 $0 $82,069,201

$0 $0 $0 $0 $0 $0 $0 $0 $48,000,000

$0 $29,759,089 $29,982,283 $29,982,283 $29,982,283 $0 $0 $0 $119,705,937

$0 $2,792,032 $0 $0 $0 $11,970,594 $0 $0 $27,769,546

$6,980,080 $32,551,121 $29,982,283 $29,982,283 $29,982,283 $11,970,594 $0 $0 $418,177,953

($6,980,080) $8,248,879 ($29,982,283) ($29,982,283) ($29,982,283) $130,329,406 $0 $0 $118,522,047

1Q/2015 2Q/2015 3Q/2015 4Q/2015 1Q/2016 2Q/2016 3Q/2016 4Q/2016
21 22 23 24 25 26 27 28 TOTALS

$0 $40,800,000 $0 $0 $0 $0 $0 $0
$6,980,080 $0 $0 $0 $0 $0 $0 $0

$0 $2,792,032 $0 $0 $0 $0 $0 $0
-$6,980,080 $38,007,968 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $142,300,000 $0 $0
$0 $29,759,089 $29,982,283 $29,982,283 $29,982,283 $0 $0 $0
$0 $0 $0 $0 $0 $11,970,594 $0 $0
$0 -$29,759,089 -$29,982,283 -$29,982,283 -$29,982,283 $130,329,406 $0 $0
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HARBOR PARK ASSUMPTIONS AND CASHFLOWS 

The following table summarizes the development planned for the Harbor Park sector of the Harbor 

Point development.  As depicted, this sector features all luxury, waterfront condominiums.   

Total Total Projected Projected Completion Inflated to
Component Units SF Sellable SF GBA Price/SF Price/Unit Date Completion

Harbor Park (P1) 200 1,279 255,850 301,000 $675.00 $863,494 Jun-12 $903,087

Harbor Park (P2) 136 1,279 173,978 204,680 $675.00 $863,494 Jun-13 $930,486

Harbor Park (P3) 250 1,279 319,813 376,250 $675.00 $863,494 Jun-14 $958,716

Harbor Park (P4) 180 1,279 230,265 270,900 $675.00 $863,494 Jun-17 $1,048,650

Harbor Park (P5) 160 1,279 204,680 240,800 $675.00 $863,494 Jun-16 $1,017,772

Harbor Park (P6) 210 1,279 268,643 316,050 $675.00 $863,494 Jun-15 $987,803

TOTAL/AVERAGE 1136 1,279 1,453,228 1,709,680 $675.00 $863,494 $973,487

Source: Developer

CBRE CONCLUDED PRICING

 

Our projections are based on management’s estimated average unit size of 1,279 square feet and 
takes into account the 2012 to 2017 estimated completion dates for this component. Based on our 

analysis of the comparables we have estimated current subject pricing at an average of $675 per 

square foot. As mentioned, our conclusions must be adjusted for inflation (3%), which we model 

beginning after the 1st quarter of 2011 as shown on the following table: 

Harbor Park (P1) Harbor Park (P2) Harbor Park (P3) Harbor Park (P4) Harbor Park (P5) Harbor Park (P6)
1Q/2010 $863,494 $863,494 $863,494 $863,494 $863,494 $863,494
2Q/2010 $863,494 $863,494 $863,494 $863,494 $863,494 $863,494
3Q/2010 $863,494 $863,494 $863,494 $863,494 $863,494 $863,494
4Q/2010 $863,494 $863,494 $863,494 $863,494 $863,494 $863,494
1Q/2011 $869,970 $869,970 $869,970 $869,970 $869,970 $869,970
2Q/2011 $876,495 $876,495 $876,495 $876,495 $876,495 $876,495
3Q/2011 $883,068 $883,068 $883,068 $883,068 $883,068 $883,068
4Q/2011 $889,691 $889,691 $889,691 $889,691 $889,691 $889,691
1Q/2012 $896,364 $896,364 $896,364 $896,364 $896,364 $896,364
2Q/2012 $903,087 $903,087 $903,087 $903,087 $903,087 $903,087
3Q/2012 $909,860 $909,860 $909,860 $909,860 $909,860
4Q/2012 $916,684 $916,684 $916,684 $916,684 $916,684
1Q/2013 $923,559 $923,559 $923,559 $923,559 $923,559
2Q/2013 $930,486 $930,486 $930,486 $930,486 $930,486
3Q/2013 $937,464 $937,464 $937,464 $937,464
4Q/2013 $944,495 $944,495 $944,495 $944,495
1Q/2014 $951,579 $951,579 $951,579 $951,579
2Q/2014 $958,716 $958,716 $958,716 $958,716
3Q/2014 $965,906 $965,906 $965,906
4Q/2014 $973,151 $973,151 $973,151
1Q/2015 $980,449 $980,449 $980,449
2Q/2015 $987,803 $987,803 $987,803
3Q/2015 $995,211 $995,211
4Q/2015 $1,002,675 $1,002,675
1Q/2016 $1,010,195 $1,010,195
2Q/2016 $1,017,772 $1,017,772
3Q/2016 $1,025,405
4Q/2016 $1,033,096
1Q/2017 $1,040,844
2Q/2017 $1,048,650
3Q/2017
4Q/2017

CBRE

CBRE INFLATED PRICING
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Based on the figures listed above, the at completion (not accounting for inflation during the sell-out 

process) gross sell-out would total $1,105,881,504 and based on our current price estimate of 
$863,494 per unit would total $980,928,900. 

SALES COSTS 

Broker Commissions  

As previously discussed, we have concluded at 4.0% of the sales prices.   

Marketing and Closing Costs 

As previously discussed, we have concluded at 2.5% of the sales prices.   

CARRYING COSTS 

Common Charges 

As previously discussed, we have concluded at $1,200 per quarter for common charges.  

Real Estate Taxes 

As previously discussed, we have concluded at $2,000 per quarter for common charges.  

Discount Rate 

As previously discussed, we have concluded to a discount rate of 15% within our net sell-out analysis. 

Profit 

As previously discussed, we have concluded to profit of 10% within our net sell-out analysis. 

Construction Costs 

Based on submitted data from the developer and our review of costs within the marketplace, we have 

estimated the costs to develop luxury residential condominiums at $300 per square foot. This figure is 

above the level of the developer’s estimates, but is supported by comparables in the marketplace and 
MVS Cost Estimator data.  We have not added the additional 10% developers profit to the 

construction costs at this figure is accounted for within our projected sell-out.  The complete cash flow 

for the subject property is presented in the addenda to this report, with a summary of the component 

value at the end of this section. 
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HARBOR PARK – COMPONENT VALUE SUMMARY 

The concluded revenue and costs figures are inflated to their respective date of 

completion/construction and are discounted back at 6.5% to account for the opportunity cost/cost of 
capital associated with a long term development similar to the subject.  

A summary of the value is presented below: 

Completion Gross As Complete Construction Concluded
Property Component Date Square Feet Value Costs W/Profit Residual 1

Harbor Park (P1) 6/1/2012 301,000 $106,700,000 $93,039,629 $8,223,345
Harbor Park (P2) 6/1/2013 204,680 $88,800,000 $65,186,416 $16,428,385
Harbor Park (P3) 6/1/2014 376,250 $145,000,000 $123,463,454 $12,101,973
Harbor Park (P4) 6/1/2017 270,900 $125,400,000 $97,232,528 $14,653,730
Harbor Park (P5) 6/1/2016 240,800 $97,700,000 $83,883,942 $6,699,275
Harbor Park (P6) 6/1/2015 316,050 $121,700,000 $106,060,305 $7,772,152

Totals/Averages 1,709,680 $685,300,000 $568,866,273 $65,878,859

Conclusion Rounded) $65,900,000

CBRE                     (1) The concluded residual represents the discounted residual value of each component

HARBOR PARK VALUATION SUMMARY

 



1Q/2010 2Q/2010 3Q/2010 4Q/2010 1Q/2011 2Q/2011 3Q/2011 4Q/2011 1Q/2012 2Q/2012 3Q/2012 4Q/2012 1Q/2013 2Q/2013 3Q/2013 4Q/2013 1Q/2014 2Q/2014 3Q/2014 4Q/2014 1Q/2015 2Q/2015 3Q/2015
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23

SALES/REVENUE SUMMARY
Residential Gross Sell-Out Figures

Harbor Park (P1)
Harbor Park (P2)
Harbor Park (P3)
Harbor Park (P4)
Harbor Park (P5)
Harbor Park (P6)

Gross Sell Out Totals

Net Sell-Out Figures
Harbor Park (P1) 6/1/2012 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $106,700,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Park (P2) 6/1/2013 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $88,800,000 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Park (P3) 6/1/2014 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $145,000,000 $0 $0 $0 $0
Harbor Park (P4) 6/1/2017 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Harbor Park (P5) 6/1/2016 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Park (P6) 6/1/2015 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $121,700,000

Discounted Cash Inflows $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $106,700,000 $0 $0 $0 $88,800,000 $0 $0 $0 $145,000,000 $0 $0 $0 $121,700,000

COST SUMMARY (inflated at 3% per annum throughout development period)

Construction Costs - Harbor Park P1 $300 /SF of GBA $0 $0 $0 $0 $0 $0 $23,259,907 $23,259,907 $23,259,907 $23,259,907 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Construction Costs - Harbor Park P2 $300 /SF of GBA $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $16,296,604 $16,296,604 $16,296,604 $16,296,604 $0 $0 $0 $0 $0 $0 $0 $0 $0

Construction Costs - Harbor Park P3 $300 /SF of GBA $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $30,865,863 $30,865,863 $30,865,863 $30,865,863 $0 $0 $0 $0 $0

Construction Costs - Harbor Park P4 $300 /SF of GBA $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Construction Costs - Harbor Park P5 $300 /SF of GBA $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $20,970,986

Construction Costs - Harbor Park P6 $300 /SF of GBA $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $26,515,076 $26,515,076 $26,515,076 $26,515,076 $0

TOTAL CONSTRUCTION COSTS $0 $0 $0 $0 $0 $0 $23,259,907 $23,259,907 $23,259,907 $23,259,907 $16,296,604 $16,296,604 $16,296,604 $16,296,604 $30,865,863 $30,865,863 $30,865,863 $30,865,863 $26,515,076 $26,515,076 $26,515,076 $26,515,076 $20,970,986

TOTAL CASHFLOW $0 $0 $0 $0 $0 $0 ($23,259,907) ($23,259,907) ($23,259,907) ($23,259,907) $90,403,396 ($16,296,604) ($16,296,604) ($16,296,604) $57,934,137 ($30,865,863) ($30,865,863) ($30,865,863) $118,484,924 ($26,515,076) ($26,515,076) ($26,515,076) ########

Total Cashflow @ 6.50%
Indicated Value $65,878,859

ROUNDED $65,900,000
Per Developable SF $38.55

1Q/2010 2Q/2010 3Q/2010 4Q/2010 1Q/2011 2Q/2011 3Q/2011 4Q/2011 1Q/2012 2Q/2012 3Q/2012 4Q/2012 1Q/2013 2Q/2013 3Q/2013 4Q/2013 1Q/2014 2Q/2014 3Q/2014 4Q/2014 1Q/2015 2Q/2015 3Q/2015
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23

$65,878,859 Total

Harbor Park (P1) Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $106,700,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Park (P1) Costs $0 $0 $0 $0 $0 $0 $23,259,907 $23,259,907 $23,259,907 $23,259,907 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Park (P1) Cashflow $0 $0 $0 $0 $0 $0 -$23,259,907 -$23,259,907 -$23,259,907 -$23,259,907 $106,700,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Park (P1) NPV $8,223,345

Harbor Park (P2) Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $88,800,000 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Park (P2) Costs $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $16,296,604 $16,296,604 $16,296,604 $16,296,604 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Park (P2) Cashflow $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 -$16,296,604 -$16,296,604 -$16,296,604 -$16,296,604 $88,800,000 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Park (P2) NPV $16,428,385

Harbor Park (P3) Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $145,000,000 $0 $0 $0 $0
Harbor Park (P3) Costs $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $30,865,863 $30,865,863 $30,865,863 $30,865,863 $0 $0 $0 $0 $0
Harbor Park (P3) Cashflow $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 -$30,865,863 -$30,865,863 -$30,865,863 -$30,865,863 $145,000,000 $0 $0 $0 $0
Harbor Park (P3) NPV $12,101,973

Harbor Park (P4) Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Park (P4) Costs $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Park (P4) Cashflow $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Park (P4) NPV $14,653,730

Harbor Park (P5) Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Harbor Park (P5) Costs $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $20,970,986
Harbor Park (P5) Cashflow $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 -$20,970,986
Harbor Park (P5) NPV $6,699,275

Harbor Park (P6) Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $121,700,000
Harbor Park (P6) Costs $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $26,515,076 $26,515,076 $26,515,076 $26,515,076 $0
Harbor Park (P6) Cashflow $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 -$26,515,076 -$26,515,076 -$26,515,076 -$26,515,076 $121,700,000
Harbor Park (P6) NPV $7,772,152

LAND RESIDUAL CONCLUSIONS - HARBOR PARK (P1 to P6) - LUXURY CONDOMINIUM

LAND RESIDUAL CONCLUSIONS - HARBOR PARK (P1 to P6)



SALES/REVENUE SUMMARY
Residential Gross Sell-Out Figures

Harbor Park (P1)
Harbor Park (P2)
Harbor Park (P3)
Harbor Park (P4)
Harbor Park (P5)
Harbor Park (P6)

Gross Sell Out Totals

Net Sell-Out Figures
Harbor Park (P1)
Harbor Park (P2)
Harbor Park (P3)
Harbor Park (P4)

Harbor Park (P5)
Harbor Park (P6)

Discounted Cash Inflows

COST SUMMARY (inflated at 3% per annum

Construction Costs - Harbor Park P1

Construction Costs - Harbor Park P2

Construction Costs - Harbor Park P3

Construction Costs - Harbor Park P4

Construction Costs - Harbor Park P5

Construction Costs - Harbor Park P6

TOTAL CONSTRUCTION COSTS

TOTAL CASHFLOW

Total Cashflow @ 
Indicated Value

ROUNDED
Per Developable SF

Harbor Park (P1)
Harbor Park (P1)
Harbor Park (P1)
Harbor Park (P1)

Harbor Park (P2)
Harbor Park (P2)
Harbor Park (P2)
Harbor Park (P2)

Harbor Park (P3)
Harbor Park (P3)
Harbor Park (P3)
Harbor Park (P3)

Harbor Park (P4)
Harbor Park (P4)
Harbor Park (P4)
Harbor Park (P4)

Harbor Park (P5)
Harbor Park (P5)
Harbor Park (P5)
Harbor Park (P5)

Harbor Park (P6)
Harbor Park (P6)
Harbor Park (P6)
Harbor Park (P6)

4Q/2015 1Q/2016 2Q/2016 3Q/2016 4Q/2016 1Q/2017 2Q/2017 3Q/2017 4Q/2017 1Q/2018
24 25 26 27 28 29 30 31 32 32 TOTALS

$194,354,494
$130,678,699
$256,540,863
$197,607,844
$162,821,860
$215,916,486

$1,157,920,246

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $106,700,000
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $88,800,000
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $145,000,000
$0 $0 $0 $0 $0 $0 $0 $125,400,000 $0 $0 $125,400,000

$0 $0 $0 $97,700,000 $0 $0 $0 $0 $0 $0 $97,700,000
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $121,700,000

$0 $0 $0 $97,700,000 $0 $0 $0 $125,400,000 $0 $0 $685,300,000

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $93,039,629

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $65,186,416

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $123,463,454

$0 $0 $0 $24,308,132 $24,308,132 $24,308,132 $24,308,132 $0 $0 $0 $97,232,528

$20,970,986 $20,970,986 $20,970,986 $0 $0 $0 $0 $0 $0 $0 $83,883,942

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $106,060,305

$20,970,986 $20,970,986 $20,970,986 $24,308,132 $24,308,132 $24,308,132 $24,308,132 $0 $0 $0 $568,866,273

($20,970,986) ($20,970,986) ($20,970,986) $73,391,868 ($24,308,132) ($24,308,132) ($24,308,132) $125,400,000 $0 $0 $116,433,727

4Q/2015 1Q/2016 2Q/2016 3Q/2016 4Q/2016 1Q/2017 2Q/2017 3Q/2017 4Q/2017 1Q/2018
24 25 26 27 28 29 30 31 32 32 TOTALS

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $125,400,000 $0 $0
$0 $0 $0 $24,308,132 $24,308,132 $24,308,132 $24,308,132 $0 $0 $0
$0 $0 $0 -$24,308,132 -$24,308,132 -$24,308,132 -$24,308,132 $125,400,000 $0 $0

$0 $0 $0 $97,700,000 $0 $0 $0 $0 $0 $0
$20,970,986 $20,970,986 $20,970,986 $0 $0 $0 $0 $0 $0 $0

-$20,970,986 -$20,970,986 -$20,970,986 $97,700,000 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0
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YALE & TOWNE ASSUMPTIONS AND CASHFLOWS  

The following table summarizes the development planned for the Yale & Towne sector of the Harbor 

Point development.  As depicted, this sector features hotel, retail, condominium, and multifamily uses.   

 

Parcels Asset Type Use
Completio

n Date  GLA SF 
 Market Rate 

Units 
 Below 

Market Rate 
 TOTAL 
UNITS 

 Hotel 
Rooms 

Y1-A Hotel Hotel May-15 95,800        -                 -                 -              100       
Y1-B Retail Office/Retail May-15 18,000        -                 -                 -              -            
Y2-A Condo Market Condo May-19 182,105      109             12               121         -            
Y2-B Retail Office/Retail May-19 12,789        -                 -                 -            
Y3-A Condo Market Condo May-17 565,880      338             38               376         -            
Y3-B Retail Office/Retail May-17 21,000        -                 -                 -              -            
Y4-A Multi Family Apartment May-13 124,000      112             12               124         -            
Y4-B Retail Office/Retail May-13 15,000        -                 -                 -              -            
Y5-A Multi Family Apartment May-11 124,000      112             12               124         -            
Y5-B Retail Office/Retail May-11 23,817        -                 -                 -              -            
Y6 Multi Family Apartment Apr-10 217,500      202             23               225         -            
Y7 Retail Retail (Mix) Sep-10 80,000        -                 -                 -              -            
Y8 Retail Office/Retail Jun-10 15,000        -                 -                 -              -            
Y8 Multi Family Apartment Jun-10 30,000        27               3                 30           -            

1,524,891  900            100            1,000     100      

YALE & TOWNE

Yale and Towne Subtotal

 Property Description  Proposed Development 

 
 

CASH FLOW ASSUMPTIONS 

The assumptions utilized in our property by property discounted cash flows are detailed in the 

following sections.   

The method of calculation for all property types is to determine what rent and expenses would be 

currently and grow them (at the growth rates indicated) annually to each respective completion date at 

the indicated growth rates.  Each section begins with a summary chart of assumptions followed by a 
more detailed explanation. 

HOTEL COMPONENT – YALE & TOWNE 

A summary of the major assumptions within our hotel component discounted cash flow analysis is 

presented on the following table: 
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SUMMARY OF DISCOUNTED CASH FLOW ASSUMPTIONS

YALE & TOWNE HOTEL

General Assumptions
Start Date May 1, 2015
Terms of Analysis 10 Years
Basis Fiscal
Software Excel

Growth Rate Assumptions
Income Growth - Year 1/2/3/4 6%/4%/3%/3%
Expense Growth 3.00%
Inflation (CPI) 3.00%
Real Estate Tax Growth 3.00%

Revenue Assumptions
Year 1 Average Daily Rate $170.75
Stabilized Average Daily Rate $188.39

Occupancy Assumptions
Year 1 Occupancy 54.00%
Stabilized Occupancy 74.00%
Estimated Stabilization May-18

Financial Assumptions
As Complete Discount Rate 12.00%
As Stabilized Discount Rate 11.00%
As Complete Terminal Capitalization Rate 9.00%
As Stabilized Terminal Capitalization Rate 9.00%

Compiled by CBRE  
 

Income  

As detailed in the hotel market analysis, we have assumed the ADR for the subject hotel will be 

$170.75 when it opens in May 2015.  Occupancy, ADR and RevPAR through stabilization are 

detailed in the following chart. 
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OCCUPANCY, ADR, & ROOMS REVENUE CONCLUSIONS                  
Y1 - Limited Service Hotel

Fiscal Year Ending 4/30/ 2016 2017 2018 2019
Avg. Available Rooms 100 100 100 100
Annual Room Nights 36,500 36,500 36,500 36,500
Occupancy 54% 64% 70% 74%
Occupied Rooms 19,710 23,360 25,550 27,010
ADR $170.75 $177.58 $182.91 $188.39
RevPAR $92.21 $113.65 $128.04 $139.41
Total Rooms Revenue $3,365,484 $4,148,271 $4,673,287 $5,088,542

Source: CBRE  
 
 

Expenses/Expense Comparables  

Our expense estimates are supported by the comparable data indicated on the following pages.  We 
assume stabilized total Departmental Expenses of 25% of gross rooms revenues; stabilized 

Undistributed Operating Expenses of 27.3% of gross rooms revenues; Management Fee of 3% of 

gross rooms revenues; and stabilized Fixed Charges of 8.4% of gross rooms revenues.  As discussed 
in the tax and assessment section of this report, we assume an assessment of $90,000 per key for the 

subject property.    

The following charts detail local expense comparables as well as summary comparable data from 

Smith Travel Research. 



COMPARABLE INCOME AND EXPENSE DATA - SELECTED HOTELS

Property
Location
Year
Days Open
Avg. No. of Rooms
Occupancy
Average Daily Rate

Ratio to Sales PAR POR Ratio to Sales PAR POR Ratio to Sales PAR POR Ratio to Sales PAR POR

REVENUE
Rooms 82.4% $36,025 $154.46 92.3% $25,125 $115.96 63.0% $30,398 $141.64 95.6% $54,725 $165.49
Food & Beverage 15.5% $6,796 $29.14 6.1% $1,648 $7.61 34.6% $16,697 $77.80 2.4% $1,368 $4.14
Telecommunications 1.1% $470 $2.01 0.1% $29 $0.13 0.6% $266 $1.24 0.4% $222 $0.67
Minor Operated Departments 1.0% $446 $1.91 1.5% $415 $1.92 1.9% $905 $4.22 1.6% $925 $2.80
Rental & Other Income 0.0% $0 $0.00 0.0% $0 $0.00 0.0% $0 $0.00 0.0% $0 $0.00

Total Revenue 100.0% $43,737 $187.52 100.0% $27,217 $125.62 100.0% $48,266 $224.89 100.0% $57,240 $173.09

DEPARTMENTAL EXPENSES*
Rooms 21.2% $7,633 $32.73 26.2% $6,581 $30.37 26.5% $8,056 $37.53 22.8% $12,503 $37.81
Food & Beverage 82.4% $5,602 $24.02 92.4% $1,524 $7.03 60.0% $10,010 $46.64 47.3% $647 $1.96
Telecommunications 49.8% $234 $1.00 1323.3% $382 $1.76 342.7% $913 $4.25 107.7% $239 $0.72
Minor Operated Departments 56.3% $251 $1.08 83.6% $347 $1.60 26.5% $240 $1.12 0.0% $0 $0.00

Total Departmental Expenses 31.4% $13,720 $58.82 32.5% $8,833 $40.77 39.8% $19,218 $89.54 23.4% $13,389 $40.49

DEPARTMENTAL INCOME (LOSS) 68.6% $30,017 $128.70 67.5% $18,384 $84.85 60.2% $29,048 $135.35 76.6% $43,851 $132.60

UNDISTRIBUTED OPERATING EXPENSES
Administrative and General 7.8% $3,433 $14.72 7.6% $2,066 $9.54 7.2% $3,457 $16.11 8.9% $5,094 $15.40
Marketing 8.7% $3,796 $16.28 5.7% $1,539 $7.10 7.6% $3,664 $17.07 2.0% $1,154 $3.49
Franchise Fees 4.0% $1,441 $6.18 7.7% $1,930 $8.91 6.5% $1,975 $9.20 8.4% $4,601 $13.91
Property Operations and Maintenance 5.6% $2,429 $10.41 5.1% $1,390 $6.42 5.0% $2,428 $11.31 5.0% $2,855 $8.63
Utility Costs 7.6% $3,332 $14.29 8.0% $2,165 $9.99 6.8% $3,298 $15.37 4.8% $2,744 $8.30

Total Undistributed Expenses 33.0% $14,431 $61.88 33.4% $9,090 $41.95 30.7% $14,821 $69.06 28.7% $16,448 $49.74

CASH FLOW AFTER UNDISTRIBUTED OPERATING EXPENSES 35.6% $15,585 $66.82 34.1% $9,294 $42.90 29.5% $14,227 $66.29 47.9% $27,403 $82.87

Management Fee 2.0% $876 $3.76 4.0% $1,089 $5.03 3.0% $1,448 $6.75 3.1% $1,746 $5.28
INCOME BEFORE FIXED CHARGES 33.6% $14,709 $63.07 30.1% $8,205 $37.87 26.5% $12,779 $59.54 44.8% $25,656 $77.58

FIXED CHARGES
Property Taxes 4.4% $1,909 $8.19 3.6% $974 $4.50 3.9% $1,879 $8.76 2.1% $1,211 $3.66
Insurance 0.7% $323 $1.38 0.9% $241 $1.11 0.6% $287 $1.34 0.4% $209 $0.63
Reserve for Replacement 4.0% $1,749 $7.50 0.0% $0 $0.00 4.0% $1,931 $9.00 2.7% $1,552 $4.69
Equipment Leases 0.1% $62 $0.26 0.2% $44 $0.20 1.0% $474 $2.21 0.4% $202 $0.61
Ground Rent 0.0% $0 $0.00 0.0% $0 $0.00 0.0% $0 $0.00 2.4% $1,391 $4.21

Total Fixed Charges 9.2% $4,043 $17.34 4.6% $1,259 $5.81 9.5% $4,571 $21.30 8.0% $4,566 $13.81
$0 $0.00 $0 $0.00 $0 $0.00 $0 $0.00

NET OPERATING INCOME 24.4% $10,666 $45.73 25.5% $6,946 $32.06 17.0% $8,207 $38.24 36.8% $21,091 $63.78

*  Departmental expense ratios are based on departmental revenues; Franchise/Royalty ratio is based on room revenues; all others are based on total revenues.

Source:  Hotel Operating Statements

Comparable 4
NY Metro

2007
365
115

90.6%
$165.49

125
59.2%

$115.88

484
58.8%

$141.53

Comparable 3
NY Metro

2009 Budget
365

Comparable 2
NY Metro

2008
366

274
63.9%

$154.48

Comparable 1
NY Metro

TTM 3/2009
365



COMPARABLE INCOME AND EXPENSE DATA - SELECTED HOTELS

Property
Year
Avg. No. of Rooms
Occupancy
Average Daily Rate

Ratio to Sales PAR POR Ratio to Sales PAR POR Ratio to Sales PAR POR Ratio to Sales PAR POR

REVENUE
Rooms 96.0% $31,049 $123.24 97.1% $26,213 $108.37 96.8% $23,781 $98.84 95.8% $31,825 $126.29
Food & Beverage 0.0% $0 $0.00 0.0% $0 $0.00 0.0% $0 $0.00 0.0% $0 $0.00
Telecommunications 0.3% $96 $0.38 0.3% $72 $0.30 0.3% $64 $0.26 0.3% $94 $0.37
Minor Operated Departments 2.1% $704 $2.77 1.7% $461 $1.91 1.6% $381 $1.58 2.1% $685 $2.72
Rental & Other Income 1.6% $547 $2.15 1.0% $259 $1.07 1.4% $352 $1.46 1.8% $591 $2.35
Other Dept. 1 0.0% $15 $0.06 0.0% $6 $0.03 0.0% $7 $0.03 0.0% $13 $0.05

Total Revenue 100.0% $32,411 $128.60 100.0% $27,011 $111.68 100.0% $24,585 $102.17 100.0% $33,208 $131.78

DEPARTMENTAL EXPENSES
Rooms 23.1% $7,206 $28.57 22.5% $5,891 $24.35 22.5% $5,342 $22.20 23.2% $7,374 $29.26
Food & Beverage 0.0% $0 $0.00 0.0% $0 $0.00 0.0% $0 $0.00 0.0% $0 $0.00
Telecommunications 234.3% $211 $0.84 280.3% $201 $0.83 277.9% $177 $0.74 215.5% $203 $0.81
Minor Operated Departments 1.9% $638 $2.51 1.6% $434 $1.79 1.5% $379 $1.57 1.9% $658 $2.61

Total Departmental Expenses 24.7% $8,054 $31.92 24.2% $6,526 $26.97 24.0% $5,898 $24.51 24.8% $8,235 $32.68

DEPARTMENTAL INCOME (LOSS) 75.3% $24,357 $96.68 75.8% $20,485 $84.71 76.0% $18,687 $77.66 75.2% $24,973 $99.10

UNDISTRIBUTED OPERATING EXPENSES
Administrative and General 9.0% $2,934 $11.64 9.2% $2,490 $10.29 8.9% $2,183 $9.07 8.9% $2,961 $11.75
Marketing 5.6% $1,842 $7.29 5.3% $1,421 $5.87 5.2% $1,286 $5.34 6.2% $2,044 $8.11
Franchise Fees 2.6% $796 $3.18 3.2% $854 $3.53 2.7% $656 $2.73 2.9% $974 $3.86
Property Operations and Maintenance 4.9% $1,553 $6.18 5.3% $1,430 $5.91 5.1% $1,260 $5.24 4.9% $1,611 $6.39
Utility Costs 5.0% $1,580 $6.31 6.9% $1,869 $7.72 5.0% $1,235 $5.13 4.5% $1,481 $5.88

Total Undistributed Expenses 27.2% $8,705 $34.61 29.9% $8,064 $33.32 27.0% $6,620 $27.51 27.3% $9,071 $35.99

CASH FLOW AFTER UNDISTRIBUTED OPERATING EXPENSES 48.1% $15,651 $62.07 45.9% $12,421 $51.39 49.0% $12,067 $50.15 47.9% $15,902 $63.11

Management Fee 3.4% $1,115 $4.42 3.2% $861 $3.56 3.2% $788 $3.27 3.8% $1,248 $4.95
INCOME BEFORE FIXED CHARGES 44.7% $14,536 $57.65 42.8% $11,560 $47.83 45.9% $11,279 $46.88 44.1% $14,654 $58.16

FIXED CHARGES
Property Taxes 4.2% $1,340 $5.33 4.7% $1,265 $5.23 4.3% $1,046 $4.35 3.8% $1,265 $5.02
Insurance 1.0% $318 $1.26 0.9% $242 $1.00 1.2% $286 $1.19 1.0% $327 $1.30
Reserve for Replacement 1.6% $509 $2.02 1.6% $445 $1.84 1.5% $377 $1.57 1.9% $624 $2.48

Total Fixed Charges 6.7% $2,167 $8.62 7.2% $1,952 $8.07 7.0% $1,709 $7.11 6.7% $2,216 $8.80

NET OPERATING INCOME 38.0% $12,369 $49.04 35.6% $9,608 $39.76 38.9% $9,570 $39.77 37.4% $12,438 $49.36

Source:  The 2009 Host Report, for the year 2008,  Smith Travel Research

69.2%
$123.24

Limited-service New England
2008
117

66.5%
$108.37

Host Report - Weighted Average
2008
125

67.2%
$98.83

Limited-service Upscale
2008
121

70.0%
$126.29

118

Limited-service Chain-affiliated
2008



DETAILED FORECAST OF INCOME AND EXPENSE:  YEAR 1 - STABILIZED YEAR 4

Period Reported:

Days Open
No. of Rooms
Occupied Room Nights
Occupancy
Average Daily Rate
RevPAR

Total Ratio to Sales PAR POR Total Ratio to Sales PAR POR Total Ratio to Sales PAR POR Total Ratio to Sales PAR POR

REVENUE
Rooms $3,365,484 93.8% $33,655 $170.75 $4,148,271 94.0% $41,483 $177.58 $4,673,287 94.1% $46,733 $182.91 $5,088,542 94.2% $50,885 $188.39
Food & Beverage 142,621        4.0% $1,426 $7.24 168,662        3.8% $1,687 $7.22 187,172        3.8% $1,872 $7.33 202,022        3.7% $2,020 $7.48
Telecommunications 32,470          0.9% $325 $1.65 39,018          0.9% $390 $1.67 43,633          0.9% $436 $1.71 47,308          0.9% $473 $1.75
Minor Operated Departments 47,540          1.3% $475 $2.41 55,314          1.3% $553 $2.37 60,896          1.2% $609 $2.38 65,417          1.2% $654 $2.42
Rental & Other Income -               0.0% $0 $0.00 -               0.0% $0 $0.00 -                0.0% $0 $0.00 -               0.0% $0 $0.00

Total Revenue $3,588,115 100.0% $35,881 $182.05 $4,411,265 100.0% $44,113 $188.84 $4,964,988 100.0% $49,650 $194.32 $5,403,288 100.0% $54,033 $200.05

DEPARTMENTAL EXPENSES*
Rooms $888,135 26.4% $8,881 $45.06 $977,347 23.6% $9,773 $41.84 $1,045,335 22.4% $10,453 $40.91 $1,103,246 21.7% $11,032 $40.85
Food & Beverage 121,228        85.0% $1,212 $6.15 135,963        80.6% $1,360 $5.82 146,902        78.5% $1,469 $5.75 156,019        77.2% $1,560 $5.78
Telecommunications 48,705          150.0% $487 $2.47 55,183          141.4% $552 $2.36 59,938          137.4% $599 $2.35 63,865          135.0% $639 $2.36
Minor Operated Departments 23,770          50.0% $238 $1.21 26,070          47.1% $261 $1.12 27,833          45.7% $278 $1.09 29,341          44.9% $293 $1.09

Total Departmental Expenses $1,081,838 30.2% $10,818 $54.89 $1,194,563 27.1% $11,946 $51.14 $1,280,008 25.8% $12,800 $50.10 $1,352,472 25.0% $13,525 $50.07

DEPARTMENTAL INCOME (LOSS) $2,506,278 69.8% $25,063 $127.16 $3,216,702 72.9% $32,167 $137.70 $3,684,980 74.2% $36,850 $144.23 $4,050,816 75.0% $40,508 $149.97

UNDISTRIBUTED OPERATING EXPENSES
Administrative and General $305,229 8.5% $3,052 $15.49 $319,382 7.2% $3,194 $13.67 $332,052 6.7% $3,321 $13.00 $344,133 6.4% $3,441 $12.74
Marketing 126,997        3.5% $1,270 $6.44 137,231        3.1% $1,372 $5.87 145,318        2.9% $1,453 $5.69 152,404        2.8% $1,524 $5.64
Franchise Fees 269,239        8.0% $2,692 $13.66 331,862        8.0% $3,319 $14.21 373,863        8.0% $3,739 $14.63 407,083        8.0% $4,071 $15.07
Property Operations and Maintenance 230,798        6.4% $2,308 $11.71 249,397        5.7% $2,494 $10.68 264,094        5.3% $2,641 $10.34 276,971        5.1% $2,770 $10.25
Utility Costs 261,505        7.3% $2,615 $13.27 273,631        6.2% $2,736 $11.71 284,485        5.7% $2,845 $11.13 294,836        5.5% $2,948 $10.92

Total Undistributed Expenses $1,193,769 33.3% $11,938 $60.57 $1,311,503 29.7% $13,115 $56.14 $1,399,812 28.2% $13,998 $54.79 $1,475,428 27.3% $14,754 $54.63

CASH FLOW AFTER UNDISTRIBUTED OPERATING EXPENSES $1,312,509 36.6% $13,125 $66.59 $1,905,199 43.2% $19,052 $81.56 $2,285,168 46.0% $22,852 $89.44 $2,575,389 47.7% $25,754 $95.35

Management Fee $107,643 3.0% $1,076 $5.46 $132,338 3.0% $1,323 $5.67 $148,950 3.0% $1,489 $5.83 $162,099 3.0% $1,621 $6.00
INCOME BEFORE FIXED CHARGES $1,204,866 33.6% $12,049 $61.13 $1,772,861 40.2% $17,729 $75.89 $2,136,219 43.0% $21,362 $83.61 $2,413,290 44.7% $24,133 $89.35

FIXED CHARGES
Property Taxes 180,720        5.0% $1,807 $9.17 186,142        4.2% $1,861 $7.97 191,726        3.9% $1,917 $7.50 197,478        3.7% $1,975 $7.31
Insurance 36,180          1.0% $362 $1.84 37,265          0.8% $373 $1.60 38,383          0.8% $384 $1.50 39,535          0.7% $395 $1.46
Reserve for Replacement 71,762          2.0% $718 $3.64 132,338        3.0% $1,323 $5.67 198,600        4.0% $1,986 $7.77 216,132        4.0% $2,161 $8.00

Total Fixed Charges $288,662 8.0% $2,887 $14.65 $355,745 8.1% $3,557 $15.23 $428,708 8.6% $4,287 $16.78 $453,144 8.4% $4,531 $16.78

NET OPERATING INCOME $916,204 25.5% $9,162 $46.48 $1,417,116 32.1% $14,171 $60.66 $1,707,510 34.4% $17,075 $66.83 $1,960,146 36.3% $19,601 $72.57

Source:  CBRE/Hotel Operating Statements

*  Departmental expense ratios are based on departmental revenues; Franchise/Royalty ratio is based on room revenues; all others are based on total revenues.
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Discount & Terminal Rates 

Per the assumptions chart, we are utilizing a discount rate of 12% for the hotel as complete and 11% 

as stabilized.  We have applied a terminal rate of 9%.  The following charts detail the most recent rate 

survey from Korpacz. 

DISCOUNT RATES

Investment Type Rate Range Average
Korpacz Hotel Investor Survey

Luxury 11.41%

Full Service 11.69%

Limited Service 13.19%

Extended Stay 12.70%

CBRE Estimate - As Complete 12.00%
CBRE Estimate - Stabilized 11.00%

Compiled by CBRE

8.00% - 18.00%
10.00% - 14.00%
10.00% - 18.00%
10.00% - 16.00%

 

TERMINAL CAPITALIZATION RATES

Investor Survey Rate Range Average
Korpacz Hotel Investor Survey

Luxury 9.25%

Full Service 10.22%

Limited Service 11.25%

Extended Stay 11.23%

CBRE Estimate 9.00%

Compiled by CBRE

7.00% - 11.25%
7.50% - 12.00%
9.00% - 14.00%
9.00% - 13.50%

 

Direct capitalization is generally not utilized by investors in the valuation of hotel properties.  However, 

a capitalization rate of 8.5% would be appropriate for the subject property if it were operating at a 

stabilized level today.  Generally, terminal capitalization rates are 50 to 100 basis points higher than 

going in rates to account for risk and we assume a terminal rate of 9% as reasonable for our analysis.  
The subject property will be a brand new, small, limited service, hotel property with a good location.  

It should benefit from existing and future demand generators in Stamford as well as the area’s access 

to major routes and proximity to New York City.  Thus a discount rate of 12% is warranted for the 
subject prior to stabilization.  Once the subject is stabilized, a discount rate of 11% has been utilized. 

Construction Costs 

Based on submitted data from the developer and our review of costs within the marketplace, we have 
estimated the costs to develop mid-level hotel at $125 per square foot. This figure is in-line with the 

developer’s estimate. We have added the additional 10% developers profit to the construction costs 
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for our residual calculation.  The complete cash flow for the subject property is presented in the 

addenda to this report, with a summary of the component value at the end of this section. 
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CONDOMINIUM COMPONENT – YALE & TOWNE 

Our projections are based on management’s estimated average unit size of 1,279 square feet and 

takes into account the 2017 and 2019 estimated completion dates for this component. Based on our 

analysis of the comparables we have estimated current subject pricing at an average of $500 per 

square foot. 

Total Total Projected Projected Completion Inflated to
Component Units SF Sellable SF GBA Price/SF Price/Unit Date Completion

Yale & Towne (Y2-A) 121 1,279 154,789 182,105 $500.00 $639,625 May-19 $824,627

Yale & Towne (Y3-A) 376 1,279 480,998 565,880 $500.00 $639,625 May-17 $782,604

TOTAL/AVERAGE 497 1,279 635,787 895,574 $500.00 $639,625 $792,835
Source: Developer

CBRE CONCLUDED PRICING - YALE & TOWNE CONDOMINIUMS

 

As mentioned, our conclusions must be adjusted for inflation (3%), which we model beginning after 
the 1st quarter of 2011 as shown on the following table: 

Yale & Towne (Y2-A) Yale & Towne (Y3-A)
1Q/2010 $639,625 $639,625
2Q/2010 $639,625 $639,625
3Q/2010 $639,625 $639,625
4Q/2010 $639,625 $639,625
1Q/2011 $644,422 $644,422
2Q/2011 $649,255 $649,255
3Q/2011 $654,125 $654,125
4Q/2011 $659,031 $659,031
1Q/2012 $663,973 $663,973
2Q/2012 $668,953 $668,953
3Q/2012 $673,970 $673,970
4Q/2012 $679,025 $679,025
1Q/2013 $684,118 $684,118
2Q/2013 $689,249 $689,249
3Q/2013 $694,418 $694,418
4Q/2013 $699,626 $699,626
1Q/2014 $704,873 $704,873
2Q/2014 $710,160 $710,160
3Q/2014 $715,486 $715,486
4Q/2014 $720,852 $720,852
1Q/2015 $726,259 $726,259
2Q/2015 $731,706 $731,706
3Q/2015 $737,193 $737,193
4Q/2015 $742,722 $742,722
1Q/2016 $748,293 $748,293
2Q/2016 $753,905 $753,905
3Q/2016 $759,559 $759,559
4Q/2016 $765,256 $765,256
1Q/2017 $770,995 $770,995
2Q/2017 $776,778 $776,778
3Q/2017 $782,604 $782,604
4Q/2017 $788,473
1Q/2018 $794,387
2Q/2018 $800,345
3Q/2018 $806,347
4Q/2018 $812,395
1Q/2019 $818,488
2Q/2019 $824,627
3Q/2019
4Q/2019

CBRE

CBRE INFLATED PRICING
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Based on the figures listed above, the at completion (not accounting for inflation during the sell-out 

process) gross sell-out would total $394,038,808 and based on our current price estimate of 
$639,625 per unit would total $317,893,625. 

SALES COSTS 

Broker Commissions  

As previously discussed, we have concluded at 4.0% of the sales prices.   

Marketing and Closing Costs 

As previously discussed, we have concluded at 2.5% of the sales prices.   

CARRYING COSTS 

Common Charges 

As previously discussed, we have concluded at $1,200 per quarter for common charges.  

Real Estate Taxes 

As previously discussed, we have concluded at $2,000 per quarter for real estate taxes.  

Discount Rate 

As previously discussed, we have concluded to a discount rate of 15% within our net sell-out analysis. 

Profit 

As previously discussed, we have concluded to profit of 10% within our net sell-out analysis. 

Construction Costs 

Based on submitted data from the developer and our review of costs within the marketplace, we have 

estimated the costs to develop mid-rise residential condominiums at $200 per square foot. Our 

estimate is above the developer’s estimate of $160 per square foot to construct this component, but is 
supported by comparables in the marketplace and MVS Cost Estimator data. We have not added the 

additional 10% developers profit to the construction costs at this figure is accounted for within our 

projected sell-out.  The complete cash flow for the subject property is presented in the addenda to this 

report, with a summary of the component value at the end of this section. 
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RETAIL COMPONENT – YALE & TOWNE 

A summary of the major assumptions within this components discounted cash flow analysis is 

presented on the following table: 

SUMMARY OF DISCOUNTED CASH FLOW ASSUMPTIONS

YALE & TOWNE  - MIXED USE RETAIL

General Assumptions

Start Date Various
Terms of Analysis 10 Years
Software ARGUS

Growth Rate Assumptions

Income Growth
Expense Growth 3.00%
Inflation (CPI) 3.00%
Real Estate Tax Growth 3.00%

Market Leasing Assumptions

Category Mixed Use Retail

Market Rent ($/SF/Yr.) $35.00
Concessions None
Reimbursements NNN
Annual Escalation 10% Yr 6
 Free Rent 3 Months
Tenant Improvements (New Tenants) $0.00
Tenant Improvements (Renewals) $0.00
Average Lease Term 10 Years
Renewal Probability 65%
Leasing Commissions (Cashed-Out)

New Leases 5.0%
Renewal Leases 2.5%

Down Time Before New Tenant Leases 6 Months

Financial Assumptions

   Vacancy & Collection Loss

Discount Rate 8.75%/8.5%
Terminal Capitalization Rate 8.25%

Compiled by CBRE

6% (5% vacancy/1% collection loss)

Flat for 1 Yr then 3%
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LEASE ABSTRACT & DCF ASSUMPTIONS - FAIRWAY

Lessor Seven Yale & Towne, LLC
Lessee Fairway Stamford LLC

Guarantor Fairway Group Holdings Corporation

Building Size (SF)                                                  80,000 

Lease Date August 28, 2008

Lease Commence Date January 1, 2010

Rent Commence Date February 1, 2011

Lease Term (Base Lease) 25 Years
Renewal Options Four, five-year

Expiration Date (Base + All Options) 12/31/2055

Assignment/Subletting Allowed

Contract Rental Rate   $/SF/Yr.   Total $/Yr.

Years 1-3 $32.06 $2,564,800

Year 4 $33.88 $2,710,400

Year 5 $35.69 $2,855,200

Thereafter

% Rent Clause: None
Lessor Expenses 0.5% Mgmt/Admin

Lessee Expenses All - Absolute Net

Vacancy & Collection Loss 1.0%

Discount Rate 8.25%

Terminal Rate 7.75%

Source:  Lease

9% increase every five years including option periods

 

Rent & Expenses  

There will be two types of retail space developed in the Yale & Towne sector.  There is a freestanding 

80,000 square foot supermarket that is already leased to Fairway.  In addition, there is grade level 
retail in the hotel, condominium, and apartment buildings.   

For Fairway, we utilized the actual lease provisions and applied 1% vacancy and collection loss and a 

non-reimbursable management/administrative charge of 0.5%. 

We relied on comparable data regarding the remaining retail at Yale & Towne.  As discussed in the 

retail market section, a recent survey of retail leases in Stamford indicated a rental range from $28.50 

to $55 per square foot.  The location of the Yale & Towne retail (as opposed to Harbor Square) is 

considered inferior given the lack of waterfront location.  As such, we have applied a market rent for 
the grade level retail of $35.  Our estimate is supported by the comparables and was underscored by 

our discussions with area retail brokers. 
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Again, the rental rates indicated are as of today.  We have held rents flat for one year given the state 

of the economy and have grown them at 3% thereafter. 

The majority of comparable leases were for 10 year terms on a fully net basis with some escalation.  

As such we assume a 10 year lease term for all retail, on a net basis, with a 10% escalation in year 

six.  We assume 5% leasing commissions on new leases and 2.5% on renewals.  We have applied no 

tenant improvement allowance as retail is generally delivered in vanilla box condition; additionally all 
of the subject’s retail space will be new and will need to be built out regardless. 

For the purpose of this analysis, we have calculated and showed the taxes in our cashflow (as a 

reimbursed expense).  Per the earlier tax section, we assume an assessment of $350 per square foot 
for all retail space and have grown the current tax rate (16.82) by 3%.  All other expenses are 

assumed to be completely passed through and are not depicted in our analysis. 

Discount & Terminal Rates 

Per the assumptions chart, we are utilizing a discount rate of 8.75% for the retail as complete and 

8.5% as stabilized; the retail in the office properties has been discounted at the aforementioned office 

rates.  We have applied a terminal rate of 8.25%.  The following charts detail the most recent rate 
surveys from CBRE and Korpacz. 

OVERALL CAPITALIZATION RATES
Investment Type OAR Range Average

CBRE Neighborhood Centers
Class A 6.25% - 8.50% 7.52%

Class B 6.75% - 9.00% 8.22%

Class C 8.00% - 11.00% 9.25%

CBRE Strip Centers
Class A 7.00% - 9.00% 8.10%

Class B 7.75% - 10.00% 9.00%

Class C 8.50% - 12.00% 10.00%

Korpacz Strip Shopping Center

National Data 7.50% - 11.00% 8.41%

Indicated OAR: 7.5%%/8%
Compiled by: CBRE  
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DISCOUNT RATES TERMINAL CAPITALIZATION RATES
Investment Type Rate Range Average Investment Type Rate Range Average

CBRE Neighborhood Centers

Class A 7.75% - 10.00% 8.81% Class A 6.50% - 9.00% 7.94%

Class B 8.50% - 10.50% 9.40% Class B 7.00% - 9.50% 8.48%

Class C 9.50% - 11.00% 10.25% Class C 9.00% - 11.50% 9.73%

CBRE Strip Centers

Class A 8.00% - 10.00% 9.28% Class A 7.75% - 9.50% 8.57%

Class B 9.50% - 12.00% 10.33% Class B 8.00% - 10.50% 9.19%

Class C 10.75% - 13.00% 11.58% Class C 9.00% - 12.50% 10.11%

Korpacz Strip Shopping Center

National Data 7.75% - 12.00% 9.38% National Data 7.25% - 10.00% 8.61%

CBRE Estimate 8.75%/8.5% CBRE Estimate 8.25%
Compiled by: CBRE Compi led by: CBRE

g
Centers

CBRE Strip Centers

p p pp g
Center

 

As the subject properties are expected to be completed at different times and are not stabilized, we did 
not use direct capitalization in our analysis.  However, a capitalization rate of 7.5% to 8% would be 

appropriate for the subject properties if they were operating at a stabilized level today.  Generally, 

terminal capitalization rates are 25 to 100 basis points higher than going in rates to account for risk 
and we assume a terminal rate of 8.25% as reasonable for our analysis.  The properties will be high 

quality, new construction in a strong retail market and will benefit from location as well as from their 

association with the overall Harbor Point development.  Thus a discount rate of 8.75%, below the 

average for Class A properties, is warranted.  Once the subject is stabilized and any risk has been 
mitigated, a discount rate of 8.5% has been utilized. 

Construction Costs 

Based on submitted data from the developer and our review of costs within the marketplace, we have 

estimated the costs to develop white box retail at $100 per square foot, while the Fairway remaining 

cost has been included at $1,000,000. These figures are in-line with the developer’s estimates for 

retail construction. We have added the additional 10% developers profit to the construction costs for 
our residual calculation.  The complete cash flow for the subject property is presented in the addenda 

to this report, with a summary of the component value at the end of this section. 
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MULTIFAMILY APARTMENT – MIDRISE – CONVERSION & NEW CONSTRUCTION 

A summary of the major assumptions within this component discounted cash flow analysis is presented 

on the following table: 

SUMMARY OF DISCOUNTED CASH FLOW ASSUMPTIONS

YALE & TOWNE MULTIFAMILY
General Assumptions Midrise Conversion Midrise New 

Construction
Start Date Various Various
Terms of Analysis 10 Years 10 Years
Software Excel Excel

Growth Rate Assumptions
Income Growth Flat for one year then 3% Flat for one year then 3%
Expense Growth 3.00% 3.00%
Inflation (CPI) 3.00% 3.00%
Real Estate Tax Growth 3.00% 3.00%

Market Rates/Expenses - Current
Average Market Rent ($/Unit/Mo.) $1,837 $2,000
Average Affordable Rent ($/Unit/Mo.) $981 $981
Other Income ($/Unit/Mo.) $1,260 $1,260
Real Estate Tax Assessment/Unit $160,000 $160,000
Operating Expenses ($/Unit/Mo.) $3,750 $3,750
Management Fee 3.0% 3.0%

Occupancy Assumptions
Stabilized Occupancy 96.00% 96.00%
Credit Loss 1.00% 1.00%
Stabilized Occupancy (w/Credit Loss) 95.00% 95.00%
Estimated Lease-up Period Y6 - 12 months Y4 - 12 months

Y8 - 6 months Y5 - 12 months

Financial Assumptions

Discount Rate 8.75%/8.5% 8.75%/8.5%
Terminal Capitalization Rate 7.00% 7.00%

Compiled by CBRE  

Rent & Expenses  

There are four multifamily properties slated for the Yale & Towne section at the subject.  All are mid-

rise properties, however two represent conversions of existing industrial loft buildings while two will be 

new construction.  Each property will house a mix of market rate and below market rate units; 

generally 10% to 20% of the units will be affordable.  The rents for BMR or affordable units are 
dictated by the City of Stamford and the State of Connecticut and are based on a percentage of 

income levels in the area.  Per the developer, the current average market rent for the affordable units 

would be $981 per month in a mid-rise type property.  As discussed previously, the midrise properties 
are being positioned as more affordable Class A properties with fewer amenities, views, etc.  We 

assume a slightly lower rent for the conversion properties compared with the new construction.     



HARBOR POINT DEVELOPMENT YALE & TOWNE ASSUMPTIONS AND CASHFLOWS  

161 

We assume market rents will be flat for one year, given the economy and then grow 3% annually; 

however the affordable rents will grow by 3% annually from the start as these are reset annually by the 
City/State. 

Based on the following comparables and data provided by the developer for the near-term apartment 

properties at the subject, we have calculated other income and expenses for the subject properties. 

EXPENSE COMPARABLES

Comparable Number 1 2 3 4 5 6

Location Fairfield County Fairfield County Fairfield County Hart County NH County Fairfield County

No. Units 340 189 323 200 128 160
Expense Year 2008 2007 2008 2008 2008 2009 Budget

Effective Gross Income $19,287 $29,610 $29,822 $11,256 $18,441 $27,835

Expenses $/Unit $/Unit $/Unit $/Unit $/Unit $/Unit

Real Estate Taxes $1,806 $1,484 $3,560 $1,284 $2,448 $3,700
   Operating Expenses $4,713 $4,795 $5,010 $2,932 $4,057 $4,816

Management Fee $579 $888 -               $304 738               1,079            
(as a % of EGI) 3.0% 3.0% 0.0% 2.7% 4.0% 3.9%

Operating Expenses $7,098 $7,167 $8,570 $4,520 $7,243 $9,595
Operating Expense Ratio 36.8% 24.2% 28.7% 40.2% 39.3% 34.5%

Source:  Actual Operating Statements  

We assume expenses today of $3,750/unit for the midrise properties.  We assume a real estate tax 

assessment, per our earlier tax discussion, of $160,000/unit for the mid-rise properties.  We have 

applied a 3% management fee to all of the properties.  Our estimates result in expense ratios in the 

low to mid 30% range.  All of the aforementioned are supported by the comparable data. 

Discount & Terminal Rates 

Per the assumptions chart, we are utilizing a discount rate of 8.75% for the subject as complete and 
8.5% as stabilized.  We have applied a terminal rate of 7.0%.  The following charts detail the most 

recent rate surveys from CBRE and Korpacz. 
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OVERALL CAPITALIZATION RATES

Investment Type OAR Range Average

CBRE Apartments
Class A 5.50% - 7.50% 6.58%

Class B 6.25% - 8.50% 7.16%

Class C 7.50% - 10.00% 8.33%

Korpacz Apartment

National Data 5.75% - 10.00% 7.84%

Indicated OAR: 6.50%

Compiled by: CBRE  

DISCOUNT RATES
Investment Type Rate Range Average

CBRE Apartments

Class A 7.00% - 10.00% 8.37%

Class B 8.00% - 11.00% 9.32%

Class C 9.00% - 12.50% 10.60%

Korpacz Apartment

National Data 7.50% - 14.00% 10.06%

CBRE Estimate 8.75%/8.5%

Compiled by: CBRE

TERMINAL CAPITALIZATION RATES

Investment Type Rate Range Average

CBRE Apartments
Class A 6.00% - 9.00% 6.94%

Class B 7.00% - 10.00% 7.91%

Class C 7.50% - 11.00% 8.91%

Korpacz Apartment

National Data 5.75% - 9.75% 8.06%

CBRE Estimate 7.00%

Compiled by: CBRE  

As the subject property is not stabilized, we did not use direct capitalization in our analysis.  However, 
a capitalization rate of 6.5% would be appropriate for the subject properties if they were operating at 

a stabilized level today.  Generally, terminal capitalization rates are 25 to 100 basis points higher 

than going in rates to account for risk and we assume a terminal rate of 7% as reasonable for our 
analysis.  The subject properties will represent new product in a strong apartment market and will 

benefit from the location and association with the overall Harbor Point development.  However, a 

significant amount of multifamily properties are being developed overall increasing competition, 

supply and risk.  Thus a discount rate of 8.75% is warranted.  Once the subject is stabilized, a 
discount rate of 8.5% has been utilized. 

Construction Costs 

Based on submitted data from the developer and our review of costs within the marketplace, we have 

estimated the costs to develop limited service hotel at $125 per square foot. This figure is in-line with 

the developer’s projected construction costs for this component. We have added the additional 10% 
developers profit to the construction costs for our residual calculation.  The complete cash flow for the 

subject property is presented in the addenda to this report, with a summary of the component value at 

the end of this section. 
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YALE & TOWNE – COMPONENT VALUE SUMMARY 

The concluded revenue and costs figures are inflated to their respective date of 

completion/construction and are discounted back at 6.5% to account for the opportunity cost/cost of 
capital associated with a long term development similar to the subject.  

A summary of the value is presented below: 

Completion Gross As Complete Construction Concluded
Property Component Date Square Feet Value Costs W/Profit Residual
Yale & Towne (Y1-A) 5/1/2015 95,800 $18,400,000 $14,734,793 $2,182,944
Yale & Towne (Y1-B) 5/1/2015 18,000 $7,712,000 $2,214,833 $3,797,592
Yale & Towne (Y2-A) 5/1/2019 182,105 $69,200,000 $45,572,569 $11,785,621
Yale & Towne (Y2-B) 5/1/2019 12,789 $6,243,000 $1,773,479 $2,386,286
Yale & Towne (Y3-A) 5/1/2017 565,880 $149,500,000 $134,397,318 $5,890,317
Yale & Towne (Y3-B) 5/1/2017 21,000 $9,728,000 $2,743,142 $4,243,175
Yale & Towne (Y4-A) 5/1/2013 124,000 $31,100,000 $22,995,864 $5,778,130
Yale & Towne (Y4-B) 5/1/2013 15,000 $6,132,000 $1,725,656 $3,464,486
Yale & Towne (Y5-A) 5/1/2011 124,000 $29,300,000 $21,824,000 $6,043,129
Yale & Towne (Y5-B) 5/1/2011 23,817 $9,150,000 $2,619,870 $5,838,864
Yale & Towne (Y6) 4/1/2010 217,500 $46,300,000 $19,426,000 $25,743,561
Yale & Towne (Y7) 9/1/2010 80,000 $32,369,000 $1,100,000 $30,261,268

Yale & Towne (Y8A) 6/1/2010 15,000 $5,606,000 $825,000 $4,617,524
Yale & Towne (Y8B) 6/1/2010 30,000 $6,300,000 $3,960,000 $2,145,474

Totals/Averages 1,019,574 $427,040,000 $275,912,523 $114,178,372

Conclusion Rounded) $114,200,000

YALE & TOWNE VALUATION SUMMARY

 



1Q/2010 2Q/2010 3Q/2010 4Q/2010 1Q/2011 2Q/2011 3Q/2011 4Q/2011 1Q/2012 2Q/2012 3Q/2012 4Q/2012 1Q/2013 2Q/2013 3Q/2013 4Q/2013 1Q/2014 2Q/2014 3Q/2014 4Q/2014 1Q/2015 2Q/2015
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22

SALES/REVENUE SUMMARY
Residential Gross Sell-Out Figures

Yale & Towne (Y1-A)
Yale & Towne (Y1-B)
Yale & Towne (Y2-A)
Yale & Towne (Y2-B)
Yale & Towne (Y3-A)
Yale & Towne (Y3-B)
Yale & Towne (Y4-A)
Yale & Towne (Y4-B)
Yale & Towne (Y5-A)
Yale & Towne (Y5-B)
Yale & Towne (Y6)
Yale & Towne (Y7)
Yale & Towne (Y8A)
Yale & Towne (Y8B)

Gross Sell Out Totals

Net Sell-Out Figures
Y1-A 5/1/2015 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $18,400,000
Y1-B 5/1/2015 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $7,712,000
Y2-A 5/1/2019 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y2-B 5/1/2019 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y3-A 5/1/2017 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y3-B 5/1/2017 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y4-A 5/1/2013 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $31,100,000 $0 $0 $0 $0 $0 $0 $0 $0
Y4-B 5/1/2013 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $6,132,000 $0 $0 $0 $0 $0 $0 $0 $0
Y5-A 5/1/2011 $0 $0 $0 $0 $0 $29,300,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y5-B 5/1/2011 $0 $0 $0 $0 $0 $9,150,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y6 4/1/2010 $0 $46,300,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y7 9/1/2010 $0 $32,369,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y8-A 6/1/2010 $0 $5,606,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y8-B 6/1/2010 $0 $0 $6,300,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Discounted Cash Inflows $0 $84,275,000 $6,300,000 $0 $0 $38,450,000 $0 $0 $0 $0 $0 $0 $0 $37,232,000 $0 $0 $0 $0 $0 $0 $0 $26,112,000

COST SUMMARY (inflated at 3% per annum throughout development period)

Y1-A $125 /SF of GBA $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $3,348,817 $3,348,817 $3,348,817 $3,348,817 $0

Y1-B $100 /SF of GBA $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $503,371 $503,371 $503,371 $503,371 $0

Y2-A $200 /SF of GBA $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Y2-B $100 /SF of GBA $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Y3-A $200 /SF of GBA $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Y3-B $100 /SF of GBA $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Y4-A $160 /SF of GBA $0 $0 $0 $0 $0 $0 $0 $0 $0 $5,226,333 $5,226,333 $5,226,333 $5,226,333 $0 $0 $0 $0 $0 $0 $0 $0 $0

Y4-B $100 /SF of GBA $0 $0 $0 $0 $0 $0 $0 $0 $0 $392,195 $392,195 $392,195 $392,195 $0 $0 $0 $0 $0 $0 $0 $0 $0

Y5-A $160 /SF of GBA $0 $4,960,000 $4,960,000 $4,960,000 $4,960,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Y5-B $100 /SF of GBA $0 $595,425 $595,425 $595,425 $595,425 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Y6 $81 /SF of GBA $17,660,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Y7 $13 /SF of GBA $1,000,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Y8-A $50 /SF of GBA $750,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Y8-B $120 /SF of GBA $1,800,000 $1,800,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Construction Costs - Apt/Retail Profit 10% of Costs $0 $1,941,000 $360,000 $0 $0 $2,222,170 $0 $0 $0 $0 $0 $0 $0 $2,247,411 $0 $0 $0 $0 $0 $0 $0 $1,540,875

TOTAL CONSTRUCTION COSTS $21,210,000 $9,296,425 $5,915,425 $5,555,425 $5,555,425 $2,222,170 $0 $0 $0 $5,618,527 $5,618,527 $5,618,527 $5,618,527 $2,247,411 $0 $0 $0 $3,852,188 $3,852,188 $3,852,188 $3,852,188 $1,540,875

TOTAL CASHFLOW -$21,210,000 $74,978,575 $384,575 -$5,555,425 -$5,555,425 $36,227,830 $0 $0 $0 -$5,618,527 -$5,618,527 -$5,618,527 -$5,618,527 $34,984,589 $0 $0 $0 -$3,852,188 -$3,852,188 -$3,852,188 -$3,852,188 $24,571,125

Total Cashflow @ 6.50%
Indicated Value $114,178,372

ROUNDED $114,200,000
Per Developable SF $232.91

LAND RESIDUAL CONCLUSIONS - YALE & TOWNE



SALES/REVENUE SUMMARY
Residential Gross Sell-Out Figures

Yale & Towne (Y1-A)
Yale & Towne (Y1-B)
Yale & Towne (Y2-A)
Yale & Towne (Y2-B)
Yale & Towne (Y3-A)
Yale & Towne (Y3-B)
Yale & Towne (Y4-A)
Yale & Towne (Y4-B)
Yale & Towne (Y5-A)
Yale & Towne (Y5-B)
Yale & Towne (Y6)
Yale & Towne (Y7)
Yale & Towne (Y8A)
Yale & Towne (Y8B)

Gross Sell Out Totals

Net Sell-Out Figures
Y1-A
Y1-B
Y2-A
Y2-B
Y3-A
Y3-B
Y4-A
Y4-B
Y5-A
Y5-B
Y6
Y7
Y8-A
Y8-B

Discounted Cash Inflows

COST SUMMARY (inflated at 3% per annum

Y1-A

Y1-B

Y2-A

Y2-B

Y3-A

Y3-B

Y4-A

Y4-B

Y5-A

Y5-B

Y6

Y7

Y8-A

Y8-B

Construction Costs - Apt/Retail Profit

TOTAL CONSTRUCTION COSTS

TOTAL CASHFLOW

Total Cashflow @ 
Indicated Value

ROUNDED
Per Developable SF

3Q/2015 4Q/2015 1Q/2016 2Q/2016 3Q/2016 4Q/2016 1Q/2017 2Q/2017 3Q/2017 4Q/2017 1Q/2018 2Q/2018 3Q/2018 4Q/2018 1Q/2019 2Q/2019 3Q/2019 4Q/2019
23 24 25 26 27 28 29 30 31 32 33 34 35 36 37 38 39 40 Total

$22,900,000
$9,012,000

$103,258,757
$7,153,000

$327,936,929
$11,035,000
$34,100,000
$7,026,000

$32,100,000
$10,564,000
$51,000,000
$33,994,000
$6,525,000
$6,700,000

$663,304,686

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $12,906,412
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $5,409,470
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $69,200,000 $0 $0 $37,504,628
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $6,243,000 $0 $0 $3,383,546
$0 $0 $0 $0 $0 $0 $0 $149,500,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $92,177,396
$0 $0 $0 $0 $0 $0 $0 $9,728,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $5,998,005
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $24,817,188
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $4,893,215
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $26,598,936
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $8,306,494
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $44,831,149
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $31,342,105
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $5,428,152
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $6,002,593

$0 $0 $0 $0 $0 $0 $0 $159,228,000 $0 $0 $0 $0 $0 $0 $0 $75,443,000 $0 $0 $309,599,290

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $9,783,877

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $1,470,645

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $11,393,142 $11,393,142 $11,393,142 $11,393,142 $0 $0 $0 $25,719,008

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $403,063 $403,063 $403,063 $403,063 $0 $0 $0 $909,880

$0 $0 $0 $33,599,329 $33,599,329 $33,599,329 $33,599,329 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $86,287,079

$0 $0 $0 $623,441 $623,441 $623,441 $623,441 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $1,601,071

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $17,370,853

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $1,303,544

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $18,754,705

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $2,251,415

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $17,377,614

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $984,010

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $738,007

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $3,514,113

$0 $0 $0 $0 $0 $0 $0 $249,377 $0 $0 $0 $0 $0 $0 $0 $161,225 $0 $0 $7,355,096

$0 $0 $0 $34,222,771 $34,222,771 $34,222,771 $34,222,771 $249,377 $0 $0 $0 $11,796,206 $11,796,206 $11,796,206 $11,796,206 $161,225 $0 $0 $195,420,918

$0 $0 $0 -$34,222,771 -$34,222,771 -$34,222,771 -$34,222,771 $158,978,623 $0 $0 $0 -$11,796,206 -$11,796,206 -$11,796,206 -$11,796,206 $75,281,775 $0 $0 $1,984,823

LAND RESIDUAL CONCLUSIONS - YALE & TOWNE



1Q/2010 2Q/2010 3Q/2010 4Q/2010 1Q/2011 2Q/2011 3Q/2011 4Q/2011 1Q/2012 2Q/2012 3Q/2012 4Q/2012 1Q/2013 2Q/2013 3Q/2013 4Q/2013 1Q/2014 2Q/2014 3Q/2014 4Q/2014 1Q/2015 2Q/2015
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22

$114,178,372 Total

Y1-A Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $18,400,000
Y1-A Costs $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $3,348,817 $3,348,817 $3,348,817 $3,348,817 $0
Y1-A Profit on Construction $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $1,339,527
Y1-A Cashflow $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 -$3,348,817 -$3,348,817 -$3,348,817 -$3,348,817 $17,060,473
Y1-A NPV $2,182,944

Y1-B Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $7,712,000
Y1-B Costs $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $503,371 $503,371 $503,371 $503,371 $0
Y1-B Profit on Construction $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $201,348
Y1-B Cashflow $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 -$503,371 -$503,371 -$503,371 -$503,371 $7,510,652
Y1-B NPV $3,797,592

Y2-A Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y2-A Costs $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y2-A $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y2-A Cashflow $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y2-A NPV $11,785,621

Y2-B Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y2-B Costs $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y2-B Profit on Construction $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y2-B Cashflow $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y2-B NPV $2,386,286

Y3-A Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y3-A Costs $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y3-A Profit on Construction $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y3-A Cashflow $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y3-A NPV $5,890,317

Y3-B Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y3-B Costs $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y3-B Profit on Construction $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y3-B Cashflow $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y3-B NPV $4,243,175

Y4-A Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $31,100,000 $0 $0 $0 $0 $0 $0 $0 $0
Y4-A Costs $0 $0 $0 $0 $0 $0 $0 $0 $0 $5,226,333 $5,226,333 $5,226,333 $5,226,333 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y4-A Profit on Construction $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $2,090,533 $0 $0 $0 $0 $0 $0 $0 $0
Y4-A Cashflow $0 $0 $0 $0 $0 $0 $0 $0 $0 -$5,226,333 -$5,226,333 -$5,226,333 -$5,226,333 $29,009,467 $0 $0 $0 $0 $0 $0 $0 $0
Y4-A NPV $5,778,130

Y4-B Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $6,132,000 $0 $0 $0 $0 $0 $0 $0 $0
Y4-B Costs $0 $0 $0 $0 $0 $0 $0 $0 $0 $392,195 $392,195 $392,195 $392,195 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y4-B Profit on Construction $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $156,878 $0 $0 $0 $0 $0 $0 $0 $0
Y4-B Cashflow $0 $0 $0 $0 $0 $0 $0 $0 $0 -$392,195 -$392,195 -$392,195 -$392,195 $5,975,122 $0 $0 $0 $0 $0 $0 $0 $0
Y4-B NPV $3,464,486

Y5-A Revenue $0 $0 $0 $0 $0 $29,300,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y5-A Costs $0 $4,960,000 $4,960,000 $4,960,000 $4,960,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y5-A Profit on Construction $0 $0 $0 $0 $0 $1,984,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y5-A Cashflow $0 -$4,960,000 -$4,960,000 -$4,960,000 -$4,960,000 $27,316,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y5-A NPV $6,043,129

Y5-B Revenue $0 $0 $0 $0 $0 $9,150,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y5-B Costs $0 $595,425 $595,425 $595,425 $595,425 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y5-B Profit on Construction $0 $0 $0 $0 $0 $238,170 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y5-B Cashflow $0 -$595,425 -$595,425 -$595,425 -$595,425 $8,911,830 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y5-B NPV $5,838,864

Y6 Revenue $0 $46,300,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y6 Costs $17,660,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y6 Profit on Construction $0 $1,766,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y6 Cashflow -$17,660,000 $44,534,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y6 NPV $25,743,561

Y7 Revenue $0 $32,369,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y7 Costs $1,000,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y7 Profit on Construction $0 $100,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y7 Cashflow -$1,000,000 $32,269,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y7 NPV $30,261,268

Y8-A Revenue $0 $5,606,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y8-A Costs $750,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y8-A Profit on Construction $0 $75,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y8-A Cashflow -$750,000 $5,531,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y8-A NPV $4,617,524

Y8-B Revenue $0 $0 $6,300,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y8-B Costs $1,800,000 $1,800,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y8-B Profit on Construction $0 $0 $360,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y8-B Cashflow -$1,800,000 -$1,800,000 $5,940,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Y8-B NPV $2,145,474

LAND RESIDUAL CONCLUSIONS - (Yale & Towne - Individual Properties)



Y1-A
Y1-A
Y1-A
Y1-A
Y1-A

Y1-B
Y1-B
Y1-B
Y1-B
Y1-B

Y2-A
Y2-A
Y2-A
Y2-A
Y2-A

Y2-B
Y2-B
Y2-B
Y2-B
Y2-B

Y3-A
Y3-A
Y3-A
Y3-A
Y3-A

Y3-B
Y3-B
Y3-B
Y3-B
Y3-B

Y4-A
Y4-A
Y4-A
Y4-A
Y4-A

Y4-B
Y4-B
Y4-B
Y4-B
Y4-B

Y5-A
Y5-A
Y5-A
Y5-A
Y5-A

Y5-B
Y5-B
Y5-B
Y5-B
Y5-B

Y6
Y6
Y6
Y6
Y6

Y7
Y7
Y7
Y7
Y7

Y8-A
Y8-A
Y8-A
Y8-A
Y8-A

Y8-B
Y8-B
Y8-B
Y8-B
Y8-B

3Q/2015 4Q/2015 1Q/2016 2Q/2016 3Q/2016 4Q/2016 1Q/2017 2Q/2017 3Q/2017 4Q/2017 1Q/2018 2Q/2018 3Q/2018 4Q/2018 1Q/2019 2Q/2019 3Q/2019 4Q/2019
23 24 25 26 27 28 29 30 31 32 33 34 35 36 37 38 39 40

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $69,200,000 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $11,393,142 $11,393,142 $11,393,142 $11,393,142 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 -$11,393,142 -$11,393,142 -$11,393,142 -$11,393,142 $69,200,000 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $6,243,000 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $403,063 $403,063 $403,063 $403,063 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $161,225 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 -$403,063 -$403,063 -$403,063 -$403,063 $6,081,775 $0 $0

$0 $0 $0 $0 $0 $0 $0 $149,500,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $33,599,329 $33,599,329 $33,599,329 $33,599,329 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 -$33,599,329 -$33,599,329 -$33,599,329 -$33,599,329 $149,500,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $9,728,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $623,441 $623,441 $623,441 $623,441 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $249,377 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 -$623,441 -$623,441 -$623,441 -$623,441 $9,478,623 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

LAND RESIDUAL CONCLUSIONS - (Yale & Towne - Individual Properties)
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RECONCILIATION OF VALUE 

The value indications from the approaches to value are summarized as follows: 

SUMMARY OF VALUE CONCLUSIONS

As Is on
December 1, 2009

Harbor Square $45,800,000 

Harbor Commons $60,900,000 

Harbor Park $65,900,000 
Yale & Towne $114,200,000 

Total Residual Value: $286,800,000 

Rounded: $287,000,000 

Compiled by CBRE  

In valuing the subject, the Land Residual analysis of the Income capitalization approach is considered 

most applicable.  Neither the sales comparison nor the Cost Approach is applicable as the subject 
represents land with very specific development approvals.   

Our appraisal assumes that the remaining $110 million of necessary infrastructure is funded through 

the taxing jurisdiction’s planned bond offering and is thus not a deduction/cost within our analysis. It 

should be noted that although the values for the majority of the site is fee simple, the Y7 component 
of Yale & Town is leased to Fairway and is thus a leased fee value.  

Based on the analysis contained in the following report, the market value of the subject is concluded 

as follows:  

Development Appraisal Premise Interest Appraised1 Date of Value Value Conclusion
Harbor Square As Is Fee Simple Estate December 1, 2009 $45,800,000

Harbor Commons As Is Fee Simple Estate December 1, 2009 $60,900,000
Harbor Park As Is Fee Simple Estate December 1, 2009 $65,900,000

Yale & Towne As Is Fee Simple Estate December 1, 2009 $114,200,000

Total Land Value As Is Fee Simple Estate December 1, 2009 $286,800,000

ROUNDED $287,000,000

Compiled by CBRE 1 - The Y7 Component of Yale & Towne is a leased fee value

MARKET VALUE CONCLUSION
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ASSUMPTIONS AND LIMITING CONDITIONS 

1. Unless otherwise specifically noted in the body of the report, it is assumed that title to the property or properties 
appraised is clear and marketable and that there are no recorded or unrecorded matters or exceptions to title that 
would adversely affect marketability or value. CBRE is not aware of any title defects nor has it been advised of any 
unless such is specifically noted in the report.  CBRE, however, has not examined title and makes no representations 
relative to the condition thereof.  Documents dealing with liens, encumbrances, easements, deed restrictions, clouds 
and other conditions that may affect the quality of title have not been reviewed.  Insurance against financial loss 
resulting in claims that may arise out of defects in the subject’s title should be sought from a qualified title company that 
issues or insures title to real property. 

2. Unless otherwise specifically noted in the body of this report, it is assumed: that the existing improvements on the 
property or properties being appraised are structurally sound, seismically safe and code conforming; that all building 
systems (mechanical/electrical, HVAC, elevator, plumbing, etc.) are in good working order with no major deferred 
maintenance or repair required; that the roof and exterior are in good condition and free from intrusion by the 
elements; that the property or properties have been engineered in such a manner that the improvements, as currently 
constituted, conform to all applicable local, state, and federal building codes and ordinances.  CBRE professionals are 
not engineers and are not competent to judge matters of an engineering nature.  CBRE has not retained independent 
structural, mechanical, electrical, or civil engineers in connection with this appraisal and, therefore, makes no 
representations relative to the condition of improvements.  Unless otherwise specifically noted in the body of the report: 
no problems were brought to the attention of CBRE by ownership or management; CBRE inspected less than 100% of 
the entire interior and exterior portions of the improvements; and CBRE was not furnished any engineering studies by the 
owners or by the party requesting this appraisal.  If questions in these areas are critical to the decision process of the 
reader, the advice of competent engineering consultants should be obtained and relied upon.  It is specifically assumed 
that any knowledgeable and prudent purchaser would, as a precondition to closing a sale, obtain a satisfactory 
engineering report relative to the structural integrity of the property and the integrity of building systems.  Structural 
problems and/or building system problems may not be visually detectable.  If engineering consultants retained should 
report negative factors of a material nature, or if such are later discovered, relative to the condition of improvements, 
such information could have a substantial negative impact on the conclusions reported in this appraisal.  Accordingly, if 
negative findings are reported by engineering consultants, CBRE reserves the right to amend the appraisal conclusions 
reported herein. 

3. Unless otherwise stated in this report, the existence of hazardous material, which may or may not be present on the 
property was not observed by the appraisers.  CBRE has no knowledge of the existence of such materials on or in the 
property.  CBRE, however, is not qualified to detect such substances.  The presence of substances such as asbestos, 
urea formaldehyde foam insulation, contaminated groundwater or other potentially hazardous materials may affect the 
value of the property.  The value estimate is predicated on the assumption that there is no such material on or in the 
property that would cause a loss in value.  No responsibility is assumed for any such conditions, or for any expertise or 
engineering knowledge required to discover them.  The client is urged to retain an expert in this field, if desired. 

We have inspected, as thoroughly as possible by observation, the land; however, it was impossible to personally inspect 
conditions beneath the soil.  Therefore, no representation is made as to these matters unless specifically considered in 
the appraisal. 

4. All furnishings, equipment and business operations, except as specifically stated and typically considered as part of real 
property, have been disregarded with only real property being considered in the report unless otherwise stated.  Any 
existing or proposed improvements, on or off-site, as well as any alterations or repairs considered, are assumed to be 
completed in a workmanlike manner according to standard practices based upon the information submitted to CBRE  
This report may be subject to amendment upon re-inspection of the subject subsequent to repairs, modifications, 
alterations and completed new construction.  Any estimate of Market Value is as of the date indicated; based upon the 
information, conditions and projected levels of operation. 

5. It is assumed that all factual data furnished by the client, property owner, owner’s representative, or persons designated 
by the client or owner to supply said data are accurate and correct unless otherwise specifically noted in the appraisal 
report.  Unless otherwise specifically noted in the appraisal report, CBRE has no reason to believe that any of the data 
furnished contain any material error.  Information and data referred to in this paragraph include, without being limited 
to, numerical street addresses, lot and block numbers, Assessor’s Parcel Numbers, land dimensions, square footage 
area of the land, dimensions of the improvements, gross building areas, net rentable areas, usable areas, unit count, 
room count, rent schedules, income data, historical operating expenses, budgets, and related data.  Any material error 
in any of the above data could have a substantial impact on the conclusions reported.  Thus, CBRE reserves the right to 
amend conclusions reported if made aware of any such error.  Accordingly, the client-addressee should carefully review 
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all assumptions, data, relevant calculations, and conclusions within 30 days after the date of delivery of this report and 
should immediately notify CBRE of any questions or errors. 

6. The date of value to which any of the conclusions and opinions expressed in this report apply, is set forth in the Letter of 
Transmittal.  Further, that the dollar amount of any value opinion herein rendered is based upon the purchasing power 
of the American Dollar on that date.  This appraisal is based on market conditions existing as of the date of this 
appraisal.  Under the terms of the engagement, we will have no obligation to revise this report to reflect events or 
conditions which occur subsequent to the date of the appraisal.  However, CBRE will be available to discuss the 
necessity for revision resulting from changes in economic or market factors affecting the subject. 

7. CBRE assumes no private deed restrictions, limiting the use of the subject in any way. 

8. Unless otherwise noted in the body of the report, it is assumed that there are no mineral deposit or subsurface rights of 
value involved in this appraisal, whether they be gas, liquid, or solid.  Nor are the rights associated with extraction or 
exploration of such elements considered unless otherwise stated in this appraisal report.  Unless otherwise stated it is 
also assumed that there are no air or development rights of value that may be transferred. 

9. CBRE is not aware of any contemplated public initiatives, governmental development controls, or rent controls that 
would significantly affect the value of the subject. 

10. The estimate of Market Value, which may be defined within the body of this report, is subject to change with market 
fluctuations over time.  Market value is highly related to exposure, time promotion effort, terms, motivation, and 
conclusions surrounding the offering.  The value estimate(s) consider the productivity and relative attractiveness of the 
property, both physically and economically, on the open market. 

11. Any cash flows included in the analysis are forecasts of estimated future operating characteristics are predicated on the 
information and assumptions contained within the report.  Any projections of income, expenses and economic 
conditions utilized in this report are not predictions of the future.  Rather, they are estimates of current market 
expectations of future income and expenses.  The achievement of the financial projections will be affected by fluctuating 
economic conditions and is dependent upon other future occurrences that cannot be assured.  Actual results may vary 
from the projections considered herein.  CBRE does not warrant these forecasts will occur.  Projections may be affected 
by circumstances beyond the current realm of knowledge or control of CBRE 

12. Unless specifically set forth in the body of the report, nothing contained herein shall be construed to represent any direct 
or indirect recommendation of CBRE to buy, sell, or hold the properties at the value stated.  Such decisions involve 
substantial investment strategy questions and must be specifically addressed in consultation form. 

13. Also, unless otherwise noted in the body of this report, it is assumed that no changes in the present zoning ordinances or 
regulations governing use, density, or shape are being considered.  The property is appraised assuming that all required 
licenses, certificates of occupancy, consents, or other legislative or administrative authority from any local, state, nor 
national government or private entity or organization have been or can be obtained or renewed for any use on which 
the value estimates contained in this report is based, unless otherwise stated. 

14. This study may not be duplicated in whole or in part without the specific written consent of CBRE nor may this report or 
copies hereof be transmitted to third parties without said consent, which consent CBRE reserves the right to deny.  
Exempt from this restriction is duplication for the internal use of the client-addressee and/or transmission to attorneys, 
accountants, or advisors of the client-addressee.  Also exempt from this restriction is transmission of the report to any 
court, governmental authority, or regulatory agency having jurisdiction over the party/parties for whom this appraisal 
was prepared, provided that this report and/or its contents shall not be published, in whole or in part, in any public 
document without the express written consent of CBRE which consent CBRE reserves the right to deny.  Finally, this 
report shall not be advertised to the public or otherwise used to induce a third party to purchase the property or to make 
a “sale” or “offer for sale” of any “security”, as such terms are defined and used in the Securities Act of 1933, as 
amended.  Any third party, not covered by the exemptions herein, who may possess this report, is advised that they 
should rely on their own independently secured advice for any decision in connection with this property.  CBRE shall 
have no accountability or responsibility to any such third party. 

15. Any value estimate provided in the report applies to the entire property, and any pro ration or division of the title into 
fractional interests will invalidate the value estimate, unless such pro ration or division of interests has been set forth in 
the report. 

16. The distribution of the total valuation in this report between land and improvements applies only under the existing 
program of utilization.  Component values for land and/or buildings are not intended to be used in conjunction with 
any other property or appraisal and are invalid if so used. 
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17. The maps, plats, sketches, graphs, photographs and exhibits included in this report are for illustration purposes only and 
are to be utilized only to assist in visualizing matters discussed within this report.  Except as specifically stated, data 
relative to size or area of the subject and comparable properties has been obtained from sources deemed accurate and 
reliable.  None of the exhibits are to be removed, reproduced, or used apart from this report. 

18. No opinion is intended to be expressed on matters which may require legal expertise or specialized investigation or 
knowledge beyond that customarily employed by real estate appraisers.  Values and opinions expressed presume that 
environmental and other governmental restrictions/conditions by applicable agencies have been met, including but not 
limited to seismic hazards, flight patterns, decibel levels/noise envelopes, fire hazards, hillside ordinances, density, 
allowable uses, building codes, permits, licenses, etc.  No survey, engineering study or architectural analysis has been 
made known to CBRE  unless otherwise stated within the body of this report.  If the Consultant has not been supplied 
with a termite inspection, survey or occupancy permit, no responsibility or representation is assumed or made for any 
costs associated with obtaining same or for any deficiencies discovered before or after they are obtained.  No 
representation or warranty is made concerning obtaining these items.  CBRE assumes no responsibility for any costs or 
consequences arising due to the need, or the lack of need, for flood hazard insurance.  An agent for the Federal Flood 
Insurance Program should be contacted to determine the actual need for Flood Hazard Insurance. 

19. Acceptance and/or use of this report constitutes full acceptance of the Contingent and Limiting Conditions and special 
assumptions set forth in this report.  It is the responsibility of the Client, or client’s designees, to read in full, comprehend 
and thus become aware of the aforementioned contingencies and limiting conditions.  Neither the Appraiser nor CBRE 
assumes responsibility for any situation arising out of the Client’s failure to become familiar with and understand the 
same.  The Client is advised to retain experts in areas that fall outside the scope of the real estate appraisal/consulting 
profession if so desired. 

20. CBRE assumes that the subject analyzed herein will be under prudent and competent management and ownership; 
neither inefficient or super-efficient. 

21. It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations and 
laws unless noncompliance is stated, defined and considered in the appraisal report. 

22. No survey of the boundaries of the property was undertaken.  All areas and dimensions furnished are presumed to be 
correct.  It is further assumed that no encroachments to the realty exist. 

23. The Americans with Disabilities Act (ADA) became effective January 26, 1992.  Notwithstanding any discussion of 
possible readily achievable barrier removal construction items in this report, CBRE has not made a specific compliance 
survey and analysis of this property to determine whether it is in conformance with the various detailed requirements of 
the ADA.  It is possible that a compliance survey of the property together with a detailed analysis of the requirements of 
the ADA could reveal that the property is not in compliance with one or more of the requirements of the ADA.  If so, this 
fact could have a negative effect on the value estimated herein.  Since CBRE has no specific information relating to this 
issue, nor is CBRE qualified to make such an assessment, the effect of any possible non-compliance with the 
requirements of the ADA was not considered in estimating the value of the subject. 

24. Client shall not indemnify Appraiser or hold Appraiser harmless unless and only to the extent that the Client 
misrepresents, distorts, or provides incomplete or inaccurate appraisal results to others, which acts of the Client 
approximately result in damage to Appraiser.  Notwithstanding the foregoing, Appraiser shall have no obligation under 
this Section with respect to any loss that is caused solely by the active negligence or willful misconduct of a Client and is 
not contributed to by any act or omission (including any failure to perform any duty imposed by law) by Appraiser.  
Client shall indemnify and hold Appraiser harmless from any claims, expenses, judgments or other items or costs arising 
as a result of the Client's failure or the failure of any of the Client's agents to provide a complete copy of the appraisal 
report to any third party.  In the event of any litigation between the parties, the prevailing party to such litigation shall be 
entitled to recover, from the other, reasonable attorney fees and costs. 

25. The report is for the sole use of the client; however, client may provide only complete, final copies of the appraisal 
report in its entirety (but not component parts) to third parties who shall review such reports in connection with loan 
underwriting or securitization efforts. Appraiser is not required to explain or testify as to appraisal results other than to 
respond to the client for routine and customary questions. Please note that our consent to allow an appraisal report 
prepared by CBRE or portions of such report, to become part of or be referenced in any public offering, the granting of 
such consent will be at our sole discretion and, if given, will be on condition that we will be provided with an 
Indemnification Agreement and/or Non-Reliance letter, in a form and content satisfactory to us, by a party satisfactory to 
us. We do consent to your submission of the reports to rating agencies, loan participants or your auditors in its entirety 
(but not component parts) without the need to provide us with an Indemnification Agreement and/or Non-Reliance 
letter. 
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26. As part of the client’s requested scope of work, an estimate of insurable value is provided herein. CBRE has followed 
traditional appraisal standards to develop a reasonable calculation based upon industry practices and industry accepted 
publications such as the Marshal Valuation Service handbook. The methodology employed is a derivation of the cost 
approach which is primarily used as an academic exercise to help support the market value estimate and therefore is 
not reliable for Insurable Value estimates. Actual construction costs and related estimates can vary greatly from this 
estimate.   

This analysis should not be relied upon to determine proper insurance coverage which can only be properly estimated 
by consultants considered experts in cost estimation and insurance underwriting. It is provided to aid the 
client/reader/user as part of their overall decision making process and no representations or warranties are made by 
CBRE regarding the accuracy of this estimate and it is strongly recommend that other sources be utilized to develop any 
estimate of insurable value. 

 



HARBOR POINT DEVELOPMENT  

 

ADDENDA 



HARBOR POINT DEVELOPMENT  

 

ADDENDUM A 

GLOSSARY OF TERMS 



HARBOR POINT DEVELOPMENT  

 

assessed value  Assessed value applies in ad valorem 
taxation and refers to the value of a property according to 
the tax rolls.  Assessed value may not conform to market 
value, but it is usually calculated in relation to a market 
value base. †  

cash equivalency  The procedure in which the sale 
prices of comparable properties sold with atypical 
financing are adjusted to reflect typical market terms. 

contract rent  The actual rental income specified in a 
lease. ‡ 

disposition value  The most probable price which a 
specified interest in real property is likely to bring under 
all of the following conditions:  1) Consummation of a 
sale will occur within a limited future marketing period 
specified by the client; 2)  The actual market conditions 
currently prevailing are those to which the appraised 
property interest is subject;  3) The buyer and seller is 
each acting prudently and knowledgeably;  4) The seller 
is under compulsion to sell;  5) The buyer is typically 
motivated;  6) Both parties are acting in what they 
consider their best interests;  7) An adequate marketing 
effort will be made in the limited time allowed for the 
completion of a sale;  8) Payment will be made in cash in 
U.S. dollars or in terms of financial arrangements 
comparable thereto;  and 9) The price represents the 
normal consideration for the property sold, unaffected by 
special or creative financing or sales concessions granted 
by anyone associated with the sale.‡ 

effective rent  The rental rate net of financial concessions 
such as periods of no rent during the lease term; may be 
calculated on a discounted basis, reflecting the time value 
of money, or on a simple, straight-line basis. ‡ 

excess land  In regard to an improved site, the land not 
needed to serve or support the existing improvement.  In 
regard to a vacant site or a site considered as though 
vacant, the land not needed to accommodate the site’s 
primary highest and best use.  Such land may be 
separated from the larger site and have its own highest 
and best use, or it may allow for future expansion of the 
existing or anticipated improvement.  See also surplus 
land. ‡ 

extraordinary assumption  An assumption directly 
related to a specific assignment, which, if found to be 
false, could alter the appraiser’s opinions or conclusions.  
Extraordinary assumptions presume as fact otherwise 
uncertain information about physical, legal, or economic 
characteristics of the subject property; or about conditions 
external to the property such as market conditions or 
trends; or about the integrity of data used in an analysis.  
See also hypothetical condition. ‡ 

fee simple estate  Absolute ownership unencumbered by 
any other interest or estate, subject only to the limitations 
imposed by the governmental powers of taxation, eminent 
domain, police power, and escheat. ‡ 

floor area ratio (FAR)  The relationship between the 
above-ground floor area of a building, as described by 
the building code, and the area of the plot on which it 
stands; in planning and zoning, often expressed as a 
decimal, e.g., a ratio of 2.0 indicates that the permissible 
floor area of a building is twice the total land area; also 
called building-to-land ratio. ‡ 

full service lease  A lease in which rent covers all 
operating expenses.  Typically, full service leases are 
combined with an expense stop, the expense level 
covered by the contract lease payment.  Increases in 
expenses above the expense stop level are passed 
through to the tenant and are known as expense pass-
throughs. 

going concern value  Going concern value is the value 
of a proven property operation.  It includes the 
incremental value associated with the business concern, 
which is distinct from the value of the real estate only.  
Going concern value includes an intangible enhancement 
of the value of an operating business enterprise which is 
produced by the assemblage of the land, building, labor, 
equipment, and marketing operation.  This process 
creates an economically viable business that is expected 
to continue.  Going concern value refers to the total value 
of a property, including both real property and intangible 
personal property attributed to the business value. † 

gross building area (GBA)  The total floor area of a 
building, including below-grade space but excluding 
unenclosed areas, measured from the exterior of the 
walls.  Gross building area for office buildings is 
computed by measuring to the outside finished surface of 
permanent outer building walls without any deductions.  
All enclosed floors of the building including basements, 
mechanical equipment floors, penthouses, and the like 
are included in the measurement.  Parking spaces and 
parking garages are excluded. ‡ 

hypothetical condition  That which is contrary to what 
exists but is supposed for the purpose of analysis.  
Hypothetical conditions assume conditions contrary to 
known facts about physical, legal, or economic 
characteristics of the subject property; or about conditions 
external to the property, such as market conditions or 
trends; or about the integrity of data used in an analysis.  
See also extraordinary assumption. ‡ 

insurable value  Insurable Value is based on the 
replacement and/or reproduction cost of physical items 
that are subject to loss from hazards.  Insurable value is 
that portion of the value of an asset or asset group that is 
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acknowledged or recognized under the provisions of an 
applicable loss insurance policy.  This value is often 
controlled by state law and varies from state to state. † 

investment value  Investment value is the value of an 
investment to a particular investor based on his or her 
investment requirements.  In contrast to market value, 
investment value is value to an individual, not value in the 
marketplace.  Investment value reflects the subjective 
relationship between a particular investor and a given 
investment.  When measured in dollars, investment value 
is the price an investor would pay for an investment in 
light of its perceived capacity to satisfy his or her desires, 
needs, or investment goals.  To estimate investment value, 
specific investment criteria must be known.  Criteria to 
evaluate a real estate investment are not necessarily set 
down by the individual investor; they may be established 
by an expert on real estate and its value, that is, an 
appraiser. † 

leased fee 
See leased fee estate 

leased fee estate  An ownership interest held by a 
landlord with the right of use and occupancy conveyed by 
lease to others.  The rights of the lessor (the leased fee 
owner) and the leased fee are specified by contract terms 
contained within the lease.‡ 

leasehold 
See leasehold estate 

leasehold estate  The interest held by the lessee (the 
tenant or renter) through a lease conveying the rights of 
use and occupancy for a stated term under certain 
conditions.‡ 

liquidation value  The most probable price which a 
specified interest in real property is likely to bring under 
all of the following conditions: 1) Consummation of a 
sale will occur within a severely limited future marketing 
period specified by the client; 2) The actual market 
conditions currently prevailing are those to which the 
appraised property interest is subject; 3) The buyer is 
acting prudently and knowledgeably; 4) The seller is 
under extreme compulsion to sell; 5) The buyer is typically 
motivated; 6) The buyer is acting in what he or she 
considers his or her best interests; 7) A limited marketing 
effort and time will be allowed for the completion of a 
sale; 8) Payment will be made in cash in U.S. dollars or in 
terms of financial arrangements comparable thereto; and 
9) The price represents the normal consideration for the 
property sold, unaffected by special or creative financing 
or sales concessions granted by anyone associated with 
the sale. ‡ 

market rent  The most probable rent that a property 
should bring in a competitive and open market reflecting 

all conditions and restrictions of the specified lease 
agreement including term, rental adjustment and 
revaluation, permitted uses, use restrictions, and expense 
obligations; the lessee and lessor each acting prudently 
and knowledgeably, and assuming consummation of a 
lease contract as of a specified date and the passing of 
the leasehold from lessor to lessee under conditions 
whereby: 1) lessee and lessor are typically motivated; 2) 
both parties are well informed or well advised, and acting 
in what they consider their best interests; 3) a reasonable 
time is allowed for exposure in the open market; 4) the 
rent payment is made in terms of cash in U.S. dollars and 
is expressed as an amount per time period consistent with 
the payment schedule of the lease contract; and 5) the 
rental amount represents the normal consideration for the 
property leased unaffected by special fees or concessions 
granted by anyone associated with the transaction. ‡ 

market value  Market value is one of the central 
concepts of the appraisal practice.   Market value is 
differentiated from other types of value in that it is created 
by the collective patterns of the market.  Market value 
means the most probable price which a property should 
bring in a competitive and open market under all 
conditions requisite to a fair sale, the buyer and seller 
each acting prudently and knowledgeably, and assuming 
the price is not affected by undue stimulus.  Implicit in this 
definition is the consummation of a sale as of a specified 
date and the passing of title from seller to buyer under 
conditions whereby:  1) A reasonable time is allowed for 
exposure in the open market; 2) Both parties are well 
informed or well advised, and acting in what they 
consider their own best interests; 3) Buyer and seller are 
typically motivated; 4) Payment is made in terms of cash 
in U.S.  dollars or in terms of financial arrangements 
comparable thereto; and  5) The price represents the 
normal consideration for the property sold unaffected by 
special or creative financing or sales concessions granted 
by anyone associated with the sale.§ 

marketing period  The time it takes an interest in real 
property to sell on the market subsequent to the date of 
an appraisal. ‡ 

net lease  Lease in which all or some of the operating 
expenses are paid directly by the tenant.  The landlord 
never takes possession of the expense payment.  In a 
Triple Net Lease all operating expenses are the 
responsibility of the tenant, including property taxes, 
insurance, interior maintenance, and other miscellaneous 
expenses.  However, management fees and exterior 
maintenance are often the responsibility of the lessor in a 
triple net lease.  A modified net lease is one in which 
some expenses are paid separately by the tenant and 
some are included in the rent. 

net rentable area (NRA)  1) The area on which rent is 
computed.  2) The Rentable Area of a floor shall be 
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computed by measuring to the inside finished surface of 
the dominant portion of the permanent outer building 
walls, excluding any major vertical penetrations of the 
floor.  No deductions shall be made for columns and 
projections necessary to the building.  Include space such 
as mechanical room, janitorial room, restrooms, and 
lobby of the floor. *  

occupancy rate  The relationship or ratio between the 
income received from the rented units in a property and 
the income that would be received if all the units were 
occupied.‡ 

prospective value opinion  A forecast of the value 
expected at a specified future date.  A prospective value 
opinion is most frequently sought in connection with real 
estate projects that are proposed, under construction, or 
under conversion to a new us, or those that have not 
achieved sellout or a stabilized level of long-term 
occupancy at the time the appraisal report is written. ‡ 

reasonable exposure time  The estimated length of 
time the property interest being appraised would have 
been offered on the market prior to the hypothetical 
consummation of a sale at market value on the effective 
date of the appraisal; a retrospective opinion based upon 
an analysis of past events assuming a competitive and 
open market. ††  

rent 
See  
full service lease 
net lease 
market rent 
contract, coupon, face, or nominal rent 
effective rent 

shell rent  The typical rent paid for retail, office, or 
industrial tenant space based on minimal “shell” interior 
finishes (called plain vanilla finish in some areas).  Usually 
the landlord delivers the main building shell space or 
some minimum level of interior build-out, and the tenant 

completes the interior finish, which can include wall, 
ceiling, and floor finishes; mechanical systems, interior 
electric, and plumbing.  Typically these are long-term 
leases with tenants paying all or most property expenses. ‡ 

surplus land  Land not necessary to support the highest 
and best use of the existing improvement but, because of 
physical limitations, building placement, or neighborhood 
norms, cannot be sold off separately.  Such land may or 
may not contribute positively to value and may or may not 
accommodate future expansion of an existing or 
anticipated improvement.  See also excess land. ‡ 

usable area  1) The area actually used by individual 
tenants.  2) The Usable Area of an office building is 
computed by measuring to the finished surface of the 
office side of corridor and other permanent walls, to the 
center of partitions that separate the office from adjoining 
usable areas, and to the inside finished surface of the 
dominant portion of the permanent outer building walls.  
Excludes areas such as mechanical rooms, janitorial 
room, restrooms, lobby, and any major vertical 
penetrations of a multi-tenant floor. * 

use value  Use value is a concept based on the 
productivity of an economic good.  Use value is the value 
a specific property has for a specific use.  Use value 
focuses on the value the real estate contributes to the 
enterprise of which it is a part, without regard to the 
property’s highest and best use or the monetary amount 
that might be realized upon its sale. † 

value indication  An opinion of value derived through 
application of the appraisal process. ‡  

                                               
† The Appraisal of Real Estate, Twelfth Edition, Appraisal 
Institute, 2001. 

‡ The Dictionary of Real Estate Appraisal, Fourth Edition, 
Appraisal Institute, 2002. 

§ Office of Comptroller of the Currency (OCC), 12 CFR Part 
34, Subpart C – Appraisals, 34.42 (g); Office of Thrift 
Supervision (OTS), 12 CFR 564.2 (g); Appraisal Institute, 
The Dictionary of Real Estate Appraisal, 4th ed. (Chicago: 
Appraisal Institute, 2002), 177-178.  This is also compatible 
with the RTC, FDIC, FRS and NCUA definitions of market 
value as well as the example referenced in the Uniform 
Standards of Professional Appraisal Practice (USPAP). 

                                                                     
* 2000 BOMA Experience Exchange Report, 
Income/Expense Analysis for Office Buildings (Building 
Owners and Managers Association, 2000) 

†† Statement on Appraisal Standard No. 6, Appraisal 
Standards Board of The Appraisal Foundation, September 
16, 1993, revised June 15, 2004. 



HARBOR POINT DEVELOPMENT  

 

ADDENDUM B 

HARBOR SQUARE – INDIVIDUAL CASH FLOWS 



                                      Year  1      Year  2      Year  3      Year  4      Year  5      Year  6      Year  7      Year  8      Year  9      Year 10      Year 11      Year 12      Year 13      Year 14 
For the Years Ending                 Sep-2011     Sep-2012     Sep-2013     Sep-2014     Sep-2015     Sep-2016     Sep-2017     Sep-2018     Sep-2019     Sep-2020     Sep-2021     Sep-2022     Sep-2023     Sep-2024 
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Potential Gross Revenue                                                                                                                                                                                                
  Base Rental Revenue            $10,474,315 $10,831,334 $11,283,566 $11,283,566 $11,283,566 $11,296,683 $11,350,332 $11,391,673 $11,391,673 $11,391,673 $11,863,008 $13,669,428 $14,783,660 $14,783,661
  Absorption & Turnover Vacancy  -9,165,026 -4,045,704                                                                                                         -597,913 -1,231,704 -634,326              
  Base Rent Abatements           -1,243,704 -3,879,169 -2,799,264                                                                                            -946,069 -1,948,904 -1,003,685              
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
  Scheduled Base Rental Revenue  65,585 2,906,461 8,484,302 11,283,566 11,283,566 11,296,683 11,350,332 11,391,673 11,391,673 11,391,673 10,319,026 10,488,820 13,145,649 14,783,661
  Base Rental Step Revenue                    24,043 144,259 336,605 528,952 721,298 889,601 961,732 961,732 961,732 841,515 376,678 120,216 304,548
                                                                                                                                                                                                                       
  Expense Reimbursement Revenue                                                                                                                                                                                        
    Real Estate Taxes            16,396 91,653 168,660 203,443 239,268 276,171 314,182 353,332 393,656 435,188 429,277 296,457 218,870 273,410
    Property Insurance                        1,659 6,598 9,127 10,530 11,978 13,477 14,981 16,492 18,056 15,925 6,099 2,541 5,330
    Common Area Utilities                     12,518 50,797 70,278 81,077 92,235 103,769 115,346 126,987 139,022 122,210 46,648 19,505 41,045
    Tenant Electric              60,108 309,557 510,148 525,456 541,216 557,456 574,176 591,404 609,144 627,420 619,317 610,160 657,033 706,168
    R&M/Payroll                               25,547 101,592 140,557 162,154 184,471 207,537 230,691 253,975 278,042 245,235 93,924 39,141 82,091
    Cleaning                                  5,702 36,284 50,200 57,912 65,882 74,121 82,391 90,705 99,300 83,935 30,749 13,397 29,317
    Security                                  7,153 29,027 40,159 46,330 52,706 59,297 65,912 72,565 79,441 69,833 26,657 11,145 23,455
    General & Administrative                  1,825 7,257 10,041 11,582 13,176 14,824 16,479 18,140 19,859 17,517 6,708 2,796 5,863
    Management                                2,472 26,124 46,649 53,482 60,506 67,759 74,350 80,138 85,908 68,872 23,961 11,499 25,957
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
  Total Reimbursement Revenue    76,504 458,086 936,487 1,095,910 1,203,551 1,314,581 1,429,142 1,544,886 1,661,802 1,782,236 1,672,121 1,141,363 975,927 1,192,636
                                                                                                                                                                                                                       
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Total Potential Gross Revenue    142,089 3,388,590 9,565,048 12,716,081 13,016,069 13,332,562 13,669,075 13,898,291 14,015,207 14,135,641 12,832,662 12,006,861 14,241,792 16,280,845
  General Vacancy                                          -286,951 -381,482 -390,482 -399,977 -410,072 -416,949 -420,456 -424,069                                        -488,425
  Collection Loss                -1,421 -33,886 -95,650 -127,161 -130,161 -133,326 -136,691 -138,983 -140,152 -141,356 -128,327 -120,069 -142,418 -162,808
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Effective Gross Revenue          140,668 3,354,704 9,182,447 12,207,438 12,495,426 12,799,259 13,122,312 13,342,359 13,454,599 13,570,216 12,704,335 11,886,792 14,099,374 15,629,612
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Operating Expenses                                                                                                                                                                                                     
  Real Estate Taxes              1,092,900 1,125,687 1,159,458 1,194,241 1,230,069 1,266,971 1,304,980 1,344,129 1,384,453 1,425,987 1,468,766 1,512,829 1,558,214 1,604,960
  Property Insurance             43,716 45,027 46,378 47,770 49,203 50,679 52,199 53,765 55,378 57,039 58,751 60,513 62,329 64,198
  Common Area Utilities          218,794 294,698 357,105 367,818 378,852 390,218 401,925 413,982 426,402 439,194 444,830 450,409 471,920 494,317
  Tenant Electric                60,108 309,557 510,150 525,454 541,218 557,454 574,178 591,403 609,145 627,420 619,316 610,160 657,032 706,166
  R&M/Payroll                    673,211 693,407 714,210 735,636 757,705 780,436 803,849 827,965 852,804 878,388 904,739 931,881 959,838 988,633
  Cleaning                       30,054 154,778 255,075 262,727 270,609 278,727 287,089 295,702 304,573 313,710 309,658 305,080 328,516 353,083
  Security                       $125,025 $168,399 $204,060 $210,182 $216,487 $222,982 $229,671 $236,561 $243,658 $250,968 $254,189 $257,377 $269,669 282,467
  General & Administrative       48,086 49,529 51,015 52,545 54,122 55,745 57,418 59,140 60,915 62,742 64,624 66,563 68,560 70,617
  Management                     2,813 67,094 183,649 244,149 249,909 255,985 262,446 266,847 269,092 271,404 254,087 237,736 281,987 312,592
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Total Operating Expenses         2,294,707 2,908,176 3,481,100 3,640,522 3,748,174 3,859,197 3,973,755 4,089,494 4,206,420 4,326,852 4,378,960 4,432,548 4,658,065 4,877,033
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Net Operating Income             -2,154,039 446,528 5,701,347 8,566,916 8,747,252 8,940,062 9,148,557 9,252,865 9,248,179 9,243,364 8,325,375 7,454,244 9,441,309 10,752,579
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Leasing & Capital Costs                                                                                                                                                                                                
  Tenant Improvements            2,196,686 4,525,170 2,330,464                                                                                            1,098,612 2,263,140 1,165,517              
  Leasing Commissions            1,308,361 2,802,420 1,498,528                                                                                            1,241,713 2,554,520 1,313,874              
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Total Leasing & Capital Costs    3,505,047 7,327,590 3,828,992                                                                                            2,340,325 4,817,660 2,479,391              
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Cash Flow Before Debt Service    ($5,659,086) ($6,881,062) $1,872,355 $8,566,916 $8,747,252 $8,940,062 $9,148,557 $9,252,865 $9,248,179 $9,243,364 $5,985,050 $2,636,584 $6,961,918 $10,752,579
& Taxes                           ======== ======== ======== ======== ======== ======== ======== ======== ======== ======== ======== ======== ======== ========

$72,800,000

                                                                                     
                      For the                     P.V. of      P.V. of      P.V. of  
Analysis           Year               Annual     Cash Flow    Cash Flow    Cash Flow 
 Period           Ending            Cash Flow     @  8.75%     @  9.00%     @  9.25% 
________    ________              ___________  ___________  ___________  ___________ 
                                                                                     
  Year  1   Sep-2011             ($5,659,086) ($5,203,757) ($5,191,822) ($5,179,941)
  Year  2   Sep-2012             -6,881,062 -5,818,311 -5,791,652 -5,765,177
  Year  3   Sep-2013             1,872,355 1,455,795 1,445,801 1,435,899
  Year  4   Sep-2014             8,566,916 6,125,019 6,069,020 6,013,658
  Year  5   Sep-2015             8,747,252 5,750,761 5,685,113 5,620,364
  Year  6   Sep-2016             8,940,062 5,404,617 5,330,667 5,257,894
  Year  7   Sep-2017             9,148,557 5,085,665 5,004,574 4,924,958
  Year  8   Sep-2018             9,252,865 4,729,793 4,643,701 4,559,368
  Year  9   Sep-2019             9,248,179 4,347,032 4,258,119 4,171,221
  Year 10   Sep-2020             9,243,364 3,995,190 3,904,496 3,816,064
  Year 11   Sep-2021             5,985,050 2,378,733 2,319,404 2,261,683
  Year 12   Sep-2022             2,636,584 963,586 937,397 911,978
  Year 13   Sep-2023             6,961,918 2,339,637 2,270,829 2,204,196
                                  ___________  ___________  ___________  ___________ 
  Total Cash Flow                68,062,954 31,553,760 30,885,647 30,232,165
  Property Resale @ 8% Cap Rate  134,407,238 45,169,180 43,840,771 42,554,340
                                               ___________  ___________  ___________ 
  Total Property Present Value                $76,722,940 $74,726,418 $72,786,505
                                              ======== ======== ======== 
                                                                                     
  Rounded to Thousands                        $76,723,000 $74,726,000 $72,787,000
                                              ======== ======== ======== 
                                                                                     
  Per SqFt                                    351.01 341.87 333
                                                                                     
                                                                                     
Percentage Value Distribution                                                        
                                                                                     
  Assured Income                                                                     
  Prospective Income                          41.13% 41.33% 41.54%
  Prospective Property Resale                 58.87% 58.67% 58.46%
                                               ======== ======== =========== 
                                              100.00% 100.00% 100.00%

HARBOR SQUARE - S1A & S1B  (AS COMPLETE)



                                      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                 Mar-2014     Mar-2015     Mar-2016     Mar-2017     Mar-2018     Mar-2019     Mar-2020     Mar-2021     Mar-2022     Mar-2023     Mar-2024 
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Potential Gross Revenue                                                                                                                                                         
  Base Rental Revenue            $11,283,566 $11,283,566 $11,283,566 $11,323,309 $11,377,757 $11,391,673 $11,391,673 $11,391,673 $12,819,820 $14,408,608 $14,783,662
  Absorption & Turnover Vacancy                                                                                                          -1,213,765 -1,250,178              
  Base Rent Abatements           -687,427                                                                                            -1,920,521 -1,978,137              
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
  Scheduled Base Rental Revenue  10,596,139 11,283,566 11,283,566 11,323,309 11,377,757 11,391,673 11,391,673 11,391,673 9,685,534 11,180,293 14,783,662
  Base Rental Step Revenue       240,431 432,779 625,126 817,470 937,687 961,732 961,732 961,732 601,083 176,317 208,374
                                                                                                                                                                                
  Expense Reimbursement Revenue                                                                                                                                                 
    Real Estate Taxes            186,056 221,363 257,712 295,178 333,761 373,492 414,420 456,581 359,812 232,473 250,035
    Property Insurance           7,863 9,831 11,254 12,725 14,227 15,738 17,272 18,565 10,715 3,048 3,932
    Common Area Utilities        60,536 75,677 86,658 98,001 109,554 121,169 133,005 142,669 82,130 23,324 30,272
    Tenant Electric              517,804 533,336 549,336 565,816 582,792 600,276 618,276 636,832 601,275 619,312 695,887
    R&M/Payroll                  121,078 151,356 173,306 196,007 219,117 242,332 266,005 285,831 165,026 46,895 60,616
    Cleaning                     43,242 54,058 61,896 70,003 78,253 86,552 95,003 99,894 55,490 15,645 21,358
    Security                     34,596 43,242 49,520 56,000 62,607 69,238 76,000 81,528 46,929 13,328 17,298
    General & Administrative     8,650 10,811 12,377 14,005 15,648 17,311 19,001 20,413 11,787 3,349 4,331
    Management                   36,388 50,069 56,992 64,133 71,054 77,243 83,025 84,181 44,634 12,717 18,730
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
  Total Reimbursement Revenue    1,016,213 1,149,743 1,259,051 1,371,868 1,487,013 1,603,351 1,722,007 1,826,494 1,377,798 970,091 1,102,459
                                                                                                                                                                                
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Total Potential Gross Revenue    11,852,783 12,866,088 13,167,743 13,512,647 13,802,457 13,956,756 14,075,412 14,179,899 11,664,415 12,326,701 16,094,495
  General Vacancy                -334,216 -385,982 -395,229 -405,026 -413,510 -418,702 -422,262 -212,035                           -244,212
  Collection Loss                -111,405 -128,661 -131,742 -135,010 -137,837 -139,567 -140,755 -134,841 -124,198 -131,242 -152,614
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Effective Gross Revenue          11,407,162 12,351,445 12,640,772 12,972,611 13,251,110 13,398,487 13,512,395 13,833,023 11,540,217 12,195,459 15,697,669
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Operating Expenses                                                                                                                                                              
  Real Estate Taxes              1,176,850 1,212,156 1,248,520 1,285,974 1,324,556 1,364,290 1,405,220 1,447,377 1,490,797 1,535,522 1,581,588
  Property Insurance             47,073 48,486 49,941 51,440 52,981 54,573 56,207 57,896 59,632 61,420 63,265
  Common Area Utilities          362,460 373,336 384,535 396,072 407,954 420,190 432,798 445,782 443,850 457,165 487,118
  Tenant Electric                517,804 533,334 549,338 565,814 582,792 600,273 618,283 636,832 601,274 619,312 695,883
  R&M/Payroll                    724,924 746,670 769,071 792,142 815,907 840,385 865,596 891,564 918,310 945,858 974,236
  Cleaning                       258,902 266,668 274,667 282,908 291,396 300,137 309,141 318,417 300,638 309,656 347,941
  Security                       $207,120 $213,336 $219,734 $226,326 $233,116 $240,111 $247,312 $254,732 $253,630 $261,237 $278,354
  General & Administrative       51,781 53,332 54,934 56,582 58,279 60,027 61,828 63,684 65,594 67,560 69,590
  Management                     228,144 247,029 252,815 259,453 265,021 267,970 270,248 276,660 230,805 243,909 313,953
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Total Operating Expenses         3,575,058 3,694,347 3,803,555 3,916,711 4,032,002 4,147,956 4,266,633 4,392,944 4,364,530 4,501,639 4,811,928
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Net Operating Income             7,832,104 8,657,098 8,837,217 9,055,900 9,219,108 9,250,531 9,245,762 9,440,079 7,175,687 7,693,820 10,885,741
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Leasing & Capital Costs                                                                                                                                                         
  Tenant Improvements                                                                                                                    2,230,182 2,297,087              
  Leasing Commissions                                                                                                                    2,518,973 2,591,134              
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Total Leasing & Capital Costs                                                                                                            4,749,155 4,888,221              
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Cash Flow Before Debt Service    $7,832,104 $8,657,098 $8,837,217 $9,055,900 $9,219,108 $9,250,531 $9,245,762 $9,440,079 $2,426,532 $2,805,599 $10,885,741
& Taxes                           ======== ========= ========= ========= ======== ======== ======== ======== ======== ======== ========

$110,700,000

                                                                                     
                      For the                     P.V. of      P.V. of      P.V. of  
Analysis           Year               Annual     Cash Flow    Cash Flow    Cash Flow 
 Period           Ending            Cash Flow     @  8.75%     @  9.00%     @  9.25% 
________    ________              ___________  ___________  ___________  ___________ 
                                                                                     
  Year  1   Mar-2014             $7,832,104 $7,201,935 $7,185,417 $7,168,974
  Year  2   Mar-2015             8,657,098 7,320,046 7,286,506 7,253,196
  Year  3   Mar-2016             8,837,217 6,871,123 6,823,953 6,777,214
  Year  4   Mar-2017             9,055,900 6,474,624 6,415,428 6,356,907
  Year  5   Mar-2018             9,219,108 6,060,976 5,991,788 5,923,545
  Year  6   Mar-2019             9,250,531 5,592,308 5,515,789 5,440,490
  Year  7   Mar-2020             9,245,762 5,139,701 5,057,748 4,977,286
  Year  8   Mar-2021             9,440,079 4,825,491 4,737,657 4,651,618
  Year  9   Mar-2022             2,426,532 1,140,572 1,117,243 1,094,443
  Year 10   Mar-2023             2,805,599 1,212,643 1,185,115 1,158,274
                                  ___________  ___________  ___________  ___________ 
  Total Cash Flow                76,769,930 51,839,419 51,316,644 50,801,947
  Property Resale @ 8% Cap Rate  136,071,763 58,813,274 57,478,183 56,176,355
                                               ___________  ___________  ___________ 
  Total Property Present Value                110,652,693 108,794,827 106,978,302
                                               ========= ========= =========== 
                                                                                     
  Rounded to Thousands                        $110,653,000 $108,795,000 $106,978,000
                                               ========= ========= =========== 
                                                                                     
  Per SqFt                                    $506 $498 $489
                                              
                                                                                     

HARBOR SQUARE - S1A & S1B  (AS STABILIZED)



                                      Year  1      Year  2      Year  3      Year  4      Year  5      Year  6      Year  7      Year  8      Year  9      Year 10      Year 11      Year 12      Year 13      Year 14 
For the Years Ending                 Aug-2011     Aug-2012     Aug-2013     Aug-2014     Aug-2015     Aug-2016     Aug-2017     Aug-2018     Aug-2019     Aug-2020     Aug-2021     Aug-2022     Aug-2023     Aug-2024 
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Potential Gross Revenue                                                                                                                                                                                                
  Base Rental Revenue            $5,581,208 $5,768,002 $5,998,433 $5,998,433 $5,998,433 $6,008,766 $6,051,028 $6,083,595 $6,083,595 $6,083,595 $6,331,402 $7,283,713 $7,877,431 $7,877,430
  Absorption & Turnover Vacancy  -4,883,557 -2,155,742                                                                                                         -318,597 -656,308 -338,000              
  Base Rent Abatements           -645,986 -1,995,183 -1,431,844                                                                                            -486,169 -1,001,508 -515,776              
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
  Scheduled Base Rental Revenue  51,665 1,617,077 4,566,589 5,998,433 5,998,433 6,008,766 6,051,028 6,083,595 6,083,595 6,083,595 5,526,636 5,625,897 7,023,655 7,877,430
  Base Rental Step Revenue                    12,129 72,774 169,806 266,838 363,870 448,773 485,160 485,160 485,160 424,515 190,021 60,645 153,634
                                                                                                                                                                                                                       
  Expense Reimbursement Revenue                                                                                                                                                                                        
    Real Estate Taxes            12,916 70,157 124,507 143,235 162,527 182,398 202,863 223,946 245,659 268,023 264,416 196,704 161,186 192,497
    Property Insurance                        911 3,600 4,963 5,715 6,492 7,300 8,111 8,922 9,762 8,600 3,288 1,383 2,884
    Common Area Utilities                     6,442 25,978 35,794 41,216 46,831 52,667 58,514 64,366 70,416 61,833 23,554 9,950 20,799
    Tenant Electric              30,323 156,160 257,352 265,072 273,024 281,216 289,652 298,344 307,292 316,512 312,424 307,806 331,449 356,236
    R&M/Payroll                               13,147 51,955 71,586 82,432 93,660 105,334 117,028 128,731 140,829 124,080 47,425 19,968 41,597
    Cleaning                                  2,935 18,555 25,566 29,440 33,449 37,619 41,796 45,974 50,296 42,467 15,526 6,835 14,855
    Security                                  3,681 14,845 20,453 23,551 26,761 30,094 33,437 36,780 40,237 35,333 13,460 5,687 11,885
    General & Administrative                  939 3,711 5,112 5,888 6,691 7,524 8,359 9,195 10,059 8,863 3,388 1,426 2,971
    Management                                1,403 14,271 25,056 28,643 32,351 36,253 39,800 42,851 45,892 36,851 12,864 6,228 13,913
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
  Total Reimbursement Revenue    43,239 255,775 514,774 596,837 652,436 709,849 769,306 829,335 889,770 952,026 894,867 624,015 544,112 657,637
                                                                                                                                                                                                                       
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Total Potential Gross Revenue    94,904 1,884,981 5,154,137 6,765,076 6,917,707 7,082,485 7,269,107 7,398,090 7,458,525 7,520,781 6,846,018 6,439,933 7,628,412 8,688,701
  General Vacancy                                          -154,624 -202,952 -207,531 -212,475 -218,073 -221,943 -223,756 -225,623                                        -260,661
  Collection Loss                -949 -18,850 -51,541 -67,651 -69,177 -70,825 -72,691 -73,981 -74,585 -75,208 -68,460 -64,399 -76,284 -86,887
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Effective Gross Revenue          93,955 1,866,131 4,947,972 6,494,473 6,640,999 6,799,185 6,978,343 7,102,166 7,160,184 7,219,950 6,777,558 6,375,534 7,552,128 8,341,153
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Operating Expenses                                                                                                                                                                                                     
  Real Estate Taxes              588,490 606,145 624,329 643,059 662,351 682,221 702,688 723,768 745,482 767,846 790,881 814,608 839,046 864,217
  Property Insurance             23,540 24,246 24,973 25,722 26,494 27,289 28,108 28,951 29,819 30,714 31,635 32,584 33,562 34,569
  Common Area Utilities          110,374 148,665 180,147 185,552 191,118 196,852 202,757 208,840 215,105 221,558 224,402 227,216 238,068 249,366
  Tenant Electric                30,323 156,161 257,353 265,074 273,026 281,217 289,653 298,343 307,293 316,512 312,424 307,805 331,450 356,237
  R&M/Payroll                    339,612 349,800 360,294 371,103 382,236 393,703 405,514 417,680 430,210 443,117 456,410 470,102 484,206 498,732
  Cleaning                       15,161 78,080 128,677 132,537 136,513 140,608 144,827 149,171 153,647 158,256 156,212 153,903 165,725 178,118
  Security                       $63,071 $84,952 $102,941 $106,029 $109,210 $112,487 $115,861 $119,337 $122,917 $126,605 $128,230 $129,838 $136,039 142,495
  General & Administrative       24,258 24,986 25,735 26,507 27,303 28,122 28,965 29,834 30,729 31,651 32,601 33,579 34,586 35,624
  Management                     1,879 37,323 98,959 129,889 132,820 135,984 139,567 142,043 143,204 144,399 135,551 127,511 151,043 166,823
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Total Operating Expenses         1,196,708 1,510,358 1,803,408 1,885,472 1,941,071 1,998,483 2,057,940 2,117,967 2,178,406 2,240,658 2,268,346 2,297,146 2,413,725 2,526,181
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Net Operating Income             -1,102,753 355,773 3,144,564 4,609,001 4,699,928 4,800,702 4,920,403 4,984,199 4,981,778 4,979,292 4,509,212 4,078,388 5,138,403 5,814,972
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Leasing & Capital Costs                                                                                                                                                                                                
  Tenant Improvements            1,117,443 2,301,930 1,185,495                                                                                            554,212 1,141,678 587,964              
  Leasing Commissions            698,111 1,492,188 796,364                                                                                            662,183 1,362,378 700,764              
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Total Leasing & Capital Costs    1,815,554 3,794,118 1,981,859                                                                                            1,216,395 2,504,056 1,288,728              
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Cash Flow Before Debt Service    ($2,918,307) ($3,438,345) $1,162,705 $4,609,001 $4,699,928 $4,800,702 $4,920,403 $4,984,199 $4,981,778 $4,979,292 $3,292,817 $1,574,332 $3,849,675 $5,814,972
& Taxes                           ======== ======== ======== ======== ======== ======== ======== ======== ======== ======== ======== ======== ======== ========

$39,800,000

                                                                                     
                      For the                     P.V. of      P.V. of      P.V. of  
Analysis           Year               Annual     Cash Flow    Cash Flow    Cash Flow 
 Period           Ending            Cash Flow     @  8.75%     @  9.00%     @  9.25% 
________    ________              ___________  ___________  ___________  ___________ 
                                                                                     
  Year  1   Aug-2011             ($2,918,307) ($2,683,501) ($2,677,346) ($2,671,219)
  Year  2   Aug-2012             -3,438,345 -2,907,307 -2,893,986 -2,880,757
  Year  3   Aug-2013             1,162,705 904,028 897,822 891,672
  Year  4   Aug-2014             4,609,001 3,295,260 3,265,132 3,235,349
  Year  5   Aug-2015             4,699,928 3,089,903 3,054,631 3,019,840
  Year  6   Aug-2016             4,800,702 2,902,213 2,862,502 2,823,424
  Year  7   Aug-2017             4,920,403 2,735,242 2,691,628 2,648,808
  Year  8   Aug-2018             4,984,199 2,547,776 2,501,402 2,455,974
  Year  9   Aug-2019             4,981,778 2,341,645 2,293,749 2,246,940
  Year 10   Aug-2020             4,979,292 2,152,162 2,103,307 2,055,669
  Year 11   Aug-2021             3,292,817 1,308,716 1,276,074 1,244,318
  Year 12   Aug-2022             1,574,332 575,368 559,730 544,552
  Year 13   Aug-2023             3,849,675 1,293,729 1,255,682 1,218,836
                                  ___________  ___________  ___________  ___________ 
  Total Cash Flow                37,498,180 17,555,234 17,190,327 16,833,406
  Property Resale @ 8% Cap Rate  72,687,150 24,427,397 23,708,996 23,013,297
                                               ___________  ___________  ___________ 
  Total Property Present Value                $41,982,631 $40,899,323 $39,846,703
                                              ======== ======== ======== 
                                                                                     
  Rounded to Thousands                        $41,983,000 $40,899,000 $39,847,000
                                              ======== ======== ======== 
                                                                                     
  Per SqFt                                    356.7 347.49 338.55
                                                                                     
                                                                                     
Percentage Value Distribution                                                        
                                                                                     
  Assured Income                                                                     
  Prospective Income                          41.82% 42.03% 42.25%
  Prospective Property Resale                 58.18% 57.97% 57.75%
                                               ======== ======== =========== 
                                              100.00% 100.00% 100.00%

HARBOR SQUARE - S2A & S2B  (AS COMPLETE)



                                      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                 Mar-2014     Mar-2015     Mar-2016     Mar-2017     Mar-2018     Mar-2019     Mar-2020     Mar-2021     Mar-2022     Mar-2023     Mar-2024 
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Potential Gross Revenue                                                                                                                                                         
  Base Rental Revenue            $5,998,434 $5,998,433 $6,000,155 $6,033,290 $6,074,461 $6,083,595 $6,083,595 $6,124,896 $6,909,326 $7,710,894 $7,877,432
  Absorption & Turnover Vacancy                                                                                             -159,298 -651,531 -502,076              
  Base Rent Abatements           -231,189                                                                                            -986,923 -1,016,530              
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
  Scheduled Base Rental Revenue  5,767,245 5,998,433 6,000,155 6,033,290 6,074,461 6,083,595 6,083,595 5,965,598 5,270,872 6,192,288 7,877,432
  Base Rental Step Revenue       129,376 226,408 323,440 418,451 475,053 485,160 485,160 475,052 283,009 82,882 113,204
                                                                                                                                                                                
  Expense Reimbursement Revenue                                                                                                                                                 
    Real Estate Taxes            135,430 154,493 174,121 194,330 215,161 236,612 258,705 275,092 222,711 166,460 182,007
    Property Insurance           4,391 5,403 6,169 6,966 7,773 8,583 9,410 9,794 5,366 1,604 2,258
    Common Area Utilities        31,706 38,956 44,490 50,234 56,079 61,928 67,892 70,516 38,515 11,505 16,277
    Tenant Electric              261,852 269,712 277,804 286,136 294,720 303,568 312,668 315,260 303,936 320,255 351,916
    R&M/Payroll                  63,406 77,914 88,981 100,469 112,157 123,855 135,787 141,298 77,409 23,126 32,584
    Cleaning                     22,645 27,826 31,778 35,882 40,055 44,232 48,496 49,235 25,958 7,742 11,513
    Security                     18,117 22,261 25,424 28,703 32,044 35,390 38,796 40,291 22,010 6,575 9,299
    General & Administrative     4,528 5,566 6,354 7,180 8,011 8,844 9,702 10,089 5,532 1,653 2,326
    Management                   20,564 27,150 30,804 34,627 38,323 41,577 44,626 43,661 22,062 6,749 10,710
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
  Total Reimbursement Revenue    562,639 629,281 685,925 744,527 804,323 864,589 926,082 955,236 723,499 545,669 618,890
                                                                                                                                                                                
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Total Potential Gross Revenue    6,459,260 6,854,122 7,009,520 7,196,268 7,353,837 7,433,344 7,494,837 7,395,886 6,277,380 6,820,839 8,609,526
  General Vacancy                -182,816 -205,622 -210,415 -215,742 -220,329 -223,001 -224,846 -94,009                           -152,053
  Collection Loss                -60,939 -68,542 -70,137 -71,915 -73,442 -74,334 -74,948 -71,272 -66,092 -71,331 -82,470
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Effective Gross Revenue          6,215,505 6,579,958 6,728,968 6,908,611 7,060,066 7,136,009 7,195,043 7,230,605 6,211,288 6,749,508 8,375,003
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Operating Expenses                                                                                                                                                              
  Real Estate Taxes              635,255 654,314 673,942 694,159 714,985 736,434 758,528 781,284 804,721 828,864 853,728
  Property Insurance             25,411 26,172 26,957 27,767 28,600 29,458 30,340 31,251 32,189 33,155 34,150
  Common Area Utilities          183,301 188,799 194,462 200,297 206,305 212,495 218,869 223,533 224,422 233,170 246,340
  Tenant Electric                261,857 269,713 277,805 286,138 294,722 303,564 312,670 315,259 303,934 320,258 351,912
  R&M/Payroll                    366,598 377,598 388,926 400,593 412,610 424,990 437,737 450,872 464,397 478,329 492,680
  Cleaning                       130,930 134,855 138,902 143,070 147,361 151,782 156,335 157,630 151,966 160,130 175,956
  Security                       $104,743 $107,885 $111,121 $114,454 $117,890 $121,424 $125,068 $127,735 $128,241 $133,241 $140,765
  General & Administrative       26,185 26,970 27,781 28,615 29,471 30,357 31,267 32,205 33,170 34,167 35,192
  Management                     124,310 131,599 134,579 138,172 141,202 142,720 143,900 144,612 124,227 134,990 167,501
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Total Operating Expenses         1,858,590 1,917,905 1,974,475 2,033,265 2,093,146 2,153,224 2,214,714 2,264,381 2,267,267 2,356,304 2,498,224
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Net Operating Income             4,356,915 4,662,053 4,754,493 4,875,346 4,966,920 4,982,785 4,980,329 4,966,224 3,944,021 4,393,204 5,876,779
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Leasing & Capital Costs                                                                                                                                                         
  Tenant Improvements                                                                                                                    1,125,051 1,158,803              
  Leasing Commissions                                                                                                                    1,343,372 1,381,953              
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Total Leasing & Capital Costs                                                                                                            2,468,423 2,540,756              
                                  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________ 
Cash Flow Before Debt Service    $4,356,915 $4,662,053 $4,754,493 $4,875,346 $4,966,920 $4,982,785 $4,980,329 $4,966,224 $1,475,598 $1,852,448 $5,876,779
& Taxes                           ======== ========= ========= ========= ======== ======== ======== ======== ======== ======== ========

$60,000,000

                                                                                     
                      For the                     P.V. of      P.V. of      P.V. of  
Analysis           Year               Annual     Cash Flow    Cash Flow    Cash Flow 
 Period           Ending            Cash Flow     @  8.75%     @  9.00%     @  9.25% 
________    ________              ___________  ___________  ___________  ___________ 
                                                                                     
  Year  1   Mar-2014             $4,356,915 $4,006,359 $3,997,170 $3,988,023
  Year  2   Mar-2015             4,662,053 3,942,019 3,923,957 3,906,019
  Year  3   Mar-2016             4,754,493 3,696,719 3,671,341 3,646,195
  Year  4   Mar-2017             4,875,346 3,485,687 3,453,818 3,422,312
  Year  5   Mar-2018             4,966,920 3,265,433 3,228,157 3,191,390
  Year  6   Mar-2019             4,982,785 3,012,288 2,971,072 2,930,512
  Year  7   Mar-2020             4,980,329 2,768,555 2,724,411 2,681,069
  Year  8   Mar-2021             4,966,224 2,538,588 2,492,380 2,447,117
  Year  9   Mar-2022             1,475,598 693,593 679,406 665,541
  Year 10   Mar-2023             1,852,448 800,670 782,494 764,771
                                  ___________  ___________  ___________  ___________ 
  Total Cash Flow                41,873,111 28,209,911 27,924,206 27,642,949
  Property Resale @ 8% Cap Rate  73,459,738 31,750,950 31,030,187 30,327,382
                                               ___________  ___________  ___________ 
  Total Property Present Value                59,960,861 58,954,393 57,970,331
                                              ========= ========= ========= 
                                                                                     
  Rounded to Thousands                        $59,961,000 $58,954,000 $57,970,000
                                              ========= ========= ========= 
                                                                                     
  Per SqFt                                    $509 $501 $493
                                              
                                                                                     

HARBOR SQUARE - S2A & S2B  (AS STABILIZED)



     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     May-2013     May-2014     May-2015     May-2016     May-2017     May-2018     May-2019     May-2020     May-2021     May-2022     May-2023

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Potential Gross Revenue
  Base Rental Revenue $949,480 $952,047 $952,048 $952,048 $952,048 $1,027,395 $1,047,254 $1,047,254 $1,047,254 $1,047,254 $1,237,815
  Absorption & Turnover Vacancy -195,999 -213,247
  Base Rent Abatements -238,013 -322,773

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Scheduled Base Rental Revenue 515,468 952,047 952,048 952,048 952,048 1,027,395 1,047,254 1,047,254 1,047,254 1,047,254 701,795

  Expense Reimbursement Revenue
    RE Tax 94,298 150,280 154,788 159,437 164,219 169,150 174,221 179,443 184,827 190,378 163,701

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Total Reimbursement Revenue 94298 150,280 154,788 159,437 164,219 169,150 174,221 179,443 184,827 190,378 163,701

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Potential Gross Revenue 609766 1,102,327 1,106,836 1,111,485 1,116,267 1,196,545 1,221,475 1,226,697 1,232,081 1,237,632 865,496
  General Vacancy -55,116 -55,342 -55,574 -55,813 -59,829 -61,073 -61,335 -61,605 -61,882
  Collection Loss -6,097 -11,025 -11,067 -11,115 -11,163 -11,965 -12,216 -12,266 -12,322 -12,375 -8,655

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Effective Gross Revenue 603,669 1,036,186 1,040,427 1,044,796 1,049,291 1,124,751 1,148,186 1,153,096 1,158,154 1,163,375 856,841

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Operating Expenses
  RE Tax 147,688 150,275 154,782 159,425 164,207 169,135 174,208 179,434 184,818 190,361 196,073

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Operating Expenses 147,688 150,275 154,782 159,425 164,207 169,135 174,208 179,434 184,818 190,361 196,073

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Net Operating Income 455,981 885,911 885,645 885,371 885,084 955,616 973,978 973,662 973,336 973,014 660,768

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Leasing & Capital Costs
  Leasing Commissions 487924 446637

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Leasing & Capital Costs 487,924 446,637

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Cash Flow Before Debt Service -31,943 885,911 885,645 885,371 885,084 955,616 973,978 973,662 973,336 973,014 214,131
& Taxes  ======== ======== ======== ======== ======== ======== ======== ======== ======== ======== ========

$10,450,000

                                                                                     
                      For the     P.V. of     P.V. of     P.V. of     P.V. of     P.V. of
Analysis           Year      Annual    Cash Flow    Cash Flow    Cash Flow    Cash Flow    Cash Flow
 Period           Ending    Cash Flow     @  8.25%     @  8.50%     @  8.75%     @  9.00%     @  9.25%
________    ________  ___________  ___________  ___________  ___________  ___________  ___________

  Year  1   May-2013 ($31,943) ($29,509) ($29,441) ($29,373) ($29,306) ($29,238)
  Year  2   May-2014 885,911 756,022 752,542 749,086 745,654 742,244
  Year  3   May-2015 885,645 698,194 693,379 688,608 683,880 679,197
  Year  4   May-2016 885,371 644,783 638,861 633,006 627,220 621,497
  Year  5   May-2017 885,084 595,450 588,621 581,887 575,244 568,693
  Year  6   May-2018 955,616 593,903 585,740 577,707 569,802 562,023
  Year  7   May-2019 973,978 559,183 550,226 541,432 532,799 524,324
  Year  8   May-2020 973,662 516,399 506,956 497,708 488,649 479,774
  Year  9   May-2021 973,336 476,882 467,084 457,508 448,150 439,005
  Year 10   May-2022 973,014 440,393 430,350 420,559 411,012 401,702

 ___________  ___________  ___________  ___________  ___________  ___________
  Total Cash Flow 8,359,674 5,251,700 5,184,318 5,118,128 5,053,104 4,989,221
  Property Resale @ 8.25% Cap 12,777,050 5,782,978 5,651,103 5,522,528 5397164 5274923

 ___________  ___________  ___________  ___________  ___________
  Total Property Present Value 11,034,678 10,835,421 10,640,656 10,450,268 10,264,144

 ======== ======== ======== ======== ===========

  Rounded to Thousands $11,035,000 $10,835,000 $10,641,000 $10,450,000 $10,264,000
 ======== ======== ======== ======== ===========

  Per SqFt $481 $472 $463 455.19 447.08

Percentage Value Distribution

  Assured Income
  Prospective Income 0.4759 0.4785 0.481 0.4835 0.4861
  Prospective Property Resale 0.5241 0.5215 0.519 0.5165 0.5139

 ======== ======== ======== ======== ===========
100.00% 100.00% 100.00% 100.00% 100.00%

HARBOR SQUARE - S3A (AS COMPLETE)



                                      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     Mar-2014     Mar-2015     Mar-2016     Mar-2017     Mar-2018     Mar-2019     Mar-2020     Mar-2021     Mar-2022     Mar-2023     Mar-2024

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Potential Gross Revenue
  Base Rental Revenue $952,049 $952,048 $952,048 $952,048 $1,011,527 $1,047,254 $1,047,254 $1,047,254 $1,047,254 $1,197,177 $1,291,084
  Absorption & Turnover Vacancy -213,247
  Base Rent Abatements -299,011 -23,762

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Scheduled Base Rental Revenue 952,049 952,048 952,048 952,048 1,011,527 1,047,254 1,047,254 1,047,254 1,047,254 684,919 1,267,322

  Expense Reimbursement Revenue
    RE Tax 149,540 154,023 158,652 163,404 168,316 173,360 178,556 183,914 189,439 162,733 200,971

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Total Reimbursement Revenue 149,540 154,023 158,652 163,404 168,316 173,360 178,556 183,914 189,439 162,733 200,971

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Potential Gross Revenue 1,101,589 1,106,071 1,110,700 1,115,452 1,179,843 1,220,614 1,225,810 1,231,168 1,236,693 847,652 1,468,293
  General Vacancy -45,930 -55,305 -55,534 -55,774 -59,160 -60,865 -61,292 -61,560 -61,836 -10,313 -62,210
  Collection Loss -10,204 -11,059 -11,108 -11,155 -11,831 -12,174 -12,258 -12,312 -12,366 -9,276 -13,885

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Effective Gross Revenue 1,045,455 1,039,707 1,044,058 1,048,523 1,108,852 1,147,575 1,152,260 1,157,296 1,162,491 828,063 1,392,198

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Operating Expenses
  RE Tax 149,536 154,021 158,642 163,400 168,304 173,352 178,552 183,910 189,425 195,110 200,963

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Operating Expenses 149,536 154,021 158,642 163,400 168,304 173,352 178,552 183,910 189,425 195,110 200,963

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Net Operating Income 895,919 885,686 885,416 885,123 940,548 974,223 973,708 973,386 973,066 632,953 1,191,235

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Leasing & Capital Costs
  Leasing Commissions 446637

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Leasing & Capital Costs 446,637

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Cash Flow Before Debt Service 895,919 885,686 885,416 885,123 940,548 974,223 973,708 973,386 973,066 186,316 1,191,235
& Taxes  ======== ========= ========= ========= ======== ======== ======== ======== ======== ======== ========

$12,100,000

                                                                                     
                      For the     P.V. of     P.V. of     P.V. of     P.V. of     P.V. of
Analysis           Year      Annual    Cash Flow    Cash Flow    Cash Flow    Cash Flow    Cash Flow
 Period           Ending    Cash Flow     @  8.25%     @  8.50%     @  8.75%     @  9.00%     @  9.25%
________    ________  ___________  ___________  ___________  ___________  ___________  ___________

  Year  1   Mar-2014 $895,919 $827,639 $825,732 $823,834 $821,944 $820,063
  Year  2   Mar-2015 885,686 755,830 752,351 748,896 745,464 742,056
  Year  3   Mar-2016 885,416 698,013 693,199 688,430 683,704 679,021
  Year  4   Mar-2017 885,123 644,603 638,682 632,829 627,043 621,324
  Year  5   Mar-2018 940,548 632,764 625,507 618,350 611,292 604,329
  Year  6   Mar-2019 974,223 605,468 597,145 588,956 580,897 572,967
  Year  7   Mar-2020 973,708 559,028 550,073 541,282 532,652 524,178
  Year  8   Mar-2021 973,386 516,252 506,812 497,566 488,510 479,638
  Year  9   Mar-2022 973,066 476,750 466,955 457,382 448,027 438,884
  Year 10   Mar-2023 186,316 84,328 82,405 80,530 78,702 76,919

 ___________  ___________  ___________  ___________  ___________  ___________
  Total Cash Flow 8,573,391 5,800,675 5,738,861 5,678,055 5,618,235 5,559,379
  Property Resale @ 8.25% Cap 14,302,961 6,473,616 6,325,991 6,182,061 6,041,725 5,904,886

 ___________  ___________  ___________  ___________  ___________
  Total Property Present Value $12,274,291 $12,064,852 $11,860,116 $11,659,960 $11,464,265

 ===========  ===========  =========== =========== ===========

  Rounded to Thousands $12,274,000 $12,065,000 $11,860,000 $11,660,000 $11,464,000
 ===========  ===========  =========== =========== ===========

  Per SqFt 534.64 525.52 516.60 507.88 499.36
                                              
                                                                                     

HARBOR SQUARE - S3A  (AS STABILIZED)



HARBOR SQUARE (S3-B) - WATERFRONT CONDO
DISCOUNTED SELLOUT CASH FLOW REPORT BEGINNING JULY 1, 2012

Presales 3Q2012 4Q/2012 1Q/2013 2Q/2013 3Q/2013 4Q/2013 1Q/2014 2Q/2014
Quarter 1 2 3 4 5 6 7 8 Totals

Number of Pre-Sold Units: 6 0 0 0 0 0 0 0 6
Number of Units Sold Per Quarter: 6 6 6 6 6 6 6 6 48
Cumulative Number of Units Sold: 13 19 25 31 37 43 49 55
Total Number of Units Closed in Quarter: 13 6 6 6 6 6 6 6 55
Cumulative Number of Units Closed: 13 19 25 31 37 43 49 55
Total Number of Remaining Units: 42 36 30 24 18 12 6 0
Average Number of Developer Units: 42 39 33 27 21 15 9 3
Average Price Per Unit: $967,207 $967,207 $974,460 $981,770 $989,130 $996,550 $1,004,020 $1,011,550 $1,019,140 $989,698

Closed Presales: $5,803,244 $0 $0 $0 $0 $0 $0 $0 $0 $5,803,244
Closed Unit Sales: $0 $6,770,452 $5,846,760 $5,890,620 $5,934,780 $5,979,300 $6,024,120 $6,069,300 $6,114,840 $48,630,172

Total Income: $5,803,244 $6,770,452 $5,846,760 $5,890,620 $5,934,780 $5,979,300 $6,024,120 $6,069,300 $6,114,840 $54,433,416

Expenses:
Commissions: $232,130 $270,818 $233,870 $235,625 $237,391 $239,172 $240,965 $242,772 $244,594 $2,177,337
Closing Costs: 145,081 169,261 146,169 147,266 148,370 149,483 150,603 151,733 152,871 $1,360,835
Real Estate Taxes (Unsold Units): 0 84,000 78,000 66,000 54,000 42,000 30,000 18,000 6,000 $378,000
Association Fees (Unsold Units): 0 50,400 46,800 39,600 32,400 25,200 18,000 10,800 3,600 $226,800

Total Expenses: $377,211 $574,479 $504,839 $488,490 $472,161 $455,855 $439,568 $423,305 $407,065 $4,142,972
 

Net Income Before Profit: $5,426,033 $6,195,972 $5,341,921 $5,402,130 $5,462,619 $5,523,446 $5,584,552 $5,645,996 $5,707,775 $50,290,444
 

Profit (Quarterly Unit Sales): 10.00% $580,324 $677,045 $584,676 $589,062 $593,478 $597,930 $602,412 $606,930 $611,484 $5,443,342
Total Profit $580,324 $677,045 $584,676 $589,062 $593,478 $597,930 $602,412 $606,930 $611,484 $5,443,342

 
Net Income After Profit $4,845,709 $5,518,927 $4,757,245 $4,813,068 $4,869,141 $4,925,516 $4,982,140 $5,039,066 $5,096,291 $44,847,102

Quarterly Present Value Factor: 15.00% 1.000000 0.963855 0.929017 0.895438 0.863073 0.831878 0.801810 0.772829 0.744895  
Present Value of Cash Flow: $4,845,709 $5,319,448 $4,419,562 $4,309,805 $4,202,425 $4,097,426 $3,994,729 $3,894,335 $3,796,203 $38,879,642

Net Discounted Sellout Value $38,879,642
(Rounded): $38,900,000  

ASSUMPTIONS

Total Number Units: 55
Sales Per Quarter: 6
Initial Unit Selling Price: $967,207
Initial Unit Selling Price Per SF: $732.10
Quarterly Price Change: 0.75%
Closing Costs Per Unit: 2.50%
Discount Rate: 15.00%
% Commissions: 4.00%
Overhead and Marketing: 0.00%
Taxes on Unsold Units ($ Per Quarter): $2,000
Condo Fees on Unsold Units ($ Per Quarter): $1,200
Profit on Presold Units: 10.00%
Profit on Unsold Units: 10.00%

Compiled by CBRE



S3 - Hotel
DISCOUNTED CASH FLOW REPORT BEGINNING JUNE 1, 2012

12 Months Ending: 5/31/13 5/31/14 5/31/15 5/31/16 5/31/17 5/31/18 5/31/19 5/31/20 5/31/21 5/31/22 5/31/23
Number of Rooms 135 135 135 135 135 135 135 135 135 135 135
Annual Available Rooms 49,275 49,275 49,275 49,275 49,275 49,275 49,275 49,275 49,275 49,275 49,275
Occupied Rooms 29,565 32,522 34,985 35,478 35,478 35,478 35,478 35,478 35,478 35,478 35,478
Occupancy 60.0% 66.0% 71.0% 72.0% 72.0% 72.0% 72.0% 72.0% 72.0% 72.0% 72.0%
Average Rate $206.28 $218.66 $225.22 $231.97 $238.93 $246.10 $253.48 $261.09 $268.92 $276.99 $285.30

REVENUE
Rooms $6,098,639 $7,111,013 $7,879,218 $8,229,898 $8,476,795 $8,731,099 $8,993,032 $9,262,823 $9,540,708 $9,826,929 $10,121,737
Food & Beverage $1,962,618 $2,183,217 $2,387,523 $2,487,743 $2,562,375 $2,639,246 $2,718,424 $2,799,977 $2,883,976 $2,970,495 $3,059,610
Telecommunications $34,440 $38,666 $42,566 $44,408 $45,740 $47,112 $48,525 $49,981 $51,481 $53,025 $54,616
Minor Operated Departments $287,000 $316,303 $343,553 $357,519 $368,244 $379,292 $390,670 $402,390 $414,462 $426,896 $439,703

Total Revenue $8,382,697 $9,649,198 $10,652,860 $11,119,568 $11,453,155 $11,796,749 $12,150,652 $12,515,171 $12,890,626 $13,277,345 $13,675,666
Percent Change 15.1% 10.4% 4.4% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

DEPARTMENTAL EXPENSES
Rooms $1,515,207 $1,628,046 $1,734,725 $1,798,681 $1,852,641 $1,908,221 $1,965,467 $2,024,431 $2,085,164 $2,147,719 $2,212,151
Food & Beverage $1,668,226 $1,800,749 $1,925,565 $1,997,915 $2,057,852 $2,119,588 $2,183,176 $2,248,671 $2,316,131 $2,385,615 $2,457,183
Telecommunications $51,660 $56,083 $60,232 $62,547 $64,423 $66,356 $68,347 $70,397 $72,509 $74,684 $76,925
Minor Operated Departments $143,500 $152,978 $162,008 $167,783 $172,816 $178,001 $183,341 $188,841 $194,506 $200,342 $206,352

Total Departmental Expenses $3,378,592 $3,637,857 $3,882,529 $4,026,926 $4,147,734 $4,272,166 $4,400,331 $4,532,340 $4,668,311 $4,808,360 $4,952,611
Percent Change 7.7% 6.7% 3.7% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

DEPARTMENTAL INCOME (LOSS) $5,004,105 $6,011,341 $6,770,330 $7,092,642 $7,305,421 $7,524,584 $7,750,321 $7,982,831 $8,222,316 $8,468,985 $8,723,055
Percent Change 20.1% 12.6% 4.8% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

UNDISTRIBUTED OPERATING EXPENSES
Administrative and General $690,944 $717,688 $744,383 $767,778 $790,811 $814,535 $838,971 $864,141 $890,065 $916,767 $944,270
Marketing $289,155 $305,565 $321,371 $332,380 $342,351 $352,622 $363,200 $374,096 $385,319 $396,879 $408,785
Franchise Fees $426,905 $497,771 $551,545 $576,093 $593,376 $611,177 $629,512 $648,398 $667,850 $687,885 $708,522
Property Operations and Maintenance $345,972 $365,606 $384,517 $397,689 $409,620 $421,909 $434,566 $447,603 $461,031 $474,862 $489,108
Utility Costs $428,116 $444,688 $461,228 $475,724 $489,995 $504,695 $519,836 $535,431 $551,494 $568,039 $585,080

Total Undistributed Expenses $2,181,092 $2,331,317 $2,463,044 $2,549,664 $2,626,154 $2,704,938 $2,786,086 $2,869,669 $2,955,759 $3,044,432 $3,135,765
Percent Change 6.9% 5.7% 3.5% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

CASH FLOW AFTER UNDIST OPERATING EXP $2,823,013 $3,680,024 $4,307,286 $4,542,978 $4,679,268 $4,819,646 $4,964,235 $5,113,162 $5,266,557 $5,424,554 $5,587,290

Management Fee $251,481 $289,476 $319,586 $333,587 $343,595 $353,902 $364,520 $375,455 $386,719 $398,320 $410,270
INCOME BEFORE FIXED CHARGES $2,571,532 $3,390,548 $3,987,700 $4,209,391 $4,335,673 $4,465,743 $4,599,715 $4,737,707 $4,879,838 $5,026,233 $5,177,020

Percent Change 31.8% 17.6% 5.6% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

FIXED CHARGES
Property Taxes $272,943 $281,131 $289,565 $298,252 $307,200 $316,416 $325,908 $335,685 $345,756 $356,129 $366,813
Insurance $44,809 $46,153 $47,537 $48,964 $50,433 $51,945 $53,504 $55,109 $56,762 $58,465 $60,219
Reserve for Replacement $167,654 $289,476 $426,114 $444,783 $458,126 $471,870 $486,026 $500,607 $515,625 $531,094 $547,027

Total Fixed Charges $485,406 $616,760 $763,217 $791,998 $815,758 $840,231 $865,438 $891,401 $918,143 $945,688 $974,058
Percent Change 27.1% 23.7% 3.8% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

NET OPERATING INCOME $2,086,126 $2,773,788 $3,224,483 $3,417,393 $3,519,914 $3,625,512 $3,734,277 $3,846,306 $3,961,695 $4,080,546 $4,202,962
Percent Change 33.0% 16.2% 6.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

Sale / Yield Terminal Capitalization Rate
Discount Rate 8.50% 9.00% 9.50%

11.50% $34,932,320 $34,035,125 $33,232,371
12.00% $33,802,869 $32,944,932 $32,177,304
12.50% $32,721,326 $31,900,766 $31,166,580

 
Cost of Sale at Reversion: 3.00%
Property Size (Rooms): 135                
Percent Residual: 44.3%
 
Reconciled Value Indication: $32,944,932
As Complete Value Indication (Rounded): $32,900,000
Value Per Room $243,704

ROOMS REVENUE & NOI TREND
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S3 - Hotel (As Stabilized)
STABILIZED CASH FLOW REPORT BEGINNING JUNE 1, 2015

12 Months Ending: 5/31/16 5/31/17 5/31/18 5/31/19 5/31/20 5/31/21 5/31/22 5/31/23 5/31/24 5/31/25 5/31/26
Number of Rooms 135 135 135 135 135 135 135 135 135 135 135
Annual Available Rooms 49,275 49,275 49,275 49,275 49,275 49,275 49,275 49,275 49,275 49,275 49,275
Occupied Rooms 35,478 35,478 35,478 35,478 35,478 35,478 35,478 35,478 35,478 35,478 35,478
Occupancy 72.0% 72.0% 72.0% 72.0% 72.0% 72.0% 72.0% 72.0% 72.0% 72.0% 72.0%
Average Rate $225.41 $232.18 $239.14 $246.32 $253.71 $261.32 $269.16 $277.23 $285.55 $294.11 $302.94

REVENUE
Rooms $7,997,259 $8,237,177 $8,484,292 $8,738,821 $9,000,986 $9,271,015 $9,549,146 $9,835,620 $10,130,689 $10,434,609 $10,747,648
Food & Beverage $2,487,743 $2,562,375 $2,639,246 $2,718,424 $2,799,977 $2,883,976 $2,970,495 $3,059,610 $3,151,398 $3,245,940 $3,343,318
Telecommunications $44,408 $45,740 $47,112 $48,525 $49,981 $51,481 $53,025 $54,616 $56,254 $57,942 $59,680
Minor Operated Departments $357,519 $368,244 $379,292 $390,670 $402,390 $414,462 $426,896 $439,703 $452,894 $466,481 $480,475

Total Revenue $10,886,928 $11,213,536 $11,549,942 $11,896,441 $12,253,334 $12,620,934 $12,999,562 $13,389,549 $13,791,235 $14,204,972 $14,631,121
Percent Change 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

DEPARTMENTAL EXPENSES
Rooms $1,798,681 $1,852,641 $1,908,221 $1,965,467 $2,024,431 $2,085,164 $2,147,719 $2,212,151 $2,278,515 $2,346,871 $2,417,277
Food & Beverage $1,997,915 $2,057,852 $2,119,588 $2,183,176 $2,248,671 $2,316,131 $2,385,615 $2,457,183 $2,530,899 $2,606,826 $2,685,031
Telecommunications $62,547 $64,423 $66,356 $68,347 $70,397 $72,509 $74,684 $76,925 $79,233 $81,610 $84,058
Minor Operated Departments $167,783 $172,816 $178,001 $183,341 $188,841 $194,506 $200,342 $206,352 $212,542 $218,919 $225,486

Total Departmental Expenses $4,026,926 $4,147,734 $4,272,166 $4,400,331 $4,532,340 $4,668,311 $4,808,360 $4,952,611 $5,101,189 $5,254,225 $5,411,852
Percent Change 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

DEPARTMENTAL INCOME (LOSS) $6,860,003 $7,065,803 $7,277,777 $7,496,110 $7,720,993 $7,952,623 $8,191,202 $8,436,938 $8,690,046 $8,950,747 $9,219,270
Percent Change 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

UNDISTRIBUTED OPERATING EXPENSES
Administrative and General $767,778 $790,811 $814,535 $838,971 $864,141 $890,065 $916,767 $944,270 $972,598 $1,001,776 $1,031,829
Marketing $332,380 $342,351 $352,622 $363,200 $374,096 $385,319 $396,879 $408,785 $421,049 $433,680 $446,691
Franchise Fees $559,808 $576,602 $593,900 $611,717 $630,069 $648,971 $668,440 $688,493 $709,148 $730,423 $752,335
Property Operations and Maintenance $397,689 $409,620 $421,909 $434,566 $447,603 $461,031 $474,862 $489,108 $503,781 $518,894 $534,461
Utility Costs $475,724 $489,995 $504,695 $519,836 $535,431 $551,494 $568,039 $585,080 $602,633 $620,712 $639,333

Total Undistributed Expenses $2,533,379 $2,609,380 $2,687,662 $2,768,291 $2,851,340 $2,936,880 $3,024,987 $3,115,736 $3,209,209 $3,305,485 $3,404,649
Percent Change 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

CASH FLOW AFTER UNDIST OPERATING EXP $4,326,624 $4,456,422 $4,590,115 $4,727,819 $4,869,653 $5,015,743 $5,166,215 $5,321,201 $5,480,837 $5,645,263 $5,814,620

Management Fee $326,608 $336,406 $346,498 $356,893 $367,600 $378,628 $389,987 $401,686 $413,737 $426,149 $438,934
INCOME BEFORE FIXED CHARGES $4,000,016 $4,120,016 $4,243,617 $4,370,925 $4,502,053 $4,637,115 $4,776,228 $4,919,515 $5,067,100 $5,219,113 $5,375,687

Percent Change 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%
FIXED CHARGES

Property Taxes $298,252 $307,200 $316,416 $325,908 $335,685 $345,756 $356,129 $366,813 $377,817 $389,151 $400,826
Insurance $48,964 $50,433 $51,945 $53,504 $55,109 $56,762 $58,465 $60,219 $62,026 $63,886 $65,803
Reserve for Replacement $444,783 $458,126 $471,870 $486,026 $500,607 $515,625 $531,094 $547,027 $563,437 $580,341 $597,751

Total Fixed Charges $791,998 $815,758 $840,231 $865,438 $891,401 $918,143 $945,688 $974,058 $1,003,280 $1,033,378 $1,064,380
Percent Change 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

NET OPERATING INCOME $3,208,017 $3,304,258 $3,403,386 $3,505,487 $3,610,652 $3,718,971 $3,830,541 $3,945,457 $4,063,820 $4,185,735 $4,311,307
Percent Change 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

Sale / Yield Terminal Capitalization Rate
Discount Rate 8.50% 9.00% 9.50%

10.50% $39,721,160 $38,714,075 $37,812,998
11.00% $38,447,867 $37,485,237 $36,623,936
11.50% $37,229,036 $36,308,712 $35,485,265

 
Cost of Sale at Reversion: 3.00%
Property Size (Rooms): 135               
Percent Residual: 43.7%
 
Reconciled Value Indication (Rounded): $37,500,000
Value Per Room $277,778

ROOMS REVENUE & NOI TREND
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     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     May-2013     May-2014     May-2015     May-2016     May-2017     May-2018     May-2019     May-2020     May-2021     May-2022     May-2023

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Potential Gross Revenue
  Base Rental Revenue $214,832 $214,832 $214,832 $214,832 $214,832 $236,316 $236,315 $236,315 $236,315 $236,315 $288,717
  Absorption & Turnover Vacancy -48,119
  Base Rent Abatements -53,708 -72,179

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Scheduled Base Rental Revenue 161,124 214,832 214,832 214,832 214,832 236,316 236,315 236,315 236,315 236,315 168,419

  Expense Reimbursement Revenue
    RE Tax 21,972 29,457 30,341 31,251 32,190 33,154 34,148 35,173 36,227 37,316 32,107

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Total Reimbursement Revenue 21972 29,457 30,341 31,251 32,190 33,154 34,148 35,173 36,227 37,316 32,107

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Potential Gross Revenue 183096 244,289 245,173 246,083 247,022 269,470 270,463 271,488 272,542 273,631 200,526
  General Vacancy -9,156 -12,215 -12,258 -12,304 -12,351 -13,475 -13,523 -13,574 -13,628 -13,681
  Collection Loss -1,832 -2,443 -2,451 -2,461 -2,471 -2,695 -2,704 -2,715 -2,725 -2,737 -2,005

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Effective Gross Revenue 172,108 229,631 230,464 231,318 232,200 253,300 254,236 255,199 256,189 257,213 198,521

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Operating Expenses
  RE Tax 28,948 29,457 30,338 31,248 32,187 33,153 34,146 35,171 36,226 37,313 38,431

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Operating Expenses 28,948 29,457 30,338 31,248 32,187 33,153 34,146 35,171 36,226 37,313 38,431

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Net Operating Income 143,160 200,174 200,126 200,070 200,013 220,147 220,090 220,028 219,963 219,900 160,090

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Leasing & Capital Costs
  Leasing Commissions 110102 99878

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Leasing & Capital Costs 110,102 99,878

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Cash Flow Before Debt Service 33,058 200,174 200,126 200,070 200,013 220,147 220,090 220,028 219,963 219,900 60,212
& Taxes  ======== ======== ======== ======== ======== ======== ======== ======== ======== ======== ========

$2,450,000

                                                                                     
                      For the     P.V. of     P.V. of     P.V. of     P.V. of     P.V. of
Analysis           Year      Annual    Cash Flow    Cash Flow    Cash Flow    Cash Flow    Cash Flow
 Period           Ending    Cash Flow     @  8.25%     @  8.50%     @  8.75%     @  9.00%     @  9.25%
________    ________  ___________  ___________  ___________  ___________  ___________  ___________

  Year  1   May-2013 $33,058 $30,539 $30,468 $30,398 $30,328 $30,259
  Year  2   May-2014 200,174 170,825 170,039 169,258 168,483 167,712
  Year  3   May-2015 200,126 157,768 156,680 155,602 154,534 153,476
  Year  4   May-2016 200,070 145,704 144,366 143,043 141,735 140,442
  Year  5   May-2017 200,013 134,561 133,017 131,496 129,994 128,514
  Year  6   May-2018 220,147 136,818 134,938 133,087 131,267 129,474
  Year  7   May-2019 220,090 126,359 124,335 122,348 120,396 118,482
  Year  8   May-2020 220,028 116,695 114,562 112,471 110,425 108,419
  Year  9   May-2021 219,963 107,771 105,556 103,392 101,277 99,210
  Year 10   May-2022 219,900 99,528 97,258 95,046 92,888 90,784

 ___________  ___________  ___________  ___________  ___________  ___________
  Total Cash Flow 1,933,569 1,226,568 1,211,219 1,196,141 1,181,327 1,166,772
  Property Resale @ 8.25% Cap 3,003,645 1,359,470 1,328,468 1,298,243 1268772 1240036

 ___________  ___________  ___________  ___________  ___________
  Total Property Present Value 2,586,038 2,539,687 2,494,384 2,450,099 2,406,808

 ======== ======== ======== ======== ===========

  Rounded to Thousands $2,586,000 $2,540,000 $2,494,000 $2,450,000 $2,407,000
 ======== ======== ======== ======== ===========

  Per SqFt $575 $564 $554 544.47 534.85

Percentage Value Distribution

  Assured Income
  Prospective Income 0.4743 0.4769 0.4795 0.4822 0.4848
  Prospective Property Resale 0.5257 0.5231 0.5205 0.5178 0.5152

 ======== ======== ======== ======== ===========
100.00% 100.00% 100.00% 100.00% 100.00%

HARBOR SQUARE - S4 (AS COMPLETE)



                                      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     Aug-2013     Aug-2014     Aug-2015     Aug-2016     Aug-2017     Aug-2018     Aug-2019     Aug-2020     Aug-2021     Aug-2022     Aug-2023

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Potential Gross Revenue
  Base Rental Revenue $214,832 $214,832 $214,832 $214,832 $220,203 $236,316 $236,315 $236,315 $236,315 $249,415 $288,717
  Absorption & Turnover Vacancy -48,119
  Base Rent Abatements -24,060 -48,119

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Scheduled Base Rental Revenue 214,832 214,832 214,832 214,832 220,203 236,316 236,315 236,315 236,315 177,236 240,598

  Expense Reimbursement Revenue
    RE Tax 25,024 29,676 30,566 31,482 32,428 33,400 34,401 35,433 36,496 31,265 38,719

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Total Reimbursement Revenue 25,024 29,676 30,566 31,482 32,428 33,400 34,401 35,433 36,496 31,265 38,719

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Potential Gross Revenue 239,856 244,508 245,398 246,314 252,631 269,716 270,716 271,748 272,811 208,501 279,317
  General Vacancy -9,920 -12,226 -12,269 -12,317 -12,632 -13,487 -13,535 -13,589 -13,640 -10,261 -4,104
  Collection Loss -1,984 -2,445 -2,454 -2,464 -2,527 -2,697 -2,707 -2,718 -2,727 -2,554 -2,326

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Effective Gross Revenue 227,952 229,837 230,675 231,533 237,472 253,532 254,474 255,441 256,444 195,686 272,887

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Operating Expenses
  RE Tax 28,948 29,674 30,561 31,479 32,424 33,398 34,397 35,431 36,493 37,588 38,714

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Operating Expenses 28,948 29,674 30,561 31,479 32,424 33,398 34,397 35,431 36,493 37,588 38,714

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Net Operating Income 199,004 200,163 200,114 200,054 205,048 220,134 220,077 220,010 219,951 158,098 234,173

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Leasing & Capital Costs
  Leasing Commissions 99878

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Leasing & Capital Costs 99,878

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Cash Flow Before Debt Service 199,004 200,163 200,114 200,054 205,048 220,134 220,077 220,010 219,951 58,220 234,173
& Taxes  ======== ========= ========= ========= ======== ======== ======== ======== ======== ======== ========

$2,700,000

                                                                                     
                      For the     P.V. of     P.V. of     P.V. of     P.V. of     P.V. of
Analysis           Year      Annual    Cash Flow    Cash Flow    Cash Flow    Cash Flow    Cash Flow
 Period           Ending    Cash Flow     @  8.25%     @  8.50%     @  8.75%     @  9.00%     @  9.25%
________    ________  ___________  ___________  ___________  ___________  ___________  ___________

  Year  1   Aug-2013 $199,004 $183,837 $183,414 $182,992 $182,572 $182,155
  Year  2   Aug-2014 200,163 170,816 170,030 169,249 168,473 167,703
  Year  3   Aug-2015 200,114 157,759 156,671 155,593 154,525 153,466
  Year  4   Aug-2016 200,054 145,692 144,354 143,031 141,723 140,431
  Year  5   Aug-2017 205,048 137,948 136,366 134,806 133,267 131,749
  Year  6   Aug-2018 220,134 136,811 134,930 133,080 131,259 129,467
  Year  7   Aug-2019 220,077 126,351 124,327 122,340 120,390 118,474
  Year  8   Aug-2020 220,010 116,686 114,552 112,463 110,416 108,410
  Year  9   Aug-2021 219,951 107,764 105,550 103,386 101,272 99,205
  Year 10   Aug-2022 58,220 26,351 25,750 25,164 24,593 24,036

 ___________  ___________  ___________  ___________  ___________  ___________
  Total Cash Flow 1,942,775 1,310,015 1,295,944 1,282,104 1,268,490 1,255,096
  Property Resale @ 8.25% Cap 3,202,152 1,449,315 1,416,265 1,384,042 1,352,624 1,321,988

 ___________  ___________  ___________  ___________  ___________
  Total Property Present Value $2,759,330 $2,712,209 $2,666,146 $2,621,114 $2,577,084

 ===========  ===========  =========== =========== ===========

  Rounded to Thousands $2,759,000 $2,712,000 $2,666,000 $2,621,000 $2,577,000
 ===========  ===========  =========== =========== ===========

  Per SqFt 613.18 602.71 592.48 582.47 572.69
                                              
                                                                                     

HARBOR SQUARE - S4  (AS STABILIZED)



S5 - Affordable Housing
DISCOUNTED CASH FLOW ANALYSIS

BEGINNING 09/11
 

                         

YEAR 1 2 3 4 5 6 7 8 9 10 Reversion
                         

Revenue
Adjusted Rental Income  $649,424  $668,906  $688,973  $709,642  $730,931  $752,859  $775,445  $798,708  $822,669  $847,349  $872,769
Vacancy & Credit Loss  (212,416) (33,445) (34,449) (35,482) (36,547) (37,643) (38,772) (39,935) (41,133) (42,367) (43,638)
Other Income 67,486 69,510  71,595  73,743  75,955  78,234  80,581  82,998  85,488  88,053  90,695

                       
Effective Gross Income  $504,493  $704,971  $726,119  $747,903  $770,339  $793,450  $817,254  $841,771  $867,024  $893,035  $919,826

Expenses
Real Estate Taxes  $92,791  $95,574  $98,441  $101,394  $104,436  $107,569  $110,796  $114,120  $117,544  $121,070  $124,702
Common Area Maintenance 156,000 160,680 165,500 170,465  175,579  180,846  186,271  191,859  197,615  203,543  209,649
Management Fee 5,045 7,050 7,261 7,479  7,703  7,935  8,173  8,418  8,670  8,930  9,198

Total Expenses  $253,835  $263,304  $271,202  $279,338  $287,718  $296,350  $305,240  $314,397  $323,829  $333,543  $343,549

Net Income  $250,658  $441,667  $454,917  $468,565  $482,621  $497,101  $512,014  $527,374  $543,195  $559,492  $576,277

Assumptions:
Income Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Credit Loss Allowance 32.71% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%  
Tax Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Op. Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Management Fee 1.00%
Cost of Sale 3.00%

EGI, EXPENSES, AND NOI Sale / Yield Matrix 

Terminal Cap Rate
6.25% 6.50% 6.75%

IRR
8.00% 7,215,289 7,055,953 6,908,421
8.25% 7,083,024 6,927,330 6,783,169
8.50% 6,953,800 6,801,657 6,660,784

Reconciled Value Indication: $6,927,330

Deferred Maintenance: $0

As-Is Value Indication (Rounded): $6,900,000

$132,692/Unit

$0

$100,000

$200,000

$300,000

$400,000

$500,000

$600,000

$700,000

$800,000

$900,000

$1,000,000

1 2 3 4 5 6 7 8 9 10
Year

EGI Total Expenses NOI



S5 - Affordable Housing (Stabilized)
DISCOUNTED CASH FLOW ANALYSIS

BEGINNING 03/12
 

                         

YEAR 1 2 3 4 5 6 7 8 9 10 Reversion
                         

Revenue
Adjusted Rental Income  $668,906  $688,973  $709,642  $730,931  $752,859  $775,445  $798,708  $822,669  $847,349  $872,769  $898,952
Vacancy & Credit Loss  (33,445) (34,449) (35,482) (36,547) (37,643) (38,772) (39,935) (41,133) (42,367) (43,638) (44,948)
Other Income 69,510 71,595  73,743  75,955  78,234  80,581  82,998  85,488  88,053  90,695  93,416

                       
Effective Gross Income  $704,971  $726,119  $747,903  $770,339  $793,450  $817,254  $841,771  $867,024  $893,035  $919,826  $947,420

Expenses
Real Estate Taxes  $95,574  $98,441  $101,394  $104,436  $107,569  $110,796  $114,120  $117,544  $121,070  $124,702  $128,443
Common Area Maintenance 160,680 165,500 170,465 175,579  180,846  186,271  191,859  197,615  203,543  209,649  215,938
Management Fee 7,050 7,261 7,479 7,703  7,935  8,173  8,418  8,670  8,930  9,198  9,474

Total Expenses  $263,304  $271,202  $279,338  $287,718  $296,350  $305,240  $314,397  $323,829  $333,543  $343,549  $353,855

Net Income  $441,667  $454,917  $468,565  $482,621  $497,101  $512,014  $527,374  $543,195  $559,492  $576,277  $593,565

Assumptions:
Income Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Credit Loss Allowance 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%  
Tax Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Op. Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Management Fee 1.00%
Cost of Sale 3.00%

EGI, EXPENSES, AND NOI Sale / Yield Matrix 

Terminal Cap Rate
6.25% 6.50% 6.75%

IRR
7.75% 7,741,489 7,573,526 7,418,004
8.00% 7,601,644 7,437,529 7,285,570
8.25% 7,465,019 7,304,655 7,156,169

Reconciled Value Indication: $7,437,529

Deferred Maintenance: $0

As-Is Value Indication (Rounded): $7,400,000

$142,308/Unit
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HARBOR POINT DEVELOPMENT  

 

ADDENDUM C 

HARBOR COMMONS – INDIVIDUAL CASH FLOWS 



C1
DISCOUNTED CASH FLOW ANALYSIS

BEGINNING 04/15
 

                         

YEAR 1 2 3 4 5 6 7 8 9 10 Reversion
                         

Revenue
Potential Rental Income $4,107,458 $4,230,681 $4,357,601 $4,488,329 $4,622,979 $4,761,668 $4,904,518 $5,051,654 $5,203,204 $5,359,300 $5,520,079
Adjusted Rental Income  $4,107,458  $4,230,681  $4,357,601  $4,488,329  $4,622,979  $4,761,668  $4,904,518  $5,051,654  $5,203,204  $5,359,300  $5,520,079
Vacancy & Credit Loss  (2,319,002) (211,534) (217,880) (224,416) (231,149) (238,083) (245,226) (252,583) (260,160) (267,965) (276,004)
Other Income 233,710 240,721  247,943  255,381  263,042  270,933  279,061  287,433  296,056  304,938  314,086

                       
Effective Gross Income  $2,022,165  $4,259,868  $4,387,664  $4,519,294  $4,654,872  $4,794,518  $4,938,353  $5,086,504  $5,239,100  $5,396,273  $5,558,161

Expenses
Real Estate Taxes  $514,149  $529,574  $545,461  $561,825  $578,680  $596,040  $613,921  $632,339  $651,309  $670,848  $690,973
Common Area Maintenance 716,431 737,924 760,062 782,864  806,350  830,541  855,457  881,121  907,555  934,782  962,825
Management Fee 60,665 127,796 131,630 135,579  139,646  143,836  148,151  152,595  157,173  161,888  166,745

Total Expenses  $1,291,246  $1,395,294  $1,437,153  $1,480,268  $1,524,676  $1,570,417  $1,617,529  $1,666,055  $1,716,037  $1,767,518  $1,820,543

Net Income  $730,920  $2,864,574  $2,950,511  $3,039,026  $3,130,196  $3,224,101  $3,320,824  $3,420,449  $3,523,063  $3,628,755  $3,737,618

Assumptions:
Income Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Credit Loss Allowance 56.46% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%  
Tax Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Op. Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Management Fee 3.00%
Cost of Sale 3.00%

EGI, EXPENSES, AND NOI Sale / Yield Matrix 

Terminal Cap Rate
6.75% 7.00% 7.25%

IRR
8.50% 42,375,877 41,527,464 40,737,562
8.75% 41,602,107 40,772,997 40,001,067
9.00% 40,845,963 40,035,674 39,281,268

Reconciled Value Indication: $40,772,997

Deferred Maintenance: $0

As-Is Value Indication (Rounded): $40,800,000

$255,000/Unit
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C1
DISCOUNTED CASH FLOW ANALYSIS

BEGINNING 04/16
 

                         

YEAR 1 2 3 4 5 6 7 8 9 10 Reversion
                         

Revenue
Adjusted Rental Income  $4,230,681  $4,357,601  $4,488,329  $4,622,979  $4,761,668  $4,904,518  $5,051,654  $5,203,204  $5,359,300  $5,520,079  $5,685,681
Vacancy & Credit Loss  (211,534) (217,880) (224,416) (231,149) (238,083) (245,226) (252,583) (260,160) (267,965) (276,004) (284,284)
Other Income 240,721 247,943  255,381  263,042  270,933  279,061  287,433  296,056  304,938  314,086  323,509

                       
Effective Gross Income  $4,259,868  $4,387,664  $4,519,294  $4,654,872  $4,794,518  $4,938,353  $5,086,504  $5,239,100  $5,396,273  $5,558,161  $5,724,906

Expenses
Real Estate Taxes  $529,574  $545,461  $561,825  $578,680  $596,040  $613,921  $632,339  $651,309  $670,848  $690,973  $711,702
Common Area Maintenance 737,924 760,062 782,864 806,350  830,541  855,457  881,121  907,555  934,782  962,825  991,710
Management Fee 127,796 131,630 135,579 139,646  143,836  148,151  152,595  157,173  161,888  166,745  171,747

Total Expenses  $1,395,294  $1,437,153  $1,480,268  $1,524,676  $1,570,417  $1,617,529  $1,666,055  $1,716,037  $1,767,518  $1,820,543  $1,875,159

Net Income  $2,864,574  $2,950,511  $3,039,026  $3,130,196  $3,224,101  $3,320,824  $3,420,449  $3,523,063  $3,628,755  $3,737,618  $3,849,747

Assumptions:
Income Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Credit Loss Allowance 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%  
Tax Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Op. Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Management Fee 3.00%
Cost of Sale 3.00%

EGI, EXPENSES, AND NOI Sale / Yield Matrix 

Terminal Cap Rate
6.75% 7.00% 7.25%

IRR
8.25% 46,413,560 45,519,302 44,686,717
8.50% 45,593,445 44,719,579 43,905,980
8.75% 44,791,988 43,938,005 43,142,917

Reconciled Value Indication: $44,719,579

Deferred Maintenance: $0

As-Is Value Indication (Rounded): $44,700,000

$279,375/Unit
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HARBOR COMMONS (CONDO C2)
DISCOUNTED SELLOUT CASH FLOW REPORT BEGINNING APRIL 1, 2014

Presales 2Q/2015 3Q/2015 4Q/2015 1Q/2016 2Q/2016 3Q/2016 4Q/2016 1Q/2017 2Q/2017 3Q/2017 4Q/2017 1Q/2018
Quarter 1 2 3 4 5 6 7 8 9 10 11 12 Totals

Number of Pre-Sold Units: 6 0 0 0 0 0 0 0 0 0 0 0 6
Number of Units Sold Per Quarter: 10 10 10 10 10 10 10 10 10 10 10 4 114
Cumulative Number of Units Sold: 16 26 36 46 56 66 76 86 96 106 116 120
Total Number of Units Closed in Quarter: 16 10 10 10 10 10 10 10 10 10 10 4 120
Cumulative Number of Units Closed: 16 26 36 46 56 66 76 86 96 106 116 120
Total Number of Remaining Units: 104 94 84 74 64 54 44 34 24 14 4 0
Average Number of Developer Units: 104 99 89 79 69 59 49 39 29 19 9 2
Average Price Per Unit: $694,892 $694,892 $700,100 $705,350 $710,640 $715,970 $721,340 $726,750 $732,200 $737,690 $743,220 $748,790 $754,410 $721,303

Closed Presales: $4,169,349 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $4,169,349
Closed Unit Sales: $0 $6,948,915 $7,001,000 $7,053,500 $7,106,400 $7,159,700 $7,213,400 $7,267,500 $7,322,000 $7,376,900 $7,432,200 $7,487,900 $3,017,640 $71,881,515

Total Income: $4,169,349 $6,948,915 $7,001,000 $7,053,500 $7,106,400 $7,159,700 $7,213,400 $7,267,500 $7,322,000 $7,376,900 $7,432,200 $7,487,900 $3,017,640 $76,050,865

Expenses:
Commissions: $166,774 $277,957 $280,040 $282,140 $284,256 $286,388 $288,536 $290,700 $292,880 $295,076 $297,288 $299,516 $120,706 $3,042,035
Closing Costs: 104,234 173,723 175,025 176,338 177,660 178,993 180,335 181,688 183,050 184,423 185,805 187,198 75,441 $1,901,272
Real Estate Taxes (Unsold Units): 0 208,000 198,000 178,000 158,000 138,000 118,000 98,000 78,000 58,000 38,000 18,000 4,000 $1,270,000
Association Fees (Unsold Units): 0 124,800 118,800 106,800 94,800 82,800 70,800 58,800 46,800 34,800 22,800 10,800 2,400 $762,000

Total Expenses: $271,008 $784,480 $771,865 $743,278 $714,716 $686,181 $657,671 $629,188 $600,730 $572,299 $543,893 $515,514 $202,547 $6,975,306
 

Net Income Before Profit: $3,898,342 $6,164,436 $6,229,135 $6,310,223 $6,391,684 $6,473,520 $6,555,729 $6,638,313 $6,721,270 $6,804,602 $6,888,307 $6,972,387 $2,815,093 $78,863,038
 

Profit (Quarterly Unit Sales): 10.00% $416,935 $694,892 $700,100 $705,350 $710,640 $715,970 $721,340 $726,750 $732,200 $737,690 $743,220 $748,790 $301,764 $7,605,086
Total Profit $416,935 $694,892 $700,100 $705,350 $710,640 $715,970 $721,340 $726,750 $732,200 $737,690 $743,220 $748,790 $301,764 $7,605,086

 
Net Income After Profit $3,481,407 $5,469,544 $5,529,035 $5,604,873 $5,681,044 $5,757,550 $5,834,389 $5,911,563 $5,989,070 $6,066,912 $6,145,087 $6,223,597 $2,513,329 $70,207,398

Quarterly Present Value Factor: 15.00% 1.000000 0.963855 0.929017 0.895438 0.863073 0.831878 0.801810 0.772829 0.744895 0.717971 0.692020 0.667008 0.642899  
Present Value of Cash Flow: $3,481,407 $5,271,850 $5,136,569 $5,018,818 $4,903,156 $4,789,577 $4,678,070 $4,568,625 $4,461,229 $4,355,868 $4,252,526 $4,151,187 $1,615,817 $56,684,699

Net Discounted Sellout Value $56,684,699
(Rounded): $56,700,000  

ASSUMPTIONS

Total Number Units: 120 Market Affordable
Sales Per Quarter: 10 Units  Units
Initial Unit Selling Price: $694,892 $639,625 $364,586
Initial Unit Selling Price Per SF: $543.20 $500.00 $285.00
Quarterly Price Change: 0.75%
Closing Costs Per Unit: 2.50%
Discount Rate: 15.00%
% Commissions: 4.00%
Taxes on Unsold Units ($ Per Quarter): $2,000
Condo Fees on Unsold Units ($ Per Quarter): $1,200
Profit on Presold Units: 10.00%
Profit on Unsold Units: 10.00%

Compiled by CBRE



Harbor Commons (C5)
DISCOUNTED SELLOUT CASH FLOW REPORT BEGINNING

Presales 3Q2013 4Q/2013 1Q/2014 2Q/2014 3Q/2014 4Q/2014 1Q/2015 2Q/2015 3Q/2015 4Q/2015 1Q/2016 2Q/2016 3Q/2016
Quarter 1 2 3 4 5 6 7 8 9 10 11 12 13

Number of Pre-Sold Units: 9 0 0 0 0 0 0 0 0 0 0 0 0 0
Number of Units Sold Per Quarter: 12 12 12 12 12 12 12 12 12 12 12 12 12
Cumulative Number of Units Sold: 24 36 48 60 72 84 96 108 120 132 144 156 168
Total Number of Units Closed in Quarter: 24 12 12 12 12 12 12 12 12 12 12 12 12
Cumulative Number of Units Closed: 24 36 48 60 72 84 96 108 120 132 144 156 168
Total Number of Remaining Units: 247 235 223 211 199 187 175 163 151 139 127 115 103
Average Number of Developer Units: 247 241 229 217 205 193 181 169 157 145 133 121 109
Average Price Per Unit: $675,031 $675,031 $680,090 $685,190 $690,330 $695,510 $700,730 $705,990 $711,280 $716,610 $721,980 $727,390 $732,850 $738,350

Closed Presales: $6,075,283 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Closed Unit Sales: $0 $10,125,471 $8,161,080 $8,222,280 $8,283,960 $8,346,120 $8,408,760 $8,471,880 $8,535,360 $8,599,320 $8,663,760 $8,728,680 $8,794,200 $8,860,200

Total Income: $6,075,283 $10,125,471 $8,161,080 $8,222,280 $8,283,960 $8,346,120 $8,408,760 $8,471,880 $8,535,360 $8,599,320 $8,663,760 $8,728,680 $8,794,200 $8,860,200

Expenses:
Commissions: $243,011 $405,019 $326,443 $328,891 $331,358 $333,845 $336,350 $338,875 $341,414 $343,973 $346,550 $349,147 $351,768 $354,408
Closing Costs: 151,882 253,137 204,027 205,557 207,099 208,653 210,219 211,797 213,384 214,983 216,594 218,217 219,855 221,505
Real Estate Taxes (Unsold Units): 0 494,000 482,000 458,000 434,000 410,000 386,000 362,000 338,000 314,000 290,000 266,000 242,000 218,000
Association Fees (Unsold Units): 0 296,400 289,200 274,800 260,400 246,000 231,600 217,200 202,800 188,400 174,000 159,600 145,200 130,800

Total Expenses: $394,893 $1,448,556 $1,301,670 $1,267,248 $1,232,857 $1,198,498 $1,164,169 $1,129,872 $1,095,598 $1,061,356 $1,027,144 $992,964 $958,823 $924,713

Net Income Before Profit: $5,680,389 $8,676,915 $6,859,410 $6,955,032 $7,051,103 $7,147,622 $7,244,591 $7,342,008 $7,439,762 $7,537,964 $7,636,616 $7,735,716 $7,835,377 $7,935,487

Profit (Quarterly Unit Sales): 10.00% $607,528 $1,012,547 $816,108 $822,228 $828,396 $834,612 $840,876 $847,188 $853,536 $859,932 $866,376 $872,868 $879,420 $886,020
Total Profit $607,528 $1,012,547 $816,108 $822,228 $828,396 $834,612 $840,876 $847,188 $853,536 $859,932 $866,376 $872,868 $879,420 $886,020

Net Income After Profit $5,072,861 $7,664,368 $6,043,302 $6,132,804 $6,222,707 $6,313,010 $6,403,715 $6,494,820 $6,586,226 $6,678,032 $6,770,240 $6,862,848 $6,955,957 $7,049,467
Quarterly Present Value Factor: 15.00% 1.000000 0.963855 0.929017 0.895438 0.863073 0.831878 0.801810 0.772829 0.744895 0.717971 0.692020 0.667008 0.642899 0.619662

Present Value of Cash Flow: $5,072,861 $7,387,343 $5,614,332 $5,491,548 $5,370,651 $5,251,652 $5,134,561 $5,019,383 $4,906,048 $4,794,635 $4,685,144 $4,577,572 $4,471,978 $4,368,284

Net Discounted Sellout Value $105,633,182
(Rounded): $105,600,000  

ASSUMPTIONS

Total Number Units: 271 Market Affordable
Sales Per Quarter: 12 Units  Units
Initial Unit Selling Price: $675,031 $639,625 $364,586
Initial Unit Selling Price Per SF: $527.68 $500.00 $285.00
Quarterly Price Change: 0.75%
Closing Costs Per Unit: 2.50%
Discount Rate: 15.00%
% Commissions: 4.00%
Taxes on Unsold Units ($ Per Quarter): $2,000
Condo Fees on Unsold Units ($ Per Quarter): $1,200
Profit on Presold Units: 10.00%
Profit on Unsold Units: 10.00%

Compiled by CBRE



Quarter

Number of Pre-Sold Units:
Number of Units Sold Per Quarter:
Cumulative Number of Units Sold:
Total Number of Units Closed in Quarter:
Cumulative Number of Units Closed:
Total Number of Remaining Units:
Average Number of Developer Units:
Average Price Per Unit:

Closed Presales:
Closed Unit Sales:

Total Income:

Expenses:
Commissions:
Closing Costs:
Real Estate Taxes (Unsold Units):
Association Fees (Unsold Units):

Total Expenses:

Net Income Before Profit:

Profit (Quarterly Unit Sales): 10.00%
Total Profit

Net Income After Profit
Quarterly Present Value Factor: 15.00%

Present Value of Cash Flow:

Net Discounted Sellout Value $105,633,182
(Rounded): $105,600,000

ASSUMPTIONS

Total Number Units: 271
Sales Per Quarter: 12
Initial Unit Selling Price: $675,031
Initial Unit Selling Price Per SF: $527.68
Quarterly Price Change: 0.75%
Closing Costs Per Unit: 2.50%
Discount Rate: 15.00%
% Commissions: 4.00%
Taxes on Unsold Units ($ Per Quarter): $2,000
Condo Fees on Unsold Units ($ Per Quarter): $1,200
Profit on Presold Units: 10.00%
Profit on Unsold Units: 10.00%

Compiled by CBRE

G APRIL 13, 2013
4Q/2016 1Q/2017 2Q/2017 3Q/2017 4Q/2017 1Q/2018 2Q/2018 3Q/2018 4Q/2018

14 15 16 17 18 19 20 21 22 Totals

0 0 0 0 0 0 0 0 0 9
12 12 12 12 12 12 12 12 7 259

180 192 204 216 228 240 252 264 271
12 12 12 12 12 12 12 12 7 271

180 192 204 216 228 240 252 264 271
91 79 67 55 43 31 19 7 0
97 85 73 61 49 37 25 13 4

$743,890 $749,470 $755,090 $760,750 $766,460 $772,210 $778,000 $783,840 $789,720 $450,457

$0 $0 $0 $0 $0 $0 $0 $0 $0 $6,075,283
$8,926,680 $8,993,640 $9,061,080 $9,129,000 $9,197,520 $9,266,520 $9,336,000 $9,406,080 $5,528,040 $191,045,631

$8,926,680 $8,993,640 $9,061,080 $9,129,000 $9,197,520 $9,266,520 $9,336,000 $9,406,080 $5,528,040 $197,120,913

$357,067 $359,746 $362,443 $365,160 $367,901 $370,661 $373,440 $376,243 $221,122 $5,810,310
223,167 224,841 226,527 228,225 229,938 231,663 233,400 235,152 138,201 $3,631,444
194,000 170,000 146,000 122,000 98,000 74,000 50,000 26,000 7,000 $5,204,000
116,400 102,000 87,600 73,200 58,800 44,400 30,000 15,600 4,200 $3,122,400

$890,634 $856,587 $822,570 $788,585 $754,639 $720,724 $686,840 $652,995 $370,523 $17,768,154
 

$8,036,046 $8,137,053 $8,238,510 $8,340,415 $8,442,881 $8,545,796 $8,649,160 $8,753,085 $5,157,517 $127,489,599
 

$892,668 $899,364 $906,108 $912,900 $919,752 $926,652 $933,600 $940,608 $552,804 $14,525,775
$892,668 $899,364 $906,108 $912,900 $919,752 $926,652 $933,600 $940,608 $552,804 $14,525,775

 
$7,143,378 $7,237,689 $7,332,402 $7,427,515 $7,523,129 $7,619,144 $7,715,560 $7,812,477 $4,604,713 $112,963,824
0.597264 0.575676 0.554869 0.534813 0.515483 0.496851 0.478892 0.461583 0.444899  

$4,266,484 $4,166,567 $4,068,521 $3,972,334 $3,878,043 $3,785,578 $3,694,923 $3,606,106 $2,048,634 $105,633,182



C6
DISCOUNTED CASH FLOW ANALYSIS

BEGINNING 04/12
 

                         

YEAR 1 2 3 4 5 6 7 8 9 10 Reversion
                         

Revenue
Adjusted Rental Income  $10,342,143  $10,652,407  $10,971,979  $11,301,138  $11,640,172  $11,989,377  $12,349,058  $12,719,530  $13,101,116  $13,494,149  $13,898,973
Vacancy & Credit Loss  (7,340,048) (1,516,488) (548,599) (565,057) (582,009) (599,469) (617,453) (635,977) (655,056) (674,707) (694,949)
Other Income 795,675 819,545  844,131  869,455  895,539  922,405  950,077  978,579  1,007,936  1,038,174  1,069,319

                       
Effective Gross Income  $3,797,770  $9,955,464  $11,267,511  $11,605,536  $11,953,702  $12,312,313  $12,681,682  $13,062,132  $13,453,996  $13,857,616  $14,273,343

Expenses
Real Estate Taxes  $1,378,475  $1,419,829  $1,462,424  $1,506,297  $1,551,486  $1,598,031  $1,645,972  $1,695,351  $1,746,212  $1,798,598  $1,852,556
Common Area Maintenance 2,048,863 2,110,329 2,173,639 2,238,848  2,306,013  2,375,193  2,446,449  2,519,842  2,595,437  2,673,300  2,753,499
Management Fee 113,933 298,664 338,025 348,166  358,611  369,369  380,450  391,864  403,620  415,728  428,200

Total Expenses  $3,541,271  $3,828,822  $3,974,088  $4,093,311  $4,216,110  $4,342,593  $4,472,871  $4,607,057  $4,745,269  $4,887,626  $5,034,255

Net Income  $256,498  $6,126,642  $7,293,423  $7,512,225  $7,737,592  $7,969,720  $8,208,811  $8,455,075  $8,708,727  $8,969,990  $9,239,088

Assumptions:
Income Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Credit Loss Allowance 70.97% 14.24% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%  
Tax Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Op. Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Management Fee 3.00%
Cost of Sale 3.00%

EGI, EXPENSES, AND NOI Sale / Yield Matrix 

Terminal Cap Rate
6.75% 7.00% 7.25%

IRR
8.50% 102,510,222 100,413,014 98,460,440
8.75% 100,604,534 98,555,042 96,646,894
9.00% 98,742,375 96,739,406 94,874,574

Reconciled Value Indication: $98,555,042

Deferred Maintenance: $0

As-Is Value Indication (Rounded): $98,600,000

$262,933/Unit
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C6 - AS STABILIZED
DISCOUNTED CASH FLOW ANALYSIS

BEGINNING 10/13
 

                         

YEAR 1 2 3 4 5 6 7 8 9 10 Reversion
                         

Revenue
Adjusted Rental Income  $10,971,979  $11,301,138  $11,640,172  $11,989,377  $12,349,058  $12,719,530  $13,101,116  $13,494,149  $13,898,973  $14,315,942  $14,745,420
Vacancy & Credit Loss  (548,599) (565,057) (582,009) (599,469) (617,453) (635,977) (655,056) (674,707) (694,949) (715,797) (737,271)
Other Income 844,131 869,455  895,539  922,405  950,077  978,579  1,007,936  1,038,174  1,069,319  1,101,399  1,134,441

                       
Effective Gross Income  $11,267,511  $11,605,536  $11,953,702  $12,312,313  $12,681,682  $13,062,132  $13,453,996  $13,857,616  $14,273,343  $14,701,544  $15,142,590

Expenses
Real Estate Taxes  $1,462,424  $1,506,297  $1,551,486  $1,598,031  $1,645,972  $1,695,351  $1,746,212  $1,798,598  $1,852,556  $1,908,133  $1,965,377
Common Area Maintenance 2,173,639 2,238,848 2,306,013 2,375,193  2,446,449  2,519,842  2,595,437  2,673,300  2,753,499  2,836,104  2,921,187
Management Fee 338,025 348,166 358,611 369,369  380,450  391,864  403,620  415,728  428,200  441,046  454,278

Total Expenses  $3,974,088  $4,093,311  $4,216,110  $4,342,593  $4,472,871  $4,607,057  $4,745,269  $4,887,626  $5,034,255  $5,185,283  $5,340,842

Net Income  $7,293,423  $7,512,225  $7,737,592  $7,969,720  $8,208,811  $8,455,075  $8,708,727  $8,969,990  $9,239,088  $9,516,261  $9,801,748

Assumptions:
Income Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Credit Loss Allowance 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%  
Tax Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Op. Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Management Fee 3.00%
Cost of Sale 3.00%

EGI, EXPENSES, AND NOI Sale / Yield Matrix 

Terminal Cap Rate
6.75% 7.00% 7.25%

IRR
8.25% 118,172,466 115,895,616 113,775,790
8.50% 116,084,390 113,859,461 111,787,976
8.75% 114,043,820 111,869,513 109,845,158

Reconciled Value Indication: $113,859,461

Deferred Maintenance: $0

As-Is Value Indication (Rounded): $113,900,000

$303,733/Unit

$0

$2,000,000

$4,000,000

$6,000,000

$8,000,000

$10,000,000

$12,000,000

$14,000,000

$16,000,000

1 2 3 4 5 6 7 8 9 10
Year

EGI Total Expenses NOI



C7
DISCOUNTED CASH FLOW ANALYSIS

BEGINNING 04/11
 

                         

YEAR 1 2 3 4 5 6 7 8 9 10 Reversion
                         

Revenue
Adjusted Rental Income  $9,368,549  $9,649,605  $9,939,093  $10,237,266  $10,544,384  $10,860,716  $11,186,537  $11,522,133  $11,867,797  $12,223,831  $12,590,546
Vacancy & Credit Loss  (5,289,326) (482,480) (496,955) (511,863) (527,219) (543,036) (559,327) (576,107) (593,390) (611,192) (629,527)
Other Income 692,160 712,925  734,313  756,342  779,032  802,403  826,475  851,269  876,807  903,111  930,204

                       
Effective Gross Income  $4,771,383  $9,880,050  $10,176,451  $10,481,745  $10,796,197  $11,120,083  $11,453,685  $11,797,295  $12,151,214  $12,515,750  $12,891,223

Expenses
Real Estate Taxes  $1,199,140  $1,235,114  $1,272,167  $1,310,332  $1,349,642  $1,390,131  $1,431,835  $1,474,790  $1,519,034  $1,564,605  $1,611,543
Common Area Maintenance 1,782,312 1,835,781 1,890,854 1,947,580  2,006,007  2,066,187  2,128,173  2,192,018  2,257,779  2,325,512  2,395,277
Management Fee 143,141 296,402 305,294 314,452  323,886  333,602  343,611  353,919  364,536  375,473  386,737

Total Expenses  $3,124,593  $3,367,297  $3,468,315  $3,572,364  $3,679,535  $3,789,920  $3,903,619  $4,020,727  $4,141,349  $4,265,590  $4,393,557

Net Income  $1,646,790  $6,512,754  $6,708,136  $6,909,381  $7,116,662  $7,330,163  $7,550,066  $7,776,568  $8,009,865  $8,250,161  $8,497,666

Assumptions:
Income Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Credit Loss Allowance 56.46% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%  
Tax Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Op. Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Management Fee 3.00%
Cost of Sale 3.00%

EGI, EXPENSES, AND NOI Sale / Yield Matrix 

Terminal Cap Rate
6.75% 7.00% 7.25%

IRR
8.50% 96,329,910 94,400,998 92,605,116
8.75% 94,570,737 92,685,712 90,930,690
9.00% 92,851,636 91,009,403 89,294,220

Reconciled Value Indication: $92,685,712

Deferred Maintenance: $0

As-Is Value Indication (Rounded): $92,700,000

$275,893/Unit
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C7 - As Stabilized
DISCOUNTED CASH FLOW ANALYSIS

BEGINNING 04/12
 

                         

YEAR 1 2 3 4 5 6 7 8 9 10 Reversion
                         

Revenue
Adjusted Rental Income  $9,649,605  $9,939,093  $10,237,266  $10,544,384  $10,860,716  $11,186,537  $11,522,133  $11,867,797  $12,223,831  $12,590,546  $12,968,262
Vacancy & Credit Loss  (482,480) (496,955) (511,863) (527,219) (543,036) (559,327) (576,107) (593,390) (611,192) (629,527) (648,413)
Other Income 712,925 734,313  756,342  779,032  802,403  826,475  851,269  876,807  903,111  930,204  958,110

                       
Effective Gross Income  $9,880,050  $10,176,451  $10,481,745  $10,796,197  $11,120,083  $11,453,685  $11,797,295  $12,151,214  $12,515,750  $12,891,223  $13,277,959

Expenses
Real Estate Taxes  $1,235,114  $1,272,167  $1,310,332  $1,349,642  $1,390,131  $1,431,835  $1,474,790  $1,519,034  $1,564,605  $1,611,543  $1,659,889
Common Area Maintenance 1,835,781 1,890,854 1,947,580 2,006,007  2,066,187  2,128,173  2,192,018  2,257,779  2,325,512  2,395,277  2,467,135
Management Fee 296,402 305,294 314,452 323,886  333,602  343,611  353,919  364,536  375,473  386,737  398,339

Total Expenses  $3,367,297  $3,468,315  $3,572,364  $3,679,535  $3,789,920  $3,903,619  $4,020,727  $4,141,349  $4,265,590  $4,393,557  $4,525,363

Net Income  $6,512,754  $6,708,136  $6,909,381  $7,116,662  $7,330,163  $7,550,066  $7,776,568  $8,009,865  $8,250,161  $8,497,666  $8,752,596

Assumptions:
Income Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Credit Loss Allowance 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%  
Tax Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Op. Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Management Fee 3.00%
Cost of Sale 3.00%

EGI, EXPENSES, AND NOI Sale / Yield Matrix 

Terminal Cap Rate
6.75% 7.00% 7.25%

IRR
8.25% 105,523,607 103,490,464 101,597,539
8.50% 103,659,032 101,672,254 99,822,495
8.75% 101,836,879 99,895,304 98,087,631

Reconciled Value Indication: $101,672,254

Deferred Maintenance: $0

As-Is Value Indication (Rounded): $101,700,000

$302,679/Unit
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C8
DISCOUNTED CASH FLOW ANALYSIS

BEGINNING 04/16
 

                         

YEAR 1 2 3 4 5 6 7 8 9 10 Reversion
                         

Revenue
Adjusted Rental Income  $15,287,590  $15,746,218  $16,218,605  $16,705,163  $17,206,318  $17,722,508  $18,254,183  $18,801,808  $19,365,862  $19,946,838  $20,545,243
Vacancy & Credit Loss  (11,959,354) (4,838,682) (810,930) (835,258) (860,316) (886,125) (912,709) (940,090) (968,293) (997,342) (1,027,262)
Other Income 1,182,112 1,217,575  1,254,102  1,291,725  1,330,477  1,370,391  1,411,503  1,453,848  1,497,463  1,542,387  1,588,659

                       
Effective Gross Income  $4,510,348  $12,125,111  $16,661,777  $17,161,630  $17,676,479  $18,206,774  $18,752,977  $19,315,566  $19,895,032  $20,491,883  $21,106,640

Expenses
Real Estate Taxes  $2,047,961  $2,109,400  $2,172,682  $2,237,862  $2,304,998  $2,374,148  $2,445,372  $2,518,733  $2,594,295  $2,672,124  $2,752,288
Common Area Maintenance 3,043,938 3,135,256 3,229,314 3,326,193  3,425,979  3,528,758  3,634,621  3,743,660  3,855,970  3,971,649  4,090,798
Management Fee 135,310 363,753 499,853 514,849  530,294  546,203  562,589  579,467  596,851  614,756  633,199

Total Expenses  $5,227,210  $5,608,409  $5,901,849  $6,078,904  $6,261,271  $6,449,109  $6,642,582  $6,841,860  $7,047,116  $7,258,529  $7,476,285

Net Income  ($716,862)  $6,516,702  $10,759,928  $11,082,726  $11,415,208  $11,757,665  $12,110,395  $12,473,706  $12,847,916  $13,233,354  $13,630,355

Assumptions:
Income Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Credit Loss Allowance 78.23% 30.73% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%  
Tax Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Op. Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Management Fee 3.00%
Cost of Sale 3.00%

EGI, EXPENSES, AND NOI Sale / Yield Matrix 

Terminal Cap Rate
6.75% 7.00% 7.25%

IRR
8.50% 148,080,836 144,986,840 142,106,224
8.75% 145,281,548 142,257,948 139,442,871
9.00% 142,546,399 139,591,435 136,840,262

Reconciled Value Indication: $142,257,948

Deferred Maintenance: $0

As-Is Value Indication (Rounded): $142,300,000

$287,475/Unit
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C8 - As Stabilized
DISCOUNTED CASH FLOW ANALYSIS

BEGINNING 04/18
 

                         

YEAR 1 2 3 4 5 6 7 8 9 10 Reversion
                         

Revenue
Adjusted Rental Income  $16,218,605  $16,705,163  $17,206,318  $17,722,508  $18,254,183  $18,801,808  $19,365,862  $19,946,838  $20,545,243  $21,161,600  $21,796,448
Vacancy & Credit Loss  (810,930) (835,258) (860,316) (886,125) (912,709) (940,090) (968,293) (997,342) (1,027,262) (1,058,080) (1,089,822)
Other Income 1,254,102 1,291,725  1,330,477  1,370,391  1,411,503  1,453,848  1,497,463  1,542,387  1,588,659  1,636,319  1,685,409

                       
Effective Gross Income  $16,661,777  $17,161,630  $17,676,479  $18,206,774  $18,752,977  $19,315,566  $19,895,032  $20,491,883  $21,106,640  $21,739,839  $22,392,035

Expenses
Real Estate Taxes  $2,172,682  $2,237,862  $2,304,998  $2,374,148  $2,445,372  $2,518,733  $2,594,295  $2,672,124  $2,752,288  $2,834,857  $2,919,903
Common Area Maintenance 3,229,314 3,326,193 3,425,979 3,528,758  3,634,621  3,743,660  3,855,970  3,971,649  4,090,798  4,213,522  4,339,928
Management Fee 499,853 514,849 530,294 546,203  562,589  579,467  596,851  614,756  633,199  652,195  671,761

Total Expenses  $5,901,849  $6,078,904  $6,261,271  $6,449,109  $6,642,582  $6,841,860  $7,047,116  $7,258,529  $7,476,285  $7,700,574  $7,931,592

Net Income  $10,759,928  $11,082,726  $11,415,208  $11,757,665  $12,110,395  $12,473,706  $12,847,916  $13,233,354  $13,630,355  $14,039,265  $14,460,443

Assumptions:
Income Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Credit Loss Allowance 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%  
Tax Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Op. Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Management Fee 3.00%
Cost of Sale 3.00%

EGI, EXPENSES, AND NOI Sale / Yield Matrix 

Terminal Cap Rate
6.75% 7.00% 7.25%

IRR
8.25% 174,338,914 170,979,894 167,852,532
8.50% 171,258,391 167,975,971 164,919,925
8.75% 168,247,954 165,040,216 162,053,701

Reconciled Value Indication: $167,975,971

Deferred Maintenance: $0

As-Is Value Indication (Rounded): $168,000,000

$339,394/Unit
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HARBOR POINT DEVELOPMENT  

 

ADDENDUM D 

HARBOR PARK – INDIVIDUAL CASH FLOWS 



HARBOR PARK (CONDO P1)
DISCOUNTED SELLOUT CASH FLOW REPORT BEGINNING JULY 1, 2012

Presales 3Q2012 4Q/2012 1Q/2013 2Q/2013 3Q/2013 4Q/2013 1Q/2014 2Q/2014 3Q/2014 4Q/2014 1Q/2015 2Q/2015
Quarter 1 2 3 4 5 6 7 8 9 10 11 12

Number of Pre-Sold Units: 9 0 0 0 0 0 0 0 0 0 0 0
Number of Units Sold Per Quarter: 9 9 9 9 9 9 9 9 9 9 9 9
Cumulative Number of Units Sold: 18 27 36 45 54 63 72 81 90 99 108 117
Total Number of Units Closed in Quarter: 18 9 9 9 9 9 9 9 9 9 9 9
Cumulative Number of Units Closed: 18 27 36 45 54 63 72 81 90 99 108 117
Total Number of Remaining Units: 182 173 164 155 146 137 128 119 110 101 92 83
Average Number of Developer Units: 182 178 169 160 151 142 133 124 115 106 97 88
Average Price Per Unit: $903,087 $903,087 $909,860 $916,680 $923,560 $930,490 $937,470 $944,500 $951,580 $958,720 $965,910 $973,150 $980,450

Closed Presales: $8,127,782 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Closed Unit Sales: $0 $8,127,782 $8,188,740 $8,250,120 $8,312,040 $8,374,410 $8,437,230 $8,500,500 $8,564,220 $8,628,480 $8,693,190 $8,758,350 $8,824,050

Total Income: $8,127,782 $8,127,782 $8,188,740 $8,250,120 $8,312,040 $8,374,410 $8,437,230 $8,500,500 $8,564,220 $8,628,480 $8,693,190 $8,758,350 $8,824,050

Expenses:
Commissions: $325,111 $325,111 $327,550 $330,005 $332,482 $334,976 $337,489 $340,020 $342,569 $345,139 $347,728 $350,334 $352,962
Closing Costs: 203,195 203,195 204,719 206,253 207,801 209,360 210,931 212,513 214,106 215,712 217,330 218,959 220,601
Real Estate Taxes (Unsold Units): 0 364,000 355,000 337,000 319,000 301,000 283,000 265,000 247,000 229,000 211,000 193,000 175,000
Association Fees (Unsold Units): 0 218,400 213,000 202,200 191,400 180,600 169,800 159,000 148,200 137,400 126,600 115,800 105,000

Total Expenses: $528,306 $1,110,706 $1,100,268 $1,075,458 $1,050,683 $1,025,937 $1,001,220 $976,533 $951,874 $927,251 $902,657 $878,093 $853,563

Net Income Before Profit: $7,599,476 $7,017,076 $7,088,472 $7,174,662 $7,261,357 $7,348,473 $7,436,010 $7,523,968 $7,612,346 $7,701,229 $7,790,533 $7,880,257 $7,970,487

Profit (Quarterly Unit Sales): 10.00% $812,778 $812,778 $818,874 $825,012 $831,204 $837,441 $843,723 $850,050 $856,422 $862,848 $869,319 $875,835 $882,405
Total Profit $812,778 $812,778 $818,874 $825,012 $831,204 $837,441 $843,723 $850,050 $856,422 $862,848 $869,319 $875,835 $882,405

Net Income After Profit $6,786,698 $6,204,298 $6,269,598 $6,349,650 $6,430,153 $6,511,032 $6,592,287 $6,673,918 $6,755,924 $6,838,381 $6,921,214 $7,004,422 $7,088,082
Quarterly Present Value Factor: 15.00% 1.000000 0.963855 0.929017 0.895438 0.863073 0.831878 0.801810 0.772829 0.744895 0.717971 0.692020 0.667008 0.642899

Present Value of Cash Flow: $6,786,698 $5,980,046 $5,824,565 $5,685,720 $5,549,692 $5,416,382 $5,285,760 $5,157,795 $5,032,455 $4,909,761 $4,789,622 $4,672,004 $4,556,921

Net Discounted Sellout Value $106,659,838
(Rounded): $106,700,000  

ASSUMPTIONS

Total Number Units: 200
Sales Per Quarter: 9
Initial Unit Selling Price: $903,087
Initial Unit Selling Price Per SF: $705.95
Quarterly Price Change: 0.75%
Closing Costs Per Unit: 2.50%
Discount Rate: 15.00%
% Commissions: 4.00%
Overhead and Marketing: 0.00%
Taxes on Unsold Units ($ Per Quarter): $2,000
Condo Fees on Unsold Units ($ Per Quarter): $1,200
Profit on Presold Units: 10.00%
Profit on Unsold Units: 10.00%

Compiled by CBRE



Quarter

Number of Pre-Sold Units:
Number of Units Sold Per Quarter:
Cumulative Number of Units Sold:
Total Number of Units Closed in Quarter:
Cumulative Number of Units Closed:
Total Number of Remaining Units:
Average Number of Developer Units:
Average Price Per Unit:

Closed Presales:
Closed Unit Sales:

Total Income:

Expenses:
Commissions:
Closing Costs:
Real Estate Taxes (Unsold Units):
Association Fees (Unsold Units):

Total Expenses:

Net Income Before Profit:

Profit (Quarterly Unit Sales): 10.00%
Total Profit

Net Income After Profit
Quarterly Present Value Factor: 15.00%

Present Value of Cash Flow:

Net Discounted Sellout Value $106,659,838
(Rounded): $106,700,000

ASSUMPTIONS

Total Number Units: 200
Sales Per Quarter: 9
Initial Unit Selling Price: $903,087
Initial Unit Selling Price Per SF: $705.95
Quarterly Price Change: 0.75%
Closing Costs Per Unit: 2.50%
Discount Rate: 15.00%
% Commissions: 4.00%
Overhead and Marketing: 0.00%
Taxes on Unsold Units ($ Per Quarter): $2,000
Condo Fees on Unsold Units ($ Per Quarter): $1,200
Profit on Presold Units: 10.00%
Profit on Unsold Units: 10.00%

Compiled by CBRE

HARBOR PARK (CONDO P1)
DISCOUNTED SELLOUT CASH FLOW REPORT BEGINNING JULY 1, 2012

3Q/2015 4Q/2015 1Q/2016 2Q/2016 3Q/2016 4Q/2016 1Q/2017 2Q/2017 3Q/2017 4Q/2017
13 14 15 16 17 18 19 20 21 22 Totals

0 0 0 0 0 0 0 0 0 0 9
9 9 9 9 9 9 9 9 9 2 191

126 135 144 153 162 171 180 189 198 200
9 9 9 9 9 9 9 9 9 2 200

126 135 144 153 162 171 180 189 198 200
74 65 56 47 38 29 20 11 2 0
79 70 61 52 43 34 25 16 7 1

$987,800 $995,210 $1,002,670 $1,010,190 $1,017,770 $1,025,400 $1,033,090 $1,040,840 $1,048,650 $1,056,510 $971,772

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $8,127,782
$8,890,200 $8,956,890 $9,024,030 $9,091,710 $9,159,930 $9,228,600 $9,297,810 $9,367,560 $9,437,850 $2,113,020 $186,226,712

$8,890,200 $8,956,890 $9,024,030 $9,091,710 $9,159,930 $9,228,600 $9,297,810 $9,367,560 $9,437,850 $2,113,020 $194,354,494

$355,608 $358,276 $360,961 $363,668 $366,397 $369,144 $371,912 $374,702 $377,514 $84,521 $3,688,180
222,255 223,922 225,601 227,293 228,998 230,715 232,445 234,189 235,946 52,826 $2,305,112
157,000 139,000 121,000 103,000 85,000 67,000 49,000 31,000 13,000 2,000 $2,911,000
94,200 83,400 72,600 61,800 51,000 40,200 29,400 18,600 7,800 1,200 $1,746,600

$829,063 $804,598 $780,162 $755,761 $731,395 $707,059 $682,758 $658,491 $634,260 $140,546 $10,650,892
 

$8,061,137 $8,152,292 $8,243,868 $8,335,949 $8,428,535 $8,521,541 $8,615,052 $8,709,069 $8,803,590 $1,972,474 $175,247,852
 

$889,020 $895,689 $902,403 $909,171 $915,993 $922,860 $929,781 $936,756 $943,785 $211,302 $19,435,449
$889,020 $895,689 $902,403 $909,171 $915,993 $922,860 $929,781 $936,756 $943,785 $211,302 $19,435,449

 
$7,172,117 $7,256,603 $7,341,465 $7,426,778 $7,512,542 $7,598,681 $7,685,271 $7,772,313 $7,859,805 $1,761,172 $155,812,402
0.619662 0.597264 0.575676 0.554869 0.534813 0.515483 0.496851 0.478892 0.461583 0.444899  

$4,444,286 $4,334,110 $4,226,308 $4,120,887 $4,017,807 $3,916,989 $3,818,433 $3,722,101 $3,627,952 $783,544 $106,659,838



Harbor Park (P2)
DISCOUNTED SELLOUT CASH FLOW REPORT BEGINNING JUNE 1, 2013

Presales 3Q2013 4Q/2013 1Q/2014 2Q/2014 3Q/2014 4Q/2014 1Q/2015 2Q/2015 3Q/2015 4Q/2015 1Q/2016
Quarter 1 2 3 4 5 6 7 8 9 10 11 Totals

Number of Pre-Sold Units: 12 0 0 0 0 0 0 0 0 0 0 0 12
Number of Units Sold Per Quarter: 12 12 12 12 12 12 12 12 12 12 4 124
Cumulative Number of Units Sold: 24 36 48 60 72 84 96 108 120 132 136
Total Number of Units Closed in Quarter: 24 12 12 12 12 12 12 12 12 12 4 136
Cumulative Number of Units Closed: 24 36 48 60 72 84 96 108 120 132 136
Total Number of Remaining Units: 112 100 88 76 64 52 40 28 16 4 0
Average Number of Developer Units: 112 106 94 82 70 58 46 34 22 10 2
Average Price Per Unit: $930,486 $930,486 $937,460 $944,490 $951,570 $958,710 $965,900 $973,140 $980,440 $987,790 $995,200 $1,002,660 $931,383

Closed Presales: $11,165,830 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $11,165,830
Closed Unit Sales: $0 $11,165,830 $11,249,520 $11,333,880 $11,418,840 $11,504,520 $11,590,800 $11,677,680 $11,765,280 $11,853,480 $11,942,400 $4,010,640 $119,512,870

Total Income: $11,165,830 $11,165,830 $11,249,520 $11,333,880 $11,418,840 $11,504,520 $11,590,800 $11,677,680 $11,765,280 $11,853,480 $11,942,400 $4,010,640 $130,678,699

Expenses:
Commissions: $446,633 $446,633 $449,981 $453,355 $456,754 $460,181 $463,632 $467,107 $470,611 $474,139 $477,696 $160,426 $5,227,148
Closing Costs: 279,146 279,146 281,238 283,347 285,471 287,613 289,770 291,942 294,132 296,337 298,560 100,266 $3,266,967
Real Estate Taxes (Unsold Units): 0 224,000 212,000 188,000 164,000 140,000 116,000 92,000 68,000 44,000 20,000 4,000 $1,272,000
Association Fees (Unsold Units): 0 134,400 127,200 112,800 98,400 84,000 69,600 55,200 40,800 26,400 12,000 2,400 $763,200

Total Expenses: $725,779 $1,084,179 $1,070,419 $1,037,502 $1,004,625 $971,794 $939,002 $906,249 $873,543 $840,876 $808,256 $267,092 $10,529,315
 

Net Income Before Profit: $10,440,051 $10,081,651 $10,179,101 $10,296,378 $10,414,215 $10,532,726 $10,651,798 $10,771,431 $10,891,737 $11,012,604 $11,134,144 $3,743,548 $120,149,384
 

Profit (Quarterly Unit Sales): 10.00% $1,116,583 $1,116,583 $1,124,952 $1,133,388 $1,141,884 $1,150,452 $1,159,080 $1,167,768 $1,176,528 $1,185,348 $1,194,240 $401,064 $13,067,870
Total Profit $1,116,583 $1,116,583 $1,124,952 $1,133,388 $1,141,884 $1,150,452 $1,159,080 $1,167,768 $1,176,528 $1,185,348 $1,194,240 $401,064 $13,067,870

 
Net Income After Profit $9,323,468 $8,965,068 $9,054,149 $9,162,990 $9,272,331 $9,382,274 $9,492,718 $9,603,663 $9,715,209 $9,827,256 $9,939,904 $3,342,484 $107,081,514

Quarterly Present Value Factor: 15.00% 1.000000 0.963855 0.929017 0.895438 0.863073 0.831878 0.801810 0.772829 0.744895 0.717971 0.692020 0.667008  
Present Value of Cash Flow: $9,323,468 $8,641,029 $8,411,461 $8,204,892 $8,002,700 $7,804,905 $7,611,354 $7,421,987 $7,236,812 $7,055,687 $6,878,617 $2,229,463 $88,822,374

Net Discounted Sellout Value $88,822,374
(Rounded): $88,800,000  

ASSUMPTIONS

Total Number Units: 136
Sales Per Quarter: 9
Initial Unit Selling Price: $930,486
Initial Unit Selling Price Per SF: $727.37
Quarterly Price Change: 0.75%
Closing Costs Per Unit: 2.50%
Discount Rate: 15.00%
% Commissions: 4.00%
Overhead and Marketing: 0.00%
Taxes on Unsold Units ($ Per Quarter): $2,000
Condo Fees on Unsold Units ($ Per Quarter): $1,200
Profit on Presold Units: 10.00%
Profit on Unsold Units: 10.00%

Compiled by CBRE



HARBOR PARK (P3)
DISCOUNTED SELLOUT CASH FLOW REPORT BEGINNING JUNE 1, 2014

Presales 3Q/2014 4Q/2014 1Q/2015 2Q/2015 3Q/2015 4Q/2015 1Q/2016 2Q/2016 3Q/2016 4Q/2016 1Q/2017 2Q/2017 3Q/2017
Quarter 1 2 3 4 5 6 7 8 9 10 11 12 13

Number of Pre-Sold Units: 12 0 0 0 0 0 0 0 0 0 0 0 0 0
Number of Units Sold Per Quarter: 12 12 12 12 12 12 12 12 12 12 12 12 12
Cumulative Number of Units Sold: 24 36 48 60 72 84 96 108 120 132 144 156 168
Total Number of Units Closed in Quarter: 24 12 12 12 12 12 12 12 12 12 12 12 12
Cumulative Number of Units Closed: 24 36 48 60 72 84 96 108 120 132 144 156 168
Total Number of Remaining Units: 226 214 202 190 178 166 154 142 130 118 106 94 82
Average Number of Developer Units: 226 220 208 196 184 172 160 148 136 124 112 100 88
Average Price Per Unit: $958,716 $958,716 $965,910 $973,150 $980,450 $987,800 $995,210 $1,002,670 $1,010,190 $1,017,770 $1,025,400 $1,033,090 $1,040,840 $1,048,650

Closed Presales: $11,504,592 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Closed Unit Sales: $0 $11,504,592 $11,590,920 $11,677,800 $11,765,400 $11,853,600 $11,942,520 $12,032,040 $12,122,280 $12,213,240 $12,304,800 $12,397,080 $12,490,080 $12,583,800

Total Income: $11,504,592 $11,504,592 $11,590,920 $11,677,800 $11,765,400 $11,853,600 $11,942,520 $12,032,040 $12,122,280 $12,213,240 $12,304,800 $12,397,080 $12,490,080 $12,583,800

Expenses:
Commissions: $460,184 $460,184 $463,637 $467,112 $470,616 $474,144 $477,701 $481,282 $484,891 $488,530 $492,192 $495,883 $499,603 $503,352
Closing Costs: 287,615 287,615 289,773 291,945 294,135 296,340 298,563 300,801 303,057 305,331 307,620 309,927 312,252 314,595
Real Estate Taxes (Unsold Units): 0 452,000 440,000 416,000 392,000 368,000 344,000 320,000 296,000 272,000 248,000 224,000 200,000 176,000
Association Fees (Unsold Units): 0 271,200 264,000 249,600 235,200 220,800 206,400 192,000 177,600 163,200 148,800 134,400 120,000 105,600

Total Expenses: $747,798 $1,470,998 $1,457,410 $1,424,657 $1,391,951 $1,359,284 $1,326,664 $1,294,083 $1,261,548 $1,229,061 $1,196,612 $1,164,210 $1,131,855 $1,099,547

Net Income Before Profit: $10,756,793 $10,033,593 $10,133,510 $10,253,143 $10,373,449 $10,494,316 $10,615,856 $10,737,957 $10,860,732 $10,984,179 $11,108,188 $11,232,870 $11,358,225 $11,484,253

Profit (Quarterly Unit Sales): 10.00% $1,150,459 $1,150,459 $1,159,092 $1,167,780 $1,176,540 $1,185,360 $1,194,252 $1,203,204 $1,212,228 $1,221,324 $1,230,480 $1,239,708 $1,249,008 $1,258,380
Total Profit $1,150,459 $1,150,459 $1,159,092 $1,167,780 $1,176,540 $1,185,360 $1,194,252 $1,203,204 $1,212,228 $1,221,324 $1,230,480 $1,239,708 $1,249,008 $1,258,380

Net Income After Profit $9,606,334 $8,883,134 $8,974,418 $9,085,363 $9,196,909 $9,308,956 $9,421,604 $9,534,753 $9,648,504 $9,762,855 $9,877,708 $9,993,162 $10,109,217 $10,225,873
Quarterly Present Value Factor: 15.00% 1.000000 0.963855 0.929017 0.895438 0.863073 0.831878 0.801810 0.772829 0.744895 0.717971 0.692020 0.667008 0.642899 0.619662

Present Value of Cash Flow: $9,606,334 $8,562,057 $8,337,390 $8,135,382 $7,937,605 $7,743,913 $7,554,335 $7,368,731 $7,187,124 $7,009,449 $6,835,576 $6,665,516 $6,499,205 $6,336,581

Discounted Sellout Value $144,991,792
Plus: Retail Condominium

Net Discounted Sellout Value $144,991,792
(Rounded): $145,000,000  

ASSUMPTIONS

Total Number Units: 250
Sales Per Quarter: 12
Initial Unit Selling Price: $958,716
Initial Unit Selling Price Per SF: $749.44
Quarterly Price Change: 0.75%
Closing Costs Per Unit: 2.50%
Discount Rate: 15.00%
% Commissions: 4.00%
Overhead and Marketing: 0.00%
Taxes on Unsold Units ($ Per Quarter): $2,000
Condo Fees on Unsold Units ($ Per Quarter): $1,200
Profit on Presold Units: 10.00%
Profit on Unsold Units: 10.00%

Compiled by CBRE



Quarter

Number of Pre-Sold Units:
Number of Units Sold Per Quarter:
Cumulative Number of Units Sold:
Total Number of Units Closed in Quarter:
Cumulative Number of Units Closed:
Total Number of Remaining Units:
Average Number of Developer Units:
Average Price Per Unit:

Closed Presales:
Closed Unit Sales:

Total Income:

Expenses:
Commissions:
Closing Costs:
Real Estate Taxes (Unsold Units):
Association Fees (Unsold Units):

Total Expenses:

Net Income Before Profit:

Profit (Quarterly Unit Sales): 10.00%
Total Profit

Net Income After Profit
Quarterly Present Value Factor: 15.00%

Present Value of Cash Flow:

Discounted Sellout Value $144,991,792
Plus: Retail Condominium

Net Discounted Sellout Value $144,991,792
(Rounded): $145,000,000

ASSUMPTIONS

Total Number Units: 250
Sales Per Quarter: 12
Initial Unit Selling Price: $958,716
Initial Unit Selling Price Per SF: $749.44
Quarterly Price Change: 0.75%
Closing Costs Per Unit: 2.50%
Discount Rate: 15.00%
% Commissions: 4.00%
Overhead and Marketing: 0.00%
Taxes on Unsold Units ($ Per Quarter): $2,000
Condo Fees on Unsold Units ($ Per Quarter): $1,200
Profit on Presold Units: 10.00%
Profit on Unsold Units: 10.00%

Compiled by CBRE

HARBOR PARK (P3)
DISCOUNTED SELLOUT CASH FLOW REPORT BEGINNING JUNE 1, 2014

4Q/2017 1Q/2018 2Q/2018 3Q/2018 4Q/2018 1Q/2019 2Q/2019 3Q/2019
14 15 16 17 18 19 20 21 Totals

0 0 0 0 0 0 0 0 12
12 12 12 12 12 12 10 0 238

180 192 204 216 228 240 250 250
12 12 12 12 12 12 10 0 250

180 192 204 216 228 240 250 250
70 58 46 34 22 10 0 0
76 64 52 40 28 16 5 0

$1,056,510 $1,064,430 $1,072,410 $1,080,450 $1,088,550 $1,096,710 $1,104,940 $0 $1,026,163

$0 $0 $0 $0 $0 $0 $0 $0 $11,504,592
$12,678,120 $12,773,160 $12,868,920 $12,965,400 $13,062,600 $13,160,520 $11,049,400 $0 $245,036,272

$12,678,120 $12,773,160 $12,868,920 $12,965,400 $13,062,600 $13,160,520 $11,049,400 $0 $256,540,863

$507,125 $510,926 $514,757 $518,616 $522,504 $526,421 $441,976 $0 $9,801,451
316,953 319,329 321,723 324,135 326,565 329,013 276,235 0 $6,125,907
152,000 128,000 104,000 80,000 56,000 32,000 10,000 0 $4,710,000
91,200 76,800 62,400 48,000 33,600 19,200 6,000 0 $2,826,000

$1,067,278 $1,035,055 $1,002,880 $970,751 $938,669 $906,634 $734,211 $0 $23,463,358
 

$11,610,842 $11,738,105 $11,866,040 $11,994,649 $12,123,931 $12,253,886 $10,315,189 $0 $221,572,914
 

$1,267,812 $1,277,316 $1,286,892 $1,296,540 $1,306,260 $1,316,052 $1,104,940 $0 $24,503,627
$1,267,812 $1,277,316 $1,286,892 $1,296,540 $1,306,260 $1,316,052 $1,104,940 $0 $24,503,627

 
$10,343,030 $10,460,789 $10,579,148 $10,698,109 $10,817,671 $10,937,834 $9,210,249 $0 $206,675,621

0.597264 0.575676 0.554869 0.534813 0.515483 0.496851 0.478892 0.461583  
$6,177,522 $6,022,029 $5,870,039 $5,721,491 $5,576,322 $5,434,472 $4,410,718 $0 $144,991,792



Harbor Park (P4)
DISCOUNTED SELLOUT CASH FLOW REPORT BEGINNING JUNE 1, 2017

Presales 3Q/2017 4Q/2017 1Q/2018 2Q/2018 3Q/2018 4Q/2018 1Q/2019 2Q/2019 3Q/2019 4Q/2019 1Q/2020 2Q/2020 3Q/2020 4Q/2020
Quarter 1 2 3 4 5 6 7 8 9 10 11 12 13 14 Totals

Number of Pre-Sold Units: 12 0 0 0 0 0 0 0 0 0 0 0 0 0 0 12
Number of Units Sold Per Quarter: 12 12 12 12 12 12 12 12 12 12 12 12 12 12 168
Cumulative Number of Units Sold: 24 36 48 60 72 84 96 108 120 132 144 156 168 180
Total Number of Units Closed in Quarter: 24 12 12 12 12 12 12 12 12 12 12 12 12 12 180
Cumulative Number of Units Closed: 24 36 48 60 72 84 96 108 120 132 144 156 168 180
Total Number of Remaining Units: 156 144 132 120 108 96 84 72 60 48 36 24 12 0
Average Number of Developer Units: 156 150 138 126 114 102 90 78 66 54 42 30 18 6
Average Price Per Unit: $1,048,650 $1,048,650 $1,056,520 $1,064,440 $1,072,420 $1,080,460 $1,088,560 $1,096,720 $1,104,950 $1,113,240 $1,121,590 $1,130,000 $1,138,480 $1,147,020 $1,155,620 $1,097,821

Closed Presales: $12,583,802 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $12,583,802
Closed Unit Sales: $0 $12,583,802 $12,678,240 $12,773,280 $12,869,040 $12,965,520 $13,062,720 $13,160,640 $13,259,400 $13,358,880 $13,459,080 $13,560,000 $13,661,760 $13,764,240 $13,867,440 $185,024,042

Total Income: $12,583,802 $12,583,802 $12,678,240 $12,773,280 $12,869,040 $12,965,520 $13,062,720 $13,160,640 $13,259,400 $13,358,880 $13,459,080 $13,560,000 $13,661,760 $13,764,240 $13,867,440 $197,607,844

Expenses:
Commissions: $503,352 $503,352 $507,130 $510,931 $514,762 $518,621 $522,509 $526,426 $530,376 $534,355 $538,363 $542,400 $546,470 $550,570 $554,698 $7,904,314
Closing Costs: 314,595 314,595 316,956 319,332 321,726 324,138 326,568 329,016 331,485 333,972 336,477 339,000 341,544 344,106 346,686 $4,940,196
Overhead & Marketing (Sold Inventory): 0 0 0 0 0 0 0 0 0 0 0 0 0 0 $0
Real Estate Taxes (Unsold Units): 0 312,000 300,000 276,000 252,000 228,000 204,000 180,000 156,000 132,000 108,000 84,000 60,000 36,000 12,000 $2,340,000
Association Fees (Unsold Units): 0 187,200 180,000 165,600 151,200 136,800 122,400 108,000 93,600 79,200 64,800 50,400 36,000 21,600 7,200 $1,404,000

Total Expenses: $817,947 $1,317,147 $1,304,086 $1,271,863 $1,239,688 $1,207,559 $1,175,477 $1,143,442 $1,111,461 $1,079,527 $1,047,640 $1,015,800 $984,014 $952,276 $920,584 $16,588,510
 

Net Income Before Profit: $11,765,855 $11,266,655 $11,374,154 $11,501,417 $11,629,352 $11,757,961 $11,887,243 $12,017,198 $12,147,939 $12,279,353 $12,411,440 $12,544,200 $12,677,746 $12,811,964 $12,946,856 $181,019,334
 

Profit (Quarterly Unit Sales): 10.00% $1,258,380 $1,258,380 $1,267,824 $1,277,328 $1,286,904 $1,296,552 $1,306,272 $1,316,064 $1,325,940 $1,335,888 $1,345,908 $1,356,000 $1,366,176 $1,376,424 $1,386,744 $19,760,784
Total Profit $1,258,380 $1,258,380 $1,267,824 $1,277,328 $1,286,904 $1,296,552 $1,306,272 $1,316,064 $1,325,940 $1,335,888 $1,345,908 $1,356,000 $1,366,176 $1,376,424 $1,386,744 $19,760,784

 
Net Income After Profit $10,507,475 $10,008,275 $10,106,330 $10,224,089 $10,342,448 $10,461,409 $10,580,971 $10,701,134 $10,821,999 $10,943,465 $11,065,532 $11,188,200 $11,311,570 $11,435,540 $11,560,112 $161,258,549

Quarterly Present Value Factor: 15.00% 1.000000 0.963855 0.929017 0.895438 0.863073 0.831878 0.801810 0.772829 0.744895 0.717971 0.692020 0.667008 0.642899 0.619662 0.597264  

Present Value of Cash Flow: $10,507,475 $9,646,530 $9,388,956 $9,155,041 $8,926,289 $8,702,613 $8,483,927 $8,270,144 $8,061,255 $7,857,093 $7,657,575 $7,462,615 $7,272,197 $7,086,166 $6,904,442  

Net Discounted Sellout Value $125,382,316
(Rounded): $125,400,000  

ASSUMPTIONS

Total Number Units: 180
Sales Per Quarter: 12
Initial Unit Selling Price: $1,048,650
Initial Unit Selling Price Per SF: $819.74
Quarterly Price Change: 0.75%
Closing Costs Per Unit: 2.50%
Discount Rate: 10.00%
% Commissions: 4.00%
Overhead and Marketing: 0.00%
Taxes on Unsold Units ($ Per Quarter): $2,000
Condo Fees on Unsold Units ($ Per Quarter): $1,200
Profit on Presold Units: 10.00%
Profit on Unsold Units: 10.00%

Compiled by CBRE



HARBOR PARK (P5)
DISCOUNTED SELLOUT CASH FLOW REPORT BEGINNING JUNE 1, 2016

Presales 3Q/2016 4Q/2016 1Q/2017 2Q/2017 3Q/2017 4Q/2017 1Q/2018 2Q/2018 3Q/2018 4Q/2018
Quarter 1 2 3 4 5 6 7 8 9 10

Number of Pre-Sold Units: 9 0 0 0 0 0 0 0 0 0 0
Number of Units Sold Per Quarter: 9 9 9 9 9 9 9 9 9 9
Cumulative Number of Units Sold: 18 27 36 45 54 63 72 81 90 99
Total Number of Units Closed in Quarter: 18 9 9 9 9 9 9 9 9 9
Cumulative Number of Units Closed: 18 27 36 45 54 63 72 81 90 99
Total Number of Remaining Units: 142 133 124 115 106 97 88 79 70 61
Average Number of Developer Units: 142 138 129 120 111 102 93 84 75 66
Average Price Per Unit: $1,017,772 $958,716 $965,910 $973,150 $980,450 $987,800 $995,210 $1,002,670 $1,010,190 $1,017,770 $1,025,400

Closed Presales: $9,159,946 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Closed Unit Sales: $0 $8,628,444 $8,693,190 $8,758,350 $8,824,050 $8,890,200 $8,956,890 $9,024,030 $9,091,710 $9,159,930 $9,228,600

Total Income: $9,159,946 $8,628,444 $8,693,190 $8,758,350 $8,824,050 $8,890,200 $8,956,890 $9,024,030 $9,091,710 $9,159,930 $9,228,600

Expenses:
Commissions: $366,398 $345,138 $347,728 $350,334 $352,962 $355,608 $358,276 $360,961 $363,668 $366,397 $369,144
Closing Costs: 228,999 215,711 217,330 218,959 220,601 222,255 223,922 225,601 227,293 228,998 230,715
Real Estate Taxes (Unsold Units): 0 284,000 275,000 257,000 239,000 221,000 203,000 185,000 167,000 149,000 131,000
Association Fees (Unsold Units): 0 170,400 165,000 154,200 143,400 132,600 121,800 111,000 100,200 89,400 78,600

Total Expenses: $595,396 $1,015,249 $1,005,057 $980,493 $955,963 $931,463 $906,998 $882,562 $858,161 $833,795 $809,459

Net Income Before Profit: $8,564,550 $7,613,195 $7,688,133 $7,777,857 $7,868,087 $7,958,737 $8,049,892 $8,141,468 $8,233,549 $8,326,135 $8,419,141

Profit (Quarterly Unit Sales): 10.00% $915,995 $862,844 $869,319 $875,835 $882,405 $889,020 $895,689 $902,403 $909,171 $915,993 $922,860
Total Profit $915,995 $862,844 $869,319 $875,835 $882,405 $889,020 $895,689 $902,403 $909,171 $915,993 $922,860

Net Income After Profit $7,648,555 $6,750,351 $6,818,814 $6,902,022 $6,985,682 $7,069,717 $7,154,203 $7,239,065 $7,324,378 $7,410,142 $7,496,281
Quarterly Present Value Factor: 15.00% 1.000000 0.963855 0.929017 0.895438 0.863073 0.831878 0.801810 0.772829 0.744895 0.717971 0.692020

Present Value of Cash Flow: $7,648,555 $6,506,362 $6,334,796 $6,180,335 $6,029,154 $5,881,140 $5,736,310 $5,594,557 $5,455,894 $5,320,269 $5,187,580

Discounted Sellout Value $97,746,450
Plus: Retail Condominium

Net Discounted Sellout Value $97,746,450
(Rounded): $97,700,000  

ASSUMPTIONS

Total Number Units: 160
Sales Per Quarter: 9
Initial Unit Selling Price: $958,716
Initial Unit Selling Price Per SF: $749.44
Quarterly Price Change: 0.75%
Closing Costs Per Unit: 2.50%
Discount Rate: 15.00%
% Commissions: 4.00%
Overhead and Marketing: 0.00%
Taxes on Unsold Units ($ Per Quarter): $2,000
Condo Fees on Unsold Units ($ Per Quarter): $1,200
Profit on Presold Units: 10.00%
Profit on Unsold Units: 10.00%

Compiled by CBRE



Quarter

Number of Pre-Sold Units:
Number of Units Sold Per Quarter:
Cumulative Number of Units Sold:
Total Number of Units Closed in Quarter:
Cumulative Number of Units Closed:
Total Number of Remaining Units:
Average Number of Developer Units:
Average Price Per Unit:

Closed Presales:
Closed Unit Sales:

Total Income:

Expenses:
Commissions:
Closing Costs:
Real Estate Taxes (Unsold Units):
Association Fees (Unsold Units):

Total Expenses:

Net Income Before Profit:

Profit (Quarterly Unit Sales): 10.00%
Total Profit

Net Income After Profit
Quarterly Present Value Factor: 15.00%

Present Value of Cash Flow:

Discounted Sellout Value $97,746,450
Plus: Retail Condominium

Net Discounted Sellout Value $97,746,450
(Rounded): $97,700,000

ASSUMPTIONS

Total Number Units: 160
Sales Per Quarter: 9
Initial Unit Selling Price: $958,716
Initial Unit Selling Price Per SF: $749.44
Quarterly Price Change: 0.75%
Closing Costs Per Unit: 2.50%
Discount Rate: 15.00%
% Commissions: 4.00%
Overhead and Marketing: 0.00%
Taxes on Unsold Units ($ Per Quarter): $2,000
Condo Fees on Unsold Units ($ Per Quarter): $1,200
Profit on Presold Units: 10.00%
Profit on Unsold Units: 10.00%

Compiled by CBRE

HARBOR PARK (P5)
DISCOUNTED SELLOUT CASH FLOW REPORT BEGINNING JUNE 1, 2016

1Q/2019 2Q/2019 3Q/2019 4Q/2019 1Q/2020 2Q/2020 3Q/2020 4Q/2020
11 12 13 14 15 16 17 18 Totals

0 0 0 0 0 0 0 0 9
9 9 9 9 9 9 7 0 151

108 117 126 135 144 153 160 160
9 9 9 9 9 9 7 0 160

108 117 126 135 144 153 160 160
52 43 34 25 16 7 0 0
57 48 39 30 21 12 4 0

$1,033,090 $1,040,840 $1,048,650 $1,056,510 $1,064,430 $1,072,410 $1,080,450 $0 $1,014,315

$0 $0 $0 $0 $0 $0 $0 $0 $9,159,946
$9,297,810 $9,367,560 $9,437,850 $9,508,590 $9,579,870 $9,651,690 $7,563,150 $0 $153,661,914

$9,297,810 $9,367,560 $9,437,850 $9,508,590 $9,579,870 $9,651,690 $7,563,150 $0 $162,821,860

$371,912 $374,702 $377,514 $380,344 $383,195 $386,068 $302,526 $0 $6,146,477
232,445 234,189 235,946 237,715 239,497 241,292 189,079 0 $3,841,548
113,000 95,000 77,000 59,000 41,000 23,000 7,000 0 $2,526,000
67,800 57,000 46,200 35,400 24,600 13,800 4,200 0 $1,515,600

$785,158 $760,891 $736,660 $712,458 $688,292 $664,160 $502,805 $0 $14,029,624
 

$8,512,652 $8,606,669 $8,701,190 $8,796,132 $8,891,578 $8,987,530 $7,060,345 $0 $139,632,289
 

$929,781 $936,756 $943,785 $950,859 $957,987 $965,169 $756,315 $0 $15,366,191
$929,781 $936,756 $943,785 $950,859 $957,987 $965,169 $756,315 $0 $15,366,191

 
$7,582,871 $7,669,913 $7,757,405 $7,845,273 $7,933,591 $8,022,361 $6,304,030 $0 $131,914,653
0.667008 0.642899 0.619662 0.597264 0.575676 0.554869 0.534813 0.515483  

$5,057,834 $4,930,979 $4,806,966 $4,685,701 $4,567,181 $4,451,358 $3,371,479 $0 $97,746,450



HARBOR PARK (P6)
DISCOUNTED SELLOUT CASH FLOW REPORT BEGINNING JUNE 1, 2015

Presales 3Q/2016 4Q/2016 1Q/2017 2Q/2017 3Q/2017 4Q/2017 1Q/2018 2Q/2018 3Q/2018 4Q/2018 1Q/2019 2Q/2019 3Q/2019
Quarter 1 2 3 4 5 6 7 8 9 10 11 12 13

Number of Pre-Sold Units: 10 0 0 0 0 0 0 0 0 0 0 0 0 0
Number of Units Sold Per Quarter: 10 10 10 10 10 10 10 10 10 10 10 10 10
Cumulative Number of Units Sold: 20 30 40 50 60 70 80 90 100 110 120 130 140
Total Number of Units Closed in Quarter: 20 10 10 10 10 10 10 10 10 10 10 10 10
Cumulative Number of Units Closed: 20 30 40 50 60 70 80 90 100 110 120 130 140
Total Number of Remaining Units: 190 180 170 160 150 140 130 120 110 100 90 80 70
Average Number of Developer Units: 190 185 175 165 155 145 135 125 115 105 95 85 75
Average Price Per Unit: $987,803 $958,716 $965,910 $973,150 $980,450 $987,800 $995,210 $1,002,670 $1,010,190 $1,017,770 $1,025,400 $1,033,090 $1,040,840 $1,048,650

Closed Presales: $9,878,026 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Closed Unit Sales: $0 $9,587,160 $9,659,100 $9,731,500 $9,804,500 $9,878,000 $9,952,100 $10,026,700 $10,101,900 $10,177,700 $10,254,000 $10,330,900 $10,408,400 $10,486,500

Total Income: $9,878,026 $9,587,160 $9,659,100 $9,731,500 $9,804,500 $9,878,000 $9,952,100 $10,026,700 $10,101,900 $10,177,700 $10,254,000 $10,330,900 $10,408,400 $10,486,500

Expenses:
Commissions: $395,121 $383,486 $386,364 $389,260 $392,180 $395,120 $398,084 $401,068 $404,076 $407,108 $410,160 $413,236 $416,336 $419,460
Closing Costs: 246,951 239,679 241,478 243,288 245,113 246,950 248,803 250,668 252,548 254,443 256,350 258,273 260,210 262,163
Real Estate Taxes (Unsold Units): 0 380,000 370,000 350,000 330,000 310,000 290,000 270,000 250,000 230,000 210,000 190,000 170,000 150,000
Association Fees (Unsold Units): 0 228,000 222,000 210,000 198,000 186,000 174,000 162,000 150,000 138,000 126,000 114,000 102,000 90,000

Total Expenses: $642,072 $1,231,165 $1,219,842 $1,192,548 $1,165,293 $1,138,070 $1,110,887 $1,083,736 $1,056,624 $1,029,551 $1,002,510 $975,509 $948,546 $921,623

Net Income Before Profit: $9,235,955 $8,355,994 $8,439,259 $8,538,953 $8,639,208 $8,739,930 $8,841,214 $8,942,965 $9,045,277 $9,148,150 $9,251,490 $9,355,392 $9,459,854 $9,564,878

Profit (Quarterly Unit Sales): 10.00% $987,803 $958,716 $965,910 $973,150 $980,450 $987,800 $995,210 $1,002,670 $1,010,190 $1,017,770 $1,025,400 $1,033,090 $1,040,840 $1,048,650
Total Profit $987,803 $958,716 $965,910 $973,150 $980,450 $987,800 $995,210 $1,002,670 $1,010,190 $1,017,770 $1,025,400 $1,033,090 $1,040,840 $1,048,650

Net Income After Profit $8,248,152 $7,397,278 $7,473,349 $7,565,803 $7,658,758 $7,752,130 $7,846,004 $7,940,295 $8,035,087 $8,130,380 $8,226,090 $8,322,302 $8,419,014 $8,516,228
Quarterly Present Value Factor: 15.00% 1.000000 0.963855 0.929017 0.895438 0.863073 0.831878 0.801810 0.772829 0.744895 0.717971 0.692020 0.667008 0.642899 0.619662

Present Value of Cash Flow: $8,248,152 $7,129,907 $6,942,870 $6,774,710 $6,610,068 $6,448,824 $6,291,003 $6,136,488 $5,985,297 $5,837,379 $5,692,623 $5,551,039 $5,412,575 $5,277,180

Discounted Sellout Value $121,732,928
Plus: Retail Condominium

Net Discounted Sellout Value $121,732,928
(Rounded): $121,700,000  

ASSUMPTIONS

Total Number Units: 210
Sales Per Quarter: 10
Initial Unit Selling Price: $958,716
Initial Unit Selling Price Per SF: $749.44
Quarterly Price Change: 0.75%
Closing Costs Per Unit: 2.50%
Discount Rate: 15.00%
% Commissions: 4.00%
Overhead and Marketing: 0.00%
Taxes on Unsold Units ($ Per Quarter): $2,000
Condo Fees on Unsold Units ($ Per Quarter): $1,200
Profit on Presold Units: 10.00%
Profit on Unsold Units: 10.00%

Compiled by CBRE



Quarter

Number of Pre-Sold Units:
Number of Units Sold Per Quarter:
Cumulative Number of Units Sold:
Total Number of Units Closed in Quarter:
Cumulative Number of Units Closed:
Total Number of Remaining Units:
Average Number of Developer Units:
Average Price Per Unit:

Closed Presales:
Closed Unit Sales:

Total Income:

Expenses:
Commissions:
Closing Costs:
Real Estate Taxes (Unsold Units):
Association Fees (Unsold Units):

Total Expenses:

Net Income Before Profit:

Profit (Quarterly Unit Sales): 10.00%
Total Profit

Net Income After Profit
Quarterly Present Value Factor: 15.00%

Present Value of Cash Flow:

Discounted Sellout Value $121,732,928
Plus: Retail Condominium

Net Discounted Sellout Value $121,732,928
(Rounded): $121,700,000

ASSUMPTIONS

Total Number Units: 210
Sales Per Quarter: 10
Initial Unit Selling Price: $958,716
Initial Unit Selling Price Per SF: $749.44
Quarterly Price Change: 0.75%
Closing Costs Per Unit: 2.50%
Discount Rate: 15.00%
% Commissions: 4.00%
Overhead and Marketing: 0.00%
Taxes on Unsold Units ($ Per Quarter): $2,000
Condo Fees on Unsold Units ($ Per Quarter): $1,200
Profit on Presold Units: 10.00%
Profit on Unsold Units: 10.00%

Compiled by CBRE

HARBOR PARK (P6)
DISCOUNTED SELLOUT CASH FLOW REPORT BEGINNING JUNE 1, 2015

4Q/2019 1Q/2020 2Q/2020 3Q/2020 4Q/2020 1Q/2021 2Q/2021 3Q/2021
14 15 16 17 18 19 20 21 Totals

0 0 0 0 0 0 0 0 10
10 10 10 10 10 10 10 0 200

150 160 170 180 190 200 210 210
10 10 10 10 10 10 10 0 210

150 160 170 180 190 200 210 210
60 50 40 30 20 10 0 0
65 55 45 35 25 15 5 0

$1,056,510 $1,064,430 $1,072,410 $1,080,450 $1,088,550 $1,096,710 $1,104,940 $0 $1,026,789

$0 $0 $0 $0 $0 $0 $0 $0 $9,878,026
$10,565,100 $10,644,300 $10,724,100 $10,804,500 $10,885,500 $10,967,100 $11,049,400 $0 $206,038,460

$10,565,100 $10,644,300 $10,724,100 $10,804,500 $10,885,500 $10,967,100 $11,049,400 $0 $215,916,486

$422,604 $425,772 $428,964 $432,180 $435,420 $438,684 $441,976 $0 $8,241,538
264,128 266,108 268,103 270,113 272,138 274,178 276,235 0 $5,150,961
130,000 110,000 90,000 70,000 50,000 30,000 10,000 0 $3,990,000

78,000 66,000 54,000 42,000 30,000 18,000 6,000 0 $2,394,000
$894,732 $867,880 $841,067 $814,293 $787,558 $760,862 $734,211 $0 $19,776,500

 
$9,670,369 $9,776,421 $9,883,034 $9,990,208 $10,097,943 $10,206,239 $10,315,189 $0 $186,261,960

 
$1,056,510 $1,064,430 $1,072,410 $1,080,450 $1,088,550 $1,096,710 $1,104,940 $0 $20,603,846
$1,056,510 $1,064,430 $1,072,410 $1,080,450 $1,088,550 $1,096,710 $1,104,940 $0 $20,603,846

 
$8,613,859 $8,711,991 $8,810,624 $8,909,758 $9,009,393 $9,109,529 $9,210,249 $0 $173,906,266

0.597264 0.575676 0.554869 0.534813 0.515483 0.496851 0.478892 0.461583  
$5,144,750 $5,015,287 $4,888,740 $4,765,057 $4,644,186 $4,526,077 $4,410,718 $0 $121,732,928



HARBOR POINT DEVELOPMENT  

 

ADDENDUM E 

YALE & TOWNE – INDIVIDUAL CASH FLOWS 



Y1 - SUBJECT_CITY, SUBJECT_STATE
DISCOUNTED CASH FLOW REPORT BEGINNING MAY 1, 2015

12 Months Ending: 4/30/16 4/30/17 4/30/18 4/30/19 4/30/20 4/30/21 4/30/22 4/30/23 4/30/24 4/30/25 4/30/26
Number of Rooms 100 100 100 100 100 100 100 100 100 100 100
Annual Available Rooms 36,500 36,500 36,500 36,500 36,500 36,500 36,500 36,500 36,500 36,500 36,500
Occupied Rooms 19,710 23,360 25,550 27,010 27,010 27,010 27,010 27,010 27,010 27,010 27,010
Occupancy 54.0% 64.0% 70.0% 74.0% 74.0% 74.0% 74.0% 74.0% 74.0% 74.0% 74.0%
Average Rate $170.75 $177.58 $182.91 $188.39 $194.05 $199.87 $205.86 $212.04 $218.40 $224.95 $231.70

REVENUE
Rooms $3,365,484 $4,148,271 $4,673,287 $5,088,542 $5,241,198 $5,398,434 $5,560,387 $5,727,199 $5,899,014 $6,075,985 $6,258,264
Food & Beverage $142,621 $168,662 $187,172 $202,022 $208,083 $214,325 $220,755 $227,377 $234,199 $241,225 $248,462
Telecommunications $32,470 $39,018 $43,633 $47,308 $48,727 $50,189 $51,694 $53,245 $54,843 $56,488 $58,183
Minor Operated Departments $47,540 $55,314 $60,896 $65,417 $67,379 $69,401 $71,483 $73,627 $75,836 $78,111 $80,454

Total Revenue $3,588,115 $4,411,265 $4,964,988 $5,403,288 $5,565,387 $5,732,348 $5,904,319 $6,081,448 $6,263,892 $6,451,809 $6,645,363
Percent Change 22.9% 12.6% 8.8% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

DEPARTMENTAL EXPENSES
Rooms $888,135 $977,347 $1,045,335 $1,103,246 $1,136,344 $1,170,434 $1,205,547 $1,241,713 $1,278,965 $1,317,334 $1,356,854
Food & Beverage $121,228 $135,963 $146,902 $156,019 $160,699 $165,520 $170,486 $175,600 $180,868 $186,294 $191,883
Telecommunications $48,705 $55,183 $59,938 $63,865 $65,781 $67,755 $69,788 $71,881 $74,038 $76,259 $78,546
Minor Operated Departments $23,770 $26,070 $27,833 $29,341 $30,222 $31,128 $32,062 $33,024 $34,015 $35,035 $36,086

Total Departmental Expenses $1,081,838 $1,194,563 $1,280,008 $1,352,472 $1,393,046 $1,434,837 $1,477,882 $1,522,219 $1,567,885 $1,614,922 $1,663,369
Percent Change 10.4% 7.2% 5.7% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

DEPARTMENTAL INCOME (LOSS) $2,506,278 $3,216,702 $3,684,980 $4,050,816 $4,172,341 $4,297,511 $4,426,437 $4,559,230 $4,696,006 $4,836,887 $4,981,993
Percent Change 28.3% 14.6% 9.9% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

UNDISTRIBUTED OPERATING EXPENSES
Administrative and General $305,229 $319,382 $332,052 $344,133 $354,457 $365,091 $376,044 $387,325 $398,945 $410,913 $423,241
Marketing $126,997 $137,231 $145,318 $152,404 $156,976 $161,685 $166,536 $171,532 $176,678 $181,978 $187,437
Franchise Fees $269,239 $331,862 $373,863 $407,083 $419,296 $431,875 $444,831 $458,176 $471,921 $486,079 $500,661
Property Operations and Maintenance $230,798 $249,397 $264,094 $276,971 $285,280 $293,838 $302,654 $311,733 $321,085 $330,718 $340,639
Utility Costs $261,505 $273,631 $284,485 $294,836 $303,681 $312,792 $322,176 $331,841 $341,796 $352,050 $362,612

Total Undistributed Expenses $1,193,769 $1,311,503 $1,399,812 $1,475,428 $1,519,691 $1,565,281 $1,612,240 $1,660,607 $1,710,425 $1,761,738 $1,814,590
Percent Change 9.9% 6.7% 5.4% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

CASH FLOW AFTER UNDIST OPERATING EXP $1,312,509 $1,905,199 $2,285,168 $2,575,389 $2,652,650 $2,732,230 $2,814,197 $2,898,623 $2,985,581 $3,075,149 $3,167,403

Management Fee $107,643 $132,338 $148,950 $162,099 $166,962 $171,970 $177,130 $182,443 $187,917 $193,554 $199,361
INCOME BEFORE FIXED CHARGES $1,204,866 $1,772,861 $2,136,219 $2,413,290 $2,485,689 $2,560,259 $2,637,067 $2,716,179 $2,797,665 $2,881,595 $2,968,042

Percent Change 47.1% 20.5% 13.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

FIXED CHARGES
Property Taxes $180,720 $186,142 $191,726 $197,478 $203,402 $209,504 $215,789 $222,263 $228,931 $235,799 $242,873
Insurance $36,180 $37,265 $38,383 $39,535 $40,721 $41,942 $43,201 $44,497 $45,831 $47,206 $48,623
Reserve for Replacement $71,762 $132,338 $198,600 $216,132 $222,615 $229,294 $236,173 $243,258 $250,556 $258,072 $265,815

Total Fixed Charges $288,662 $355,745 $428,708 $453,144 $466,738 $480,740 $495,162 $510,017 $525,318 $541,077 $557,310
Percent Change 23.2% 20.5% 5.7% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

NET OPERATING INCOME $916,204 $1,417,116 $1,707,510 $1,960,146 $2,018,951 $2,079,519 $2,141,905 $2,206,162 $2,272,347 $2,340,517 $2,410,733
Percent Change 54.7% 20.5% 14.8% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

Sale / Yield Terminal Capitalization Rate
Discount Rate 8.50% 9.00% 9.50%

11.50% $19,542,737 $19,028,124 $18,567,681
12.00% $18,898,641 $18,406,546 $17,966,250
12.50% $18,281,974 $17,811,317 $17,390,203

 
Cost of Sale at Reversion: 3.00%
Property Size (Rooms): 100                
Percent Residual: 45.4%
 
Reconciled Value Indication: $18,406,546
As Complete Value Indication (Rounded): $18,400,000
Value Per Room $184,000

ROOMS REVENUE & NOI TREND
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Y1 - SUBJECT_CITY, SUBJECT_STATE
STABILIZED CASH FLOW REPORT BEGINNING MAY 1, 2018

12 Months Ending: 4/30/19 4/30/20 4/30/21 4/30/22 4/30/23 4/30/24 4/30/25 4/30/26 4/30/27 4/30/28 4/30/29
Number of Rooms 100 100 100 100 100 100 100 100 100 100 100
Annual Available Rooms 36,500 36,500 36,500 36,500 36,500 36,500 36,500 36,500 36,500 36,500 36,500
Occupied Rooms 27,010 27,010 27,010 27,010 27,010 27,010 27,010 27,010 100 100 100
Occupancy 74.0% 74.0% 74.0% 74.0% 74.0% 74.0% 74.0% 74.0% 74.0% 74.0% 74.0%
Average Rate $188.39 $194.05 $199.87 $205.86 $212.04 $218.40 $224.95 $231.70 $238.65 $245.81 $253.19

REVENUE
Rooms $5,088,542 $5,241,198 $5,398,434 $5,560,387 $5,727,199 $5,899,014 $6,075,985 $6,258,264 $6,446,012 $6,639,393 $6,838,575
Food & Beverage $202,022 $208,083 $214,325 $220,755 $227,377 $234,199 $241,225 $248,462 $255,915 $263,593 $271,501
Telecommunications $47,308 $48,727 $50,189 $51,694 $53,245 $54,843 $56,488 $58,183 $59,928 $61,726 $63,578
Minor Operated Departments $65,417 $67,379 $69,401 $71,483 $73,627 $75,836 $78,111 $80,454 $82,868 $85,354 $87,914
Rental & Other Income $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Revenue $5,403,288 $5,565,387 $5,732,348 $5,904,319 $6,081,448 $6,263,892 $6,451,809 $6,645,363 $6,844,724 $7,050,065 $7,261,567
Percent Change 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

DEPARTMENTAL EXPENSES
Rooms $1,103,246 $1,136,344 $1,170,434 $1,205,547 $1,241,713 $1,278,965 $1,317,334 $1,356,854 $1,397,559 $1,439,486 $1,482,671
Food & Beverage $156,019 $160,699 $165,520 $170,486 $175,600 $180,868 $186,294 $191,883 $197,640 $203,569 $209,676
Telecommunications $63,865 $65,781 $67,755 $69,788 $71,881 $74,038 $76,259 $78,546 $80,903 $83,330 $85,830
Minor Operated Departments $29,341 $30,222 $31,128 $32,062 $33,024 $34,015 $35,035 $36,086 $37,169 $38,284 $39,432

Total Departmental Expenses $1,352,472 $1,393,046 $1,434,837 $1,477,882 $1,522,219 $1,567,885 $1,614,922 $1,663,369 $1,713,271 $1,764,669 $1,817,609
Percent Change 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

DEPARTMENTAL INCOME (LOSS) $4,050,816 $4,172,341 $4,297,511 $4,426,437 $4,559,230 $4,696,006 $4,836,887 $4,981,993 $5,131,453 $5,285,397 $5,443,959
Percent Change 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

UNDISTRIBUTED OPERATING EXPENSES
Administrative and General $344,133 $354,457 $365,091 $376,044 $387,325 $398,945 $410,913 $423,241 $435,938 $449,016 $462,486
Marketing $152,404 $156,976 $161,685 $166,536 $171,532 $176,678 $181,978 $187,437 $193,061 $198,852 $204,818
Franchise Fees $407,083 $419,296 $431,875 $444,831 $458,176 $471,921 $486,079 $500,661 $515,681 $531,151 $547,086
Property Operations and Maintenance $276,971 $285,280 $293,838 $302,654 $311,733 $321,085 $330,718 $340,639 $350,858 $361,384 $372,226
Utility Costs $294,836 $303,681 $312,792 $322,176 $331,841 $341,796 $352,050 $362,612 $373,490 $384,695 $396,235

Total Undistributed Expenses $1,475,428 $1,519,691 $1,565,281 $1,612,240 $1,660,607 $1,710,425 $1,761,738 $1,814,590 $1,869,028 $1,925,099 $1,982,852
Percent Change 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

CASH FLOW AFTER UNDIST OPERATING EXP $2,575,389 $2,652,650 $2,732,230 $2,814,197 $2,898,623 $2,985,581 $3,075,149 $3,167,403 $3,262,425 $3,360,298 $3,461,107

Management Fee $162,099 $166,962 $171,970 $177,130 $182,443 $187,917 $193,554 $199,361 $205,342 $211,502 $217,847
INCOME BEFORE FIXED CHARGES $2,413,290 $2,485,689 $2,560,259 $2,637,067 $2,716,179 $2,797,665 $2,881,595 $2,968,042 $3,057,084 $3,148,796 $3,243,260

Percent Change 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%
FIXED CHARGES

Property Taxes $197,478 $203,402 $209,504 $215,789 $222,263 $228,931 $235,799 $242,873 $250,159 $257,664 $265,393
Insurance $39,535 $40,721 $41,942 $43,201 $44,497 $45,831 $47,206 $48,623 $50,081 $51,584 $53,131
Reserve for Replacement $216,132 $222,615 $229,294 $236,173 $243,258 $250,556 $258,072 $265,815 $273,789 $282,003 $290,463

Total Fixed Charges $453,144 $466,738 $480,740 $495,162 $510,017 $525,318 $541,077 $557,310 $574,029 $591,250 $608,987
Percent Change 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

NET OPERATING INCOME $1,960,146 $2,018,951 $2,079,519 $2,141,905 $2,206,162 $2,272,347 $2,340,517 $2,410,733 $2,483,055 $2,557,546 $2,634,273
Percent Change 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%

Sale / Yield Terminal Capitalization Rate
Discount Rate 8.50% 9.00% 9.50%

10.50% $24,270,219 $23,654,875 $23,104,303
11.00% $23,492,218 $22,904,037 $22,377,769
11.50% $22,747,494 $22,185,162 $21,682,024

 
Cost of Sale at Reversion: 3.00%
Property Size (Rooms): 100               
Percent Residual: 43.7%
 
Reconciled Value Indication (Rounded): $22,900,000
Value Per Room $229,000

ROOMS REVENUE & NOI TREND
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     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     Apr-2016     Apr-2017     Apr-2018     Apr-2019     Apr-2020     Apr-2021     Apr-2022     Apr-2023     Apr-2024     Apr-2025     Apr-2026

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Potential Gross Revenue
  Base Rental Revenue $710,587 $712,109 $712,110 $712,110 $712,110 $765,443 $783,318 $783,318 $783,318 $783,318 $917,494
  Absorption & Turnover Vacancy (177,268) (159,844)
  Base Rent Abatements (178,028) (241,294)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Scheduled Base Rental Revenue 355,291 712,109 712,110 712,110 712,110 765,443 783,318 783,318 783,318 783,318 516,356

  Expense Reimbursement Revenue
    RE Tax 77,525 128,401 132,258 136,227 140,308 144,536 148,855 153,327 157,927 162,666 139,895

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Total Reimbursement Revenue 77,525 128,401 132,258 136,227 140,308 144,536 148,855 153,327 157,927 162,666 139,895

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Potential Gross Revenue 432,816 840,510 844,368 848,337 852,418 909,979 932,173 936,645 941,245 945,984 656,251
  General Vacancy (42,025) (42,219) (42,418) (42,621) (45,499) (46,608) (46,833) (47,062) (47,299)
  Collection Loss (4,329) (8,404) (8,444) (8,484) (8,524) (9,099) (9,323) (9,367) (9,411) (9,459) (6,564)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Effective Gross Revenue 428,487 790,081 793,705 797,435 801,273 855,381 876,242 880,445 884,772 889,226 649,687

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Operating Expenses
  RE Tax 126,504 128,401 132,254 136,222 140,306 144,517 148,854 153,316 157,918 162,656 167,535

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Operating Expenses 126,504 128,401 132,254 136,222 140,306 144,517 148,854 153,316 157,918 162,656 167,535

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Net Operating Income 301,983 661,680 661,451 661,213 660,967 710,864 727,388 727,129 726,854 726,570 482,152

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Leasing & Capital Costs
  Leasing Commissions 364,956 333,893

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Leasing & Capital Costs 364,956 333,893

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Cash Flow Before Debt Service ($62,973) $661,680 $661,451 $661,213 $660,967 $710,864 $727,388 $727,129 $726,854 $726,570 $148,259
& Taxes =========== =========== =========== =========== =========== =========== =========== =========== =========== =========== ===========

$7,710,000

                      For the     P.V. of     P.V. of     P.V. of     P.V. of     P.V. of
Analysis           Year      Annual    Cash Flow    Cash Flow    Cash Flow    Cash Flow    Cash Flow
 Period           Ending    Cash Flow     @  8.25%     @  8.50%     @  8.75%     @  9.00%     @  9.25%
________    ________  ___________  ___________  ___________  ___________  ___________  ___________

  Year  1   Apr-2016 ($62,973) ($58,174) ($58,040) ($57,906) ($57,773) ($57,641)
  Year  2   Apr-2017 661,680 564,667 562,068 559,486 556,922 554,377
  Year  3   Apr-2018 661,451 521,452 517,855 514,292 510,762 507,263
  Year  4   Apr-2019 661,213 481,537 477,115 472,742 468,420 464,147
  Year  5   Apr-2020 660,967 444,672 439,573 434,544 429,583 424,690
  Year  6   Apr-2021 710,864 441,793 435,720 429,745 423,865 418,079
  Year  7   Apr-2022 727,388 417,610 410,921 404,354 397,906 391,576
  Year  8   Apr-2023 727,129 385,646 378,594 371,687 364,922 358,294
  Year  9   Apr-2024 726,854 356,120 348,802 341,652 334,664 327,834
  Year 10   Apr-2025 726,570 328,850 321,352 314,039 306,911 299,960

 ___________  ___________  ___________  ___________  ___________  ___________
  Total Cash Flow 6,201,143 3,884,173 3,833,960 3,784,635 3,736,182 3,688,579
  Property Resale @ 8.25% Cap 9,413,273 4,260,510 4,163,353 4,068,628 3,976,268 3,886,209

 ___________  ___________  ___________  ___________  ___________
  Total Property Present Value $8,144,683 $7,997,313 $7,853,263 $7,712,450 $7,574,788

 =========== =========== =========== =========== ===========

  Rounded to Thousands $8,145,000 $7,997,000 $7,853,000 $7,712,000 $7,575,000
 =========== =========== =========== =========== ===========

  Per SqFt 452.48 444.30 436.29 428.47 420.82

Percentage Value Distribution

  Assured Income
  Prospective Income 47.69% 47.94% 48.19% 48.44% 48.70%
  Prospective Property Resale 52.31% 52.06% 51.81% 51.56% 51.30%

 =========== =========== =========== =========== ===========
100.00% 100.00% 100.00% 100.00% 100.00%

YALE & TOWNE - Y1B (AS COMPLETE)



     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     Apr-2017     Apr-2018     Apr-2019     Apr-2020     Apr-2021     Apr-2022     Apr-2023     Apr-2024     Apr-2025     Apr-2026     Apr-2027

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Potential Gross Revenue
  Base Rental Revenue $712,109 $712,110 $712,110 $712,110 $765,443 $783,318 $783,318 $783,318 $783,318 $917,494 $965,183
  Absorption & Turnover Vacancy (159,844)
  Base Rent Abatements (241,294)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Scheduled Base Rental Revenue 712,109 712,110 712,110 712,110 765,443 783,318 783,318 783,318 783,318 516,356 965,183

  Expense Reimbursement Revenue
    RE Tax 128,401 132,258 136,227 140,308 144,536 148,855 153,327 157,927 162,666 139,895 172,565

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Total Reimbursement Revenue 128,401 132,258 136,227 140,308 144,536 148,855 153,327 157,927 162,666 139,895 172,565

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Potential Gross Revenue 840,510 844,368 848,337 852,418 909,979 932,173 936,645 941,245 945,984 656,251 1,137,748
  General Vacancy (42,025) (42,219) (42,418) (42,621) (45,499) (46,608) (46,833) (47,062) (47,299) (56,888)
  Collection Loss (8,404) (8,444) (8,484) (8,524) (9,099) (9,323) (9,367) (9,411) (9,459) (6,564) (11,376)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Effective Gross Revenue 790,081 793,705 797,435 801,273 855,381 876,242 880,445 884,772 889,226 649,687 1,069,484

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Operating Expenses
  RE Tax 128,401 132,254 136,222 140,306 144,517 148,854 153,316 157,918 162,656 167,535 172,561

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Operating Expenses 128,401 132,254 136,222 140,306 144,517 148,854 153,316 157,918 162,656 167,535 172,561

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Net Operating Income 661,680 661,451 661,213 660,967 710,864 727,388 727,129 726,854 726,570 482,152 896,923

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Leasing & Capital Costs
  Leasing Commissions 333,893

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Leasing & Capital Costs 333,893

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Cash Flow Before Debt Service $661,680 $661,451 $661,213 $660,967 $710,864 $727,388 $727,129 $726,854 $726,570 $148,259 $896,923
& Taxes =========== =========== =========== =========== =========== =========== =========== =========== =========== =========== ===========

$9,010,000

                      For the     P.V. of     P.V. of     P.V. of     P.V. of     P.V. of
Analysis           Year      Annual    Cash Flow    Cash Flow    Cash Flow    Cash Flow    Cash Flow
 Period           Ending    Cash Flow     @  8.25%     @  8.50%     @  8.75%     @  9.00%     @  9.25%
________    ________  ___________  ___________  ___________  ___________  ___________  ___________

  Year  1   Apr-2017 $661,680 $611,252 $609,843 $608,441 $607,046 $605,657
  Year  2   Apr-2018 661,451 564,471 561,873 559,293 556,730 554,185
  Year  3   Apr-2019 661,213 521,264 517,669 514,107 510,578 507,081
  Year  4   Apr-2020 660,967 481,358 476,937 472,566 468,246 463,974
  Year  5   Apr-2021 710,864 478,241 472,757 467,348 462,013 456,751
  Year  6   Apr-2022 727,388 452,063 445,849 439,734 433,718 427,797
  Year  7   Apr-2023 727,129 417,461 410,774 404,210 397,764 391,437
  Year  8   Apr-2024 726,854 385,500 378,451 371,546 364,784 358,159
  Year  9   Apr-2025 726,570 355,981 348,666 341,518 334,533 327,706
  Year 10   Apr-2026 148,259 67,103 65,573 64,081 62,626 61,208

 ___________  ___________  ___________  ___________  ___________  ___________
  Total Cash Flow 6,412,375 4,334,694 4,288,392 4,242,844 4,198,038 4,153,955
  Property Resale @ 8.25% Cap 10,679,406 4,833,570 4,723,346 4,615,879 4,511,097 4,408,924

 ___________  ___________  ___________  ___________  ___________
  Total Property Present Value $9,168,264 $9,011,738 $8,858,723 $8,709,135 $8,562,879

 =========== =========== =========== =========== ===========

  Rounded to Thousands $9,168,000 $9,012,000 $8,859,000 $8,709,000 $8,563,000
 =========== =========== =========== =========== ===========

  Per SqFt 509.35 500.65 492.15 483.84 475.72

YALE & TOWNE - Y1B (AS STABILIZED)



YALE & TOWNE (Y2-A)
DISCOUNTED SELLOUT CASH FLOW REPORT BEGINNING MAY 1, 2019

Presales 2Q/2019 3Q/2019 4Q/2019 1Q/2020 2Q/2020 3Q/2020 4Q/2020 1Q/2021 2Q/2021 3Q/2021 4Q/2021
Quarter 1 2 3 4 5 6 7 8 9 10 11 Totals

Number of Pre-Sold Units: 11 0 0 0 0 0 0 0 0 0 0 11
Number of Units Sold Per Quarter: 10 10 10 10 10 10 10 10 10 10 10 110
Cumulative Number of Units Sold: 21 31 41 51 61 71 81 91 101 111 121
Total Number of Units Closed in Quarter: 21 10 10 10 10 10 10 10 10 10 10 121
Cumulative Number of Units Closed: 21 31 41 51 61 71 81 91 101 111 121
Total Number of Remaining Units: 100 90 80 70 60 50 40 30 20 10 0
Average Number of Developer Units: 100 95 85 75 65 55 45 35 25 15 5
Average Price Per Unit: $824,627 $824,627 $830,810 $837,040 $843,320 $849,640 $856,010 $862,430 $868,900 $875,420 $881,990 $888,600 $853,378

Closed Presales: $9,070,892 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $9,070,892
Closed Unit Sales: $0 $8,246,265 $8,308,100 $8,370,400 $8,433,200 $8,496,400 $8,560,100 $8,624,300 $8,689,000 $8,754,200 $8,819,900 $8,886,000 $94,187,865

Total Income: $9,070,892 $8,246,265 $8,308,100 $8,370,400 $8,433,200 $8,496,400 $8,560,100 $8,624,300 $8,689,000 $8,754,200 $8,819,900 $8,886,000 $103,258,757

Expenses:
Commissions: $362,836 $329,851 $332,324 $334,816 $337,328 $339,856 $342,404 $344,972 $347,560 $350,168 $352,796 $355,440 $4,130,350
Closing Costs: 226,772 206,157 207,703 209,260 210,830 212,410 214,003 215,608 217,225 218,855 220,498 222,150 $2,581,469
Real Estate Taxes (Unsold Units): 0 200,000 190,000 170,000 150,000 130,000 110,000 90,000 70,000 50,000 30,000 10,000 $1,200,000
Association Fees (Unsold Units): 0 120,000 114,000 102,000 90,000 78,000 66,000 54,000 42,000 30,000 18,000 6,000 $720,000

Total Expenses: $589,608 $856,007 $844,027 $816,076 $788,158 $760,266 $732,407 $704,580 $676,785 $649,023 $621,294 $593,590 $8,631,819
 

Net Income Before Profit: $8,481,284 $7,390,258 $7,464,074 $7,554,324 $7,645,042 $7,736,134 $7,827,694 $7,919,721 $8,012,215 $8,105,177 $8,198,607 $8,292,410 $94,626,938
 

Profit (Quarterly Unit Sales): 10.00% $907,089 $824,627 $830,810 $837,040 $843,320 $849,640 $856,010 $862,430 $868,900 $875,420 $881,990 $888,600 $10,325,876
Total Profit $907,089 $824,627 $830,810 $837,040 $843,320 $849,640 $856,010 $862,430 $868,900 $875,420 $881,990 $888,600 $10,325,876

 
Net Income After Profit $7,574,195 $6,565,631 $6,633,264 $6,717,284 $6,801,722 $6,886,494 $6,971,684 $7,057,291 $7,143,315 $7,229,757 $7,316,617 $7,403,810 $84,301,062

Quarterly Present Value Factor: 15.00% 1.000000 0.963855 0.929017 0.895438 0.863073 0.831878 0.801810 0.772829 0.744895 0.717971 0.692020 0.667008  
Present Value of Cash Flow: $7,574,195 $6,328,319 $6,162,416 $6,014,914 $5,870,383 $5,728,721 $5,589,964 $5,454,077 $5,321,021 $5,190,758 $5,063,248 $4,938,398 $69,236,414

Net Discounted Sellout Value $69,236,414
(Rounded): $69,200,000  

ASSUMPTIONS

Total Number Units: 121
Sales Per Quarter: 10
Initial Unit Selling Price: $824,627
Initial Unit Selling Price Per SF: $644.62
Quarterly Price Change: 0.75%
Closing Costs Per Unit: 2.50%
Discount Rate: 15.00%
% Commissions: 4.00%
Overhead and Marketing: 0.00%
Taxes on Unsold Units ($ Per Quarter): $2,000
Condo Fees on Unsold Units ($ Per Quarter): $1,200
Profit on Presold Units: 10.00%
Profit on Unsold Units: 10.00%

Compiled by CBRE



     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     Apr-2020     Apr-2021     Apr-2022     Apr-2023     Apr-2024     Apr-2025     Apr-2026     Apr-2027     Apr-2028     Apr-2029     Apr-2030

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Potential Gross Revenue
  Base Rental Revenue $567,021 $567,025 $567,025 $567,025 $567,025 $614,275 $623,730 $623,730 $623,730 $623,730 $741,276
  Absorption & Turnover Vacancy (94,504) (127,005)
  Base Rent Abatements (141,755) (191,653)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Scheduled Base Rental Revenue 330,762 567,025 567,025 567,025 567,025 614,275 623,730 623,730 623,730 623,730 422,618

  Expense Reimbursement Revenue
    RE Tax 67,605 102,685 105,770 108,935 112,205 115,565 119,040 122,610 126,285 130,080 111,870

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Total Reimbursement Revenue 67,605 102,685 105,770 108,935 112,205 115,565 119,040 122,610 126,285 130,080 111,870

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Potential Gross Revenue 398,367 669,710 672,795 675,960 679,230 729,840 742,770 746,340 750,015 753,810 534,488
  General Vacancy (33,485) (33,640) (33,799) (33,961) (36,493) (37,139) (37,317) (37,500) (37,691)
  Collection Loss (3,984) (6,696) (6,729) (6,759) (6,793) (7,298) (7,428) (7,464) (7,500) (7,538) (5,344)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Effective Gross Revenue 394,383 629,529 632,426 635,402 638,476 686,049 698,203 701,559 705,015 708,581 529,144

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Operating Expenses
  RE Tax 101,161 102,679 105,758 108,933 112,198 115,567 119,032 122,604 126,281 130,070 133,971

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Operating Expenses 101,161 102,679 105,758 108,933 112,198 115,567 119,032 122,604 126,281 130,070 133,971

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Net Operating Income 293,222 526,850 526,668 526,469 526,278 570,482 579,171 578,955 578,734 578,511 395,173

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Leasing & Capital Costs
  Leasing Commissions 290,600 265,197

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Leasing & Capital Costs 290,600 265,197

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Cash Flow Before Debt Service $2,622 $526,850 $526,668 $526,469 $526,278 $570,482 $579,171 $578,955 $578,734 $578,511 $129,976
& Taxes =========== =========== =========== =========== =========== =========== =========== =========== =========== =========== ===========

$6,240,000

                      For the     P.V. of     P.V. of     P.V. of     P.V. of     P.V. of
Analysis           Year      Annual    Cash Flow    Cash Flow    Cash Flow    Cash Flow    Cash Flow
 Period           Ending    Cash Flow     @  8.25%     @  8.50%     @  8.75%     @  9.00%     @  9.25%
________    ________  ___________  ___________  ___________  ___________  ___________  ___________

  Year  1   Apr-2020 $2,622 $2,422 $2,417 $2,411 $2,406 $2,400
  Year  2   Apr-2021 526,850 449,605 447,535 445,480 443,439 441,412
  Year  3   Apr-2022 526,668 415,196 412,333 409,496 406,684 403,899
  Year  4   Apr-2023 526,469 383,408 379,886 376,405 372,964 369,562
  Year  5   Apr-2024 526,278 354,059 349,999 345,994 342,044 338,148
  Year  6   Apr-2025 570,482 354,548 349,674 344,879 340,160 335,516
  Year  7   Apr-2026 579,171 332,515 327,189 321,960 316,827 311,787
  Year  8   Apr-2027 578,955 307,059 301,444 295,945 290,558 285,281
  Year  9   Apr-2028 578,734 283,549 277,723 272,029 266,465 261,027
  Year 10   Apr-2029 578,511 261,838 255,867 250,046 244,369 238,835

 ___________  ___________  ___________  ___________  ___________  ___________
  Total Cash Flow 4,994,740 3,144,199 3,104,067 3,064,645 3,025,916 2,987,867
  Property Resale @ 8.25% Cap 7,615,141 3,446,664 3,368,066 3,291,435 3,216,718 3,143,862

 ___________  ___________  ___________  ___________  ___________
  Total Property Present Value $6,590,863 $6,472,133 $6,356,080 $6,242,634 $6,131,729

 =========== =========== =========== =========== ===========

  Rounded to Thousands $6,591,000 $6,472,000 $6,356,000 $6,243,000 $6,132,000
 =========== =========== =========== =========== ===========

  Per SqFt 515.35 506.07 497.00 488.13 479.45

Percentage Value Distribution

  Assured Income
  Prospective Income 47.71% 47.96% 48.22% 48.47% 48.73%
  Prospective Property Resale 52.29% 52.04% 51.78% 51.53% 51.27%

 =========== =========== =========== =========== ===========
100.00% 100.00% 100.00% 100.00% 100.00%

YALE & TOWNE - Y2B (AS COMPLETE)



     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-2020     Dec-2021     Dec-2022     Dec-2023     Dec-2024     Dec-2025     Dec-2026     Dec-2027     Dec-2028     Dec-2029     Dec-2030

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Potential Gross Revenue
  Base Rental Revenue $567,025 $567,025 $567,025 $567,025 $595,375 $623,730 $623,730 $623,730 $623,730 $693,651 $766,608
  Absorption & Turnover Vacancy (127,005)
  Base Rent Abatements (178,572) (13,081)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Scheduled Base Rental Revenue 567,025 567,025 567,025 567,025 595,375 623,730 623,730 623,730 623,730 388,074 753,527

  Expense Reimbursement Revenue
    RE Tax 101,660 104,720 107,865 111,095 114,420 117,860 121,395 125,040 128,785 110,550 136,630

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Total Reimbursement Revenue 101,660 104,720 107,865 111,095 114,420 117,860 121,395 125,040 128,785 110,550 136,630

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Potential Gross Revenue 668,685 671,745 674,890 678,120 709,795 741,590 745,125 748,770 752,515 498,624 890,157
  General Vacancy (22,323) (33,589) (33,746) (33,907) (35,649) (36,923) (37,258) (37,439) (37,628) (12,563) (30,153)
  Collection Loss (5,792) (6,719) (6,748) (6,782) (7,129) (7,385) (7,452) (7,488) (7,525) (6,075) (7,813)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Effective Gross Revenue 640,570 631,437 634,396 637,431 667,017 697,282 700,415 703,843 707,362 479,986 852,191

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Operating Expenses
  RE Tax 101,667 104,716 107,860 111,093 114,428 117,859 121,396 125,037 128,788 132,652 136,632

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Operating Expenses 101,667 104,716 107,860 111,093 114,428 117,859 121,396 125,037 128,788 132,652 136,632

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Net Operating Income 538,903 526,721 526,536 526,338 552,589 579,423 579,019 578,806 578,574 347,334 715,559

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Leasing & Capital Costs
  Leasing Commissions 265,197

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Leasing & Capital Costs 265,197

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Cash Flow Before Debt Service $538,903 $526,721 $526,536 $526,338 $552,589 $579,423 $579,019 $578,806 $578,574 $82,137 $715,559
& Taxes =========== =========== =========== =========== =========== =========== =========== =========== =========== =========== ===========

$7,150,000

                      For the     P.V. of     P.V. of     P.V. of     P.V. of     P.V. of
Analysis           Year      Annual    Cash Flow    Cash Flow    Cash Flow    Cash Flow    Cash Flow
 Period           Ending    Cash Flow     @  8.25%     @  8.50%     @  8.75%     @  9.00%     @  9.25%
________    ________  ___________  ___________  ___________  ___________  ___________  ___________

  Year  1   Dec-2020 $538,903 $497,832 $496,685 $495,543 $494,406 $493,275
  Year  2   Dec-2021 526,721 449,495 447,426 445,371 443,331 441,304
  Year  3   Dec-2022 526,536 415,092 412,229 409,393 406,582 403,798
  Year  4   Dec-2023 526,338 383,313 379,792 376,312 372,871 369,470
  Year  5   Dec-2024 552,589 371,760 367,497 363,292 359,145 355,054
  Year  6   Dec-2025 579,423 360,104 355,154 350,284 345,491 340,774
  Year  7   Dec-2026 579,019 332,428 327,103 321,876 316,743 311,704
  Year  8   Dec-2027 578,806 306,980 301,367 295,869 290,483 285,208
  Year  9   Dec-2028 578,574 283,470 277,646 271,954 266,392 260,955
  Year 10   Dec-2029 82,137 37,176 36,328 35,501 34,696 33,910

 ___________  ___________  ___________  ___________  ___________  ___________
  Total Cash Flow 5,069,046 3,437,650 3,401,227 3,365,395 3,330,140 3,295,452
  Property Resale @ 8.25% Cap 8,482,433 3,839,206 3,751,656 3,666,298 3,583,071 3,501,918

 ___________  ___________  ___________  ___________  ___________
  Total Property Present Value $7,276,856 $7,152,883 $7,031,693 $6,913,211 $6,797,370

 =========== =========== =========== =========== ===========

  Rounded to Thousands $7,277,000 $7,153,000 $7,032,000 $6,913,000 $6,797,000
 =========== =========== =========== =========== ===========

  Per SqFt 568.99 559.30 549.82 540.56 531.50

YALE & TOWNE - Y2B (AS STABILIZED)



Yale & Towne (Y3-A)
DISCOUNTED SELLOUT CASH FLOW REPORT BEGINNING MAY 1, 2017

Presales 2Q/2017 3Q/2017 4Q/2017 1Q/2018 2Q/2018 3Q/2018 4Q/2018 1Q/2019 2Q/2019 3Q/2019 4Q/2019 1Q/2020 2Q/2020 3Q/2020 4Q/2020 1Q/2021 2Q/2021 3Q/2021
Quarter 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18

Number of Pre-Sold Units: 12 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Number of Units Sold Per Quarter: 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12
Cumulative Number of Units Sold: 24 36 48 60 72 84 96 108 120 132 144 156 168 180 192 204 216 228
Total Number of Units Closed in Quarter: 24 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12 12
Cumulative Number of Units Closed: 24 36 48 60 72 84 96 108 120 132 144 156 168 180 192 204 216 228
Total Number of Remaining Units: 352 340 328 316 304 292 280 268 256 244 232 220 208 196 184 172 160 148
Average Number of Developer Units: 352 346 334 322 310 298 286 274 262 250 238 226 214 202 190 178 166 154
Average Price Per Unit: $782,604 $782,604 $788,470 $794,380 $800,340 $806,340 $812,390 $818,480 $824,620 $830,800 $837,030 $843,310 $849,630 $856,000 $862,420 $868,890 $875,410 $881,980 $888,590

Closed Presales: $9,391,245 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Closed Unit Sales: $0 $9,391,245 $9,461,640 $9,532,560 $9,604,080 $9,676,080 $9,748,680 $9,821,760 $9,895,440 $9,969,600 $10,044,360 $10,119,720 $10,195,560 $10,272,000 $10,349,040 $10,426,680 $10,504,920 $10,583,760 $10,663,080

Total Income: $9,391,245 $9,391,245 $9,461,640 $9,532,560 $9,604,080 $9,676,080 $9,748,680 $9,821,760 $9,895,440 $9,969,600 $10,044,360 $10,119,720 $10,195,560 $10,272,000 $10,349,040 $10,426,680 $10,504,920 $10,583,760 $10,663,080

Expenses:
Commissions: $375,650 $375,650 $378,466 $381,302 $384,163 $387,043 $389,947 $392,870 $395,818 $398,784 $401,774 $404,789 $407,822 $410,880 $413,962 $417,067 $420,197 $423,350 $426,523
Closing Costs: 234,781 234,781 236,541 238,314 240,102 241,902 243,717 245,544 247,386 249,240 251,109 252,993 254,889 256,800 258,726 260,667 262,623 264,594 266,577
Real Estate Taxes (Unsold Units): 0 704,000 692,000 668,000 644,000 620,000 596,000 572,000 548,000 524,000 500,000 476,000 452,000 428,000 404,000 380,000 356,000 332,000 308,000
Association Fees (Unsold Units): 0 422,400 415,200 400,800 386,400 372,000 357,600 343,200 328,800 314,400 300,000 285,600 271,200 256,800 242,400 228,000 213,600 199,200 184,800

Total Expenses: $610,431 $1,736,831 $1,722,207 $1,688,416 $1,654,665 $1,620,945 $1,587,264 $1,553,614 $1,520,004 $1,486,424 $1,452,883 $1,419,382 $1,385,911 $1,352,480 $1,319,088 $1,285,734 $1,252,420 $1,219,144 $1,185,900

Net Income Before Profit: $8,780,814 $7,654,414 $7,739,433 $7,844,144 $7,949,415 $8,055,135 $8,161,416 $8,268,146 $8,375,436 $8,483,176 $8,591,477 $8,700,338 $8,809,649 $8,919,520 $9,029,952 $9,140,946 $9,252,500 $9,364,616 $9,477,180

Profit (Quarterly Unit Sales): 10.00% $939,124 $939,124 $946,164 $953,256 $960,408 $967,608 $974,868 $982,176 $989,544 $996,960 $1,004,436 $1,011,972 $1,019,556 $1,027,200 $1,034,904 $1,042,668 $1,050,492 $1,058,376 $1,066,308
Total Profit $939,124 $939,124 $946,164 $953,256 $960,408 $967,608 $974,868 $982,176 $989,544 $996,960 $1,004,436 $1,011,972 $1,019,556 $1,027,200 $1,034,904 $1,042,668 $1,050,492 $1,058,376 $1,066,308

Net Income After Profit $7,841,689 $6,715,289 $6,793,269 $6,890,888 $6,989,007 $7,087,527 $7,186,548 $7,285,970 $7,385,892 $7,486,216 $7,587,041 $7,688,366 $7,790,093 $7,892,320 $7,995,048 $8,098,278 $8,202,008 $8,306,240 $8,410,872
Quarterly Present Value Factor: 15.00% 1.000000 0.963855 0.929017 0.895438 0.863073 0.831878 0.801810 0.772829 0.744895 0.717971 0.692020 0.667008 0.642899 0.619662 0.597264 0.575676 0.554869 0.534813 0.515483

Present Value of Cash Flow: $7,841,689 $6,472,568 $6,311,065 $6,170,365 $6,032,024 $5,895,955 $5,762,245 $5,630,807 $5,501,716 $5,374,888 $5,250,387 $5,128,199 $5,008,243 $4,890,568 $4,775,157 $4,661,987 $4,551,039 $4,442,288 $4,335,659

Net Discounted Sellout Value $149,549,652
(Rounded): $149,500,000  

ASSUMPTIONS

Total Number Units: 376
Sales Per Quarter: 15
Initial Unit Selling Price: $782,604
Quarterly Price Change: 0.75%
Closing Costs Per Unit: 2.50%
Discount Rate: 15.00%
% Commissions: 4.00%
Overhead and Marketing: 0.00%
Taxes on Unsold Units ($ Per Quarter): $2,000
Condo Fees on Unsold Units ($ Per Quarter): $1,200
Profit on Presold Units: 10.00%
Profit on Unsold Units: 10.00%

Compiled by CBRE



Quarter

Number of Pre-Sold Units:
Number of Units Sold Per Quarter:
Cumulative Number of Units Sold:
Total Number of Units Closed in Quarter:
Cumulative Number of Units Closed:
Total Number of Remaining Units:
Average Number of Developer Units:
Average Price Per Unit:

Closed Presales:
Closed Unit Sales:

Total Income:

Expenses:
Commissions:
Closing Costs:
Real Estate Taxes (Unsold Units):
Association Fees (Unsold Units):

Total Expenses:

Net Income Before Profit:

Profit (Quarterly Unit Sales): 10.00%
Total Profit

Net Income After Profit
Quarterly Present Value Factor: 15.00%

Present Value of Cash Flow:

Net Discounted Sellout Value $149,549,652
(Rounded): $149,500,000

ASSUMPTIONS

Total Number Units: 376
Sales Per Quarter: 15
Initial Unit Selling Price: $782,604
Quarterly Price Change: 0.75%
Closing Costs Per Unit: 2.50%
Discount Rate: 15.00%
% Commissions: 4.00%
Overhead and Marketing: 0.00%
Taxes on Unsold Units ($ Per Quarter): $2,000
Condo Fees on Unsold Units ($ Per Quarter): $1,200
Profit on Presold Units: 10.00%
Profit on Unsold Units: 10.00%

Compiled by CBRE

YALE & TOWNE (Y3-A)
DISCOUNTED SELLOUT CASH FLOW REPORT BEGINNING MAY 1, 2017

4Q/2021 1Q/2022 2Q/2022 3Q/2022 4Q/2022 1Q/2023 2Q/2023 3Q/2023 4Q/2023 1Q/2024 2Q/2024 3Q/2024 4Q/2024
19 20 21 22 23 24 25 26 27 28 29 30 31 Totals

0 0 0 0 0 0 0 0 0 0 0 0 0 12
12 12 12 12 12 12 12 12 12 12 12 12 4 364

240 252 264 276 288 300 312 324 336 348 360 372 376
12 12 12 12 12 12 12 12 12 12 12 12 4 376

240 252 264 276 288 300 312 324 336 348 360 372 376
136 124 112 100 88 76 64 52 40 28 16 4 0
142 130 118 106 94 82 70 58 46 34 22 10 2

$895,250 $901,960 $908,720 $915,540 $922,410 $929,330 $936,300 $943,320 $950,390 $957,520 $964,700 $971,940 $979,230 $872,173

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $9,391,245
$10,743,000 $10,823,520 $10,904,640 $10,986,480 $11,068,920 $11,151,960 $11,235,600 $11,319,840 $11,404,680 $11,490,240 $11,576,400 $11,663,280 $3,916,920 $318,545,685

$10,743,000 $10,823,520 $10,904,640 $10,986,480 $11,068,920 $11,151,960 $11,235,600 $11,319,840 $11,404,680 $11,490,240 $11,576,400 $11,663,280 $3,916,920 $327,936,929

$429,720 $432,941 $436,186 $439,459 $442,757 $446,078 $449,424 $452,794 $456,187 $459,610 $463,056 $466,531 $156,677 $13,117,477
268,575 270,588 272,616 274,662 276,723 278,799 280,890 282,996 285,117 287,256 289,410 291,582 97,923 $8,198,423
284,000 260,000 236,000 212,000 188,000 164,000 140,000 116,000 92,000 68,000 44,000 20,000 4,000 $11,032,000
170,400 156,000 141,600 127,200 112,800 98,400 84,000 69,600 55,200 40,800 26,400 12,000 2,400 $6,619,200

$1,152,695 $1,119,529 $1,086,402 $1,053,321 $1,020,280 $987,277 $954,314 $921,390 $888,504 $855,666 $822,866 $790,113 $261,000 $38,967,100
 

$9,590,305 $9,703,991 $9,818,238 $9,933,159 $10,048,640 $10,164,683 $10,281,286 $10,398,450 $10,516,176 $10,634,574 $10,753,534 $10,873,167 $3,655,920 $288,969,829
 

$1,074,300 $1,082,352 $1,090,464 $1,098,648 $1,106,892 $1,115,196 $1,123,560 $1,131,984 $1,140,468 $1,149,024 $1,157,640 $1,166,328 $391,692 $32,793,693
$1,074,300 $1,082,352 $1,090,464 $1,098,648 $1,106,892 $1,115,196 $1,123,560 $1,131,984 $1,140,468 $1,149,024 $1,157,640 $1,166,328 $391,692 $32,793,693

 
$8,516,005 $8,621,639 $8,727,774 $8,834,511 $8,941,748 $9,049,487 $9,157,726 $9,266,466 $9,375,708 $9,485,550 $9,595,894 $9,706,839 $3,264,228 $256,176,136

0.496851 0.478892 0.461583 0.444899 0.428819 0.413319 0.398380 0.383981 0.370102 0.356725 0.343831 0.331403 0.319425  
$4,231,184 $4,128,837 $4,028,592 $3,930,467 $3,834,388 $3,740,326 $3,648,254 $3,558,143 $3,469,966 $3,383,729 $3,299,365 $3,216,878 $1,042,676 $149,549,652



     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     Apr-2018     Apr-2019     Apr-2020     Apr-2021     Apr-2022     Apr-2023     Apr-2024     Apr-2025     Apr-2026     Apr-2027     Apr-2028

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Potential Gross Revenue
  Base Rental Revenue $877,626 $877,630 $877,630 $877,630 $877,630 $954,425 $965,390 $965,390 $965,390 $965,390 $1,152,697
  Absorption & Turnover Vacancy (109,704) (196,576)
  Base Rent Abatements (219,408) (294,864)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Scheduled Base Rental Revenue 548,514 877,630 877,630 877,630 877,630 954,425 965,390 965,390 965,390 965,390 661,257

  Expense Reimbursement Revenue
    RE Tax 109,028 158,984 163,758 168,670 173,726 178,944 184,306 189,840 195,536 201,396 173,212

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Total Reimbursement Revenue 109,028 158,984 163,758 168,670 173,726 178,944 184,306 189,840 195,536 201,396 173,212

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Potential Gross Revenue 657,542 1,036,614 1,041,388 1,046,300 1,051,356 1,133,369 1,149,696 1,155,230 1,160,926 1,166,786 834,469
  General Vacancy (51,830) (52,069) (52,316) (52,567) (56,668) (57,485) (57,761) (58,047) (58,340)
  Collection Loss (6,576) (10,367) (10,413) (10,463) (10,512) (11,334) (11,497) (11,554) (11,608) (11,668) (8,345)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Effective Gross Revenue 650,966 974,417 978,906 983,521 988,277 1,065,367 1,080,714 1,085,915 1,091,271 1,096,778 826,124

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Operating Expenses
  RE Tax 156,628 158,979 163,746 168,661 173,719 178,930 184,299 189,829 195,522 201,388 207,430

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Operating Expenses 156,628 158,979 163,746 168,661 173,719 178,930 184,299 189,829 195,522 201,388 207,430

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Net Operating Income 494,338 815,438 815,160 814,860 814,558 886,437 896,415 896,086 895,749 895,390 618,694

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Leasing & Capital Costs
  Leasing Commissions 449,784 408,018

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Leasing & Capital Costs 449,784 408,018

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Cash Flow Before Debt Service $44,554 $815,438 $815,160 $814,860 $814,558 $886,437 $896,415 $896,086 $895,749 $895,390 $210,676
& Taxes =========== =========== =========== =========== =========== =========== =========== =========== =========== =========== ===========

$9,730,000

                      For the     P.V. of     P.V. of     P.V. of     P.V. of     P.V. of
Analysis           Year      Annual    Cash Flow    Cash Flow    Cash Flow    Cash Flow    Cash Flow
 Period           Ending    Cash Flow     @  8.25%     @  8.50%     @  8.75%     @  9.00%     @  9.25%
________    ________  ___________  ___________  ___________  ___________  ___________  ___________

  Year  1   Apr-2018 $44,554 $41,158 $41,064 $40,969 $40,875 $40,782
  Year  2   Apr-2019 815,438 695,882 692,678 689,497 686,338 683,200
  Year  3   Apr-2020 815,160 642,627 638,195 633,804 629,453 625,142
  Year  4   Apr-2021 814,860 593,433 587,982 582,594 577,268 572,001
  Year  5   Apr-2022 814,558 548,002 541,718 535,520 529,406 523,378
  Year  6   Apr-2023 886,437 550,910 543,337 535,886 528,554 521,337
  Year  7   Apr-2024 896,415 514,652 506,409 498,315 490,369 482,569
  Year  8   Apr-2025 896,086 475,255 466,564 458,053 449,716 441,548
  Year  9   Apr-2026 895,749 438,869 429,852 421,040 412,428 404,011
  Year 10   Apr-2027 895,390 405,259 396,018 387,008 378,222 369,656

 ___________  ___________  ___________  ___________  ___________  ___________
  Total Cash Flow 7,774,647 4,906,047 4,843,817 4,782,686 4,722,629 4,663,624
  Property Resale @ 8.25% Cap 11,848,983 5,362,929 5,240,632 5,121,397 5,005,138 4,891,777

 ___________  ___________  ___________  ___________  ___________
  Total Property Present Value $10,268,976 $10,084,449 $9,904,083 $9,727,767 $9,555,401

 =========== =========== =========== =========== ===========

  Rounded to Thousands $10,269,000 $10,084,000 $9,904,000 $9,728,000 $9,555,000
 =========== =========== =========== =========== ===========

  Per SqFt 489.00 480.21 471.62 463.23 455.02

Percentage Value Distribution

  Assured Income
  Prospective Income 47.78% 48.03% 48.29% 48.55% 48.81%
  Prospective Property Resale 52.22% 51.97% 51.71% 51.45% 51.19%

 =========== =========== =========== =========== ===========
100.00% 100.00% 100.00% 100.00% 100.00%

YALE & TOWNE - Y3B (AS COMPLETE)



     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-2018     Dec-2019     Dec-2020     Dec-2021     Dec-2022     Dec-2023     Dec-2024     Dec-2025     Dec-2026     Dec-2027     Dec-2028

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Potential Gross Revenue
  Base Rental Revenue $877,630 $877,630 $877,630 $877,630 $925,171 $965,390 $965,390 $965,390 $965,390 $1,081,341 $1,179,460
  Absorption & Turnover Vacancy (196,576)
  Base Rent Abatements (294,864)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Scheduled Base Rental Revenue 877,630 877,630 877,630 877,630 925,171 965,390 965,390 965,390 965,390 589,901 1,179,460

  Expense Reimbursement Revenue
    RE Tax 157,416 162,132 166,996 172,014 177,164 182,486 187,958 193,602 199,402 171,156 211,552

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Total Reimbursement Revenue 157,416 162,132 166,996 172,014 177,164 182,486 187,958 193,602 199,402 171,156 211,552

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Potential Gross Revenue 1,035,046 1,039,762 1,044,626 1,049,644 1,102,335 1,147,876 1,153,348 1,158,992 1,164,792 761,057 1,391,012
  General Vacancy (34,553) (51,990) (52,234) (52,483) (55,300) (57,213) (57,669) (57,952) (58,243) (19,446) (46,438)
  Collection Loss (9,103) (10,398) (10,446) (10,496) (11,060) (11,443) (11,535) (11,589) (11,649) (9,452) (12,070)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Effective Gross Revenue 991,390 977,374 981,946 986,665 1,035,975 1,079,220 1,084,144 1,089,451 1,094,900 732,159 1,332,504

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Operating Expenses
  RE Tax 157,413 162,133 166,999 172,008 177,167 182,483 187,959 193,595 199,404 205,387 211,550

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Operating Expenses 157,413 162,133 166,999 172,008 177,167 182,483 187,959 193,595 199,404 205,387 211,550

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Net Operating Income 833,977 815,241 814,947 814,657 858,808 896,737 896,185 895,856 895,496 526,772 1,120,954

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Leasing & Capital Costs
  Leasing Commissions 408,018

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Leasing & Capital Costs 408,018

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Cash Flow Before Debt Service $833,977 $815,241 $814,947 $814,657 $858,808 $896,737 $896,185 $895,856 $895,496 $118,754 $1,120,954
& Taxes =========== =========== =========== =========== =========== =========== =========== =========== =========== =========== ===========

$11,040,000

                      For the     P.V. of     P.V. of     P.V. of     P.V. of     P.V. of
Analysis           Year      Annual    Cash Flow    Cash Flow    Cash Flow    Cash Flow    Cash Flow
 Period           Ending    Cash Flow     @  8.25%     @  8.50%     @  8.75%     @  9.00%     @  9.25%
________    ________  ___________  ___________  ___________  ___________  ___________  ___________

  Year  1   Dec-2018 $833,977 $770,418 $768,642 $766,875 $765,117 $763,366
  Year  2   Dec-2019 815,241 695,713 692,511 689,330 686,172 683,035
  Year  3   Dec-2020 814,947 642,459 638,029 633,639 629,289 624,978
  Year  4   Dec-2021 814,657 593,285 587,836 582,449 577,124 571,859
  Year  5   Dec-2022 858,808 577,772 571,146 564,612 558,166 551,809
  Year  6   Dec-2023 896,737 557,311 549,651 542,113 534,695 527,395
  Year  7   Dec-2024 896,185 514,520 506,279 498,187 490,244 482,445
  Year  8   Dec-2025 895,856 475,133 466,445 457,935 449,600 441,435
  Year  9   Dec-2026 895,496 438,745 429,730 420,921 412,311 403,897
  Year 10   Dec-2027 118,754 53,749 52,523 51,328 50,163 49,027

 ___________  ___________  ___________  ___________  ___________  ___________
  Total Cash Flow 7,840,658 5,319,105 5,262,792 5,207,389 5,152,881 5,099,246
  Property Resale @ 8.25% Cap 13,049,886 5,906,465 5,771,774 5,640,454 5,512,413 5,387,562

 ___________  ___________  ___________  ___________  ___________
  Total Property Present Value $11,225,570 $11,034,566 $10,847,843 $10,665,294 $10,486,808

 =========== =========== =========== =========== ===========

  Rounded to Thousands $11,226,000 $11,035,000 $10,848,000 $10,665,000 $10,487,000
 =========== =========== =========== =========== ===========

  Per SqFt 534.55 525.46 516.56 507.87 499.37

YALE & TOWNE - Y3B (AS STABILIZED)



Y4-A
DISCOUNTED CASH FLOW ANALYSIS

BEGINNING 05/13

               

YEAR 1 2 3 4 5 6 7 8 9 10 Reversion
               

Revenue
Adjusted Rental Income  $3,096,244 $3,189,131 $3,284,805 $3,383,349 $3,484,849 $3,589,394 $3,697,076 $3,807,988 $3,922,228 $4,039,895 $4,161,092
Vacancy & Credit Loss  (1,748,088) (159,457) (164,240) (169,167) (174,242) (179,470) (184,854) (190,399) (196,111) (201,995) (208,055)
Other Income 170,728 175,849 181,124 186,558 192,155 197,920 203,858 209,974 216,273 222,761 229,444

             
Effective Gross Income  $1,518,884 $3,205,523 $3,301,689 $3,400,740 $3,502,762 $3,607,844 $3,716,080 $3,827,563 $3,942,390 $4,060,661 $4,182,481

Expenses
Real Estate Taxes  $375,592 $386,860 $398,466 $410,420 $422,733 $435,415 $448,477 $461,931 $475,789 $490,063 $504,765
Common Area Maintenance 523,362 539,062 555,234 571,891 589,048 606,719 624,921 643,669 662,979 682,868 703,354
Management Fee 45,567 96,166 99,051 102,022 105,083 108,235 111,482 114,827 118,272 121,820 125,474

Total Expenses  $944,520 $1,022,088 $1,052,751 $1,084,333 $1,116,864 $1,150,369 $1,184,880 $1,220,427 $1,257,040 $1,294,751 $1,333,593

Net Income  $574,363 $2,183,435 $2,248,938 $2,316,407 $2,385,898 $2,457,475 $2,531,200 $2,607,136 $2,685,350 $2,765,910 $2,848,888

Assumptions:
Income Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Credit Loss Allowance 56.46% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%  
Tax Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Op. Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Management Fee 3.00%
Cost of Sale 3.00%

EGI, EXPENSES, AND NOI Sale / Yield Matrix 

Terminal Cap Rate
6.75% 7.00% 7.25%

IRR
8.50% 32,315,636 31,668,958 31,066,879
8.75% 31,725,817 31,093,852 30,505,472
9.00% 31,149,432 30,531,814 29,956,790

Reconciled Value Indication: $31,093,852

Deferred Maintenance: $0

As-Is Value Indication (Rounded): $31,100,000

$250,806/Unit

$0

$500,000

$1,000,000

$1,500,000

$2,000,000

$2,500,000

$3,000,000

$3,500,000

$4,000,000

$4,500,000
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Year

EGI Total Expenses NOI



Y4-A (stabilized)
DISCOUNTED CASH FLOW ANALYSIS

BEGINNING 05/14

               

YEAR 1 2 3 4 5 6 7 8 9 10 Reversion
               

Revenue
Adjusted Rental Income  $3,189,131 $3,284,805 $3,383,349 $3,484,849 $3,589,394 $3,697,076 $3,807,988 $3,922,228 $4,039,895 $4,161,092 $4,285,925
Vacancy & Credit Loss  (159,457) (164,240) (169,167) (174,242) (179,470) (184,854) (190,399) (196,111) (201,995) (208,055) (214,296)
Other Income 175,849 181,124 186,558 192,155 197,920 203,858 209,974 216,273 222,761 229,444 236,327

             
Effective Gross Income  $3,205,523 $3,301,689 $3,400,740 $3,502,762 $3,607,844 $3,716,080 $3,827,563 $3,942,390 $4,060,661 $4,182,481 $4,307,956

Expenses
Real Estate Taxes  $386,860 $398,466 $410,420 $422,733 $435,415 $448,477 $461,931 $475,789 $490,063 $504,765 $519,908
Common Area Maintenance 539,062 555,234 571,891 589,048 606,719 624,921 643,669 662,979 682,868 703,354 724,455
Management Fee 96,166 99,051 102,022 105,083 108,235 111,482 114,827 118,272 121,820 125,474 129,239

Total Expenses  $1,022,088 $1,052,751 $1,084,333 $1,116,864 $1,150,369 $1,184,880 $1,220,427 $1,257,040 $1,294,751 $1,333,593 $1,373,602

Net Income  $2,183,435 $2,248,938 $2,316,407 $2,385,898 $2,457,475 $2,531,200 $2,607,136 $2,685,350 $2,765,910 $2,848,888 $2,934,354

Assumptions:
Income Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Credit Loss Allowance 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%  
Tax Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Op. Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Management Fee 3.00%
Cost of Sale 3.00%

EGI, EXPENSES, AND NOI Sale / Yield Matrix 

Terminal Cap Rate
6.75% 7.00% 7.25%

IRR
8.25% 35,377,349 34,695,727 34,061,113
8.50% 34,752,240 34,086,162 33,466,021
8.75% 34,141,354 33,490,430 32,884,398

Reconciled Value Indication: $34,086,162

Deferred Maintenance: $0

As-Is Value Indication (Rounded): $34,100,000

$275,000/Unit
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     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     Apr-2014     Apr-2015     Apr-2016     Apr-2017     Apr-2018     Apr-2019     Apr-2020     Apr-2021     Apr-2022     Apr-2023     Apr-2024

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Potential Gross Revenue
  Base Rental Revenue $556,979 $556,975 $556,975 $556,975 $556,975 $603,378 $612,670 $612,670 $612,670 $612,670 $728,131
  Absorption & Turnover Vacancy (92,829) (124,755)
  Base Rent Abatements (139,245) (188,253)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Scheduled Base Rental Revenue 324,905 556,975 556,975 556,975 556,975 603,378 612,670 612,670 612,670 612,670 415,123

  Expense Reimbursement Revenue
    RE Tax 66,427 100,885 103,905 107,025 110,240 113,545 116,950 120,460 124,075 127,795 109,910

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Total Reimbursement Revenue 66,427 100,885 103,905 107,025 110,240 113,545 116,950 120,460 124,075 127,795 109,910

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Potential Gross Revenue 391,332 657,860 660,880 664,000 667,215 716,923 729,620 733,130 736,745 740,465 525,033
  General Vacancy (32,893) (33,045) (33,200) (33,360) (35,846) (36,481) (36,658) (36,837) (37,023)
  Collection Loss (3,913) (6,579) (6,610) (6,638) (6,673) (7,169) (7,297) (7,332) (7,367) (7,404) (5,251)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Effective Gross Revenue 387,419 618,388 621,225 624,162 627,182 673,908 685,842 689,140 692,541 696,038 519,782

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Operating Expenses
  RE Tax 99,388 100,879 103,906 107,021 110,235 113,539 116,947 120,453 124,069 127,791 131,624

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Operating Expenses 99,388 100,879 103,906 107,021 110,235 113,539 116,947 120,453 124,069 127,791 131,624

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Net Operating Income 288,031 517,509 517,319 517,141 516,947 560,369 568,895 568,687 568,472 568,247 388,158

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Leasing & Capital Costs
  Leasing Commissions 285,450 260,498

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Leasing & Capital Costs 285,450 260,498

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Cash Flow Before Debt Service $2,581 $517,509 $517,319 $517,141 $516,947 $560,369 $568,895 $568,687 $568,472 $568,247 $127,660
& Taxes =========== =========== =========== =========== =========== =========== =========== =========== =========== =========== ===========

$6,130,000

                      For the     P.V. of     P.V. of     P.V. of     P.V. of     P.V. of
Analysis           Year      Annual    Cash Flow    Cash Flow    Cash Flow    Cash Flow    Cash Flow
 Period           Ending    Cash Flow     @  8.25%     @  8.50%     @  8.75%     @  9.00%     @  9.25%
________    ________  ___________  ___________  ___________  ___________  ___________  ___________

  Year  1   Apr-2014 $2,581 $2,384 $2,379 $2,373 $2,368 $2,362
  Year  2   Apr-2015 517,509 441,634 439,601 437,582 435,577 433,586
  Year  3   Apr-2016 517,319 407,826 405,013 402,227 399,465 396,729
  Year  4   Apr-2017 517,141 376,614 373,155 369,736 366,356 363,014
  Year  5   Apr-2018 516,947 347,782 343,794 339,860 335,980 332,154
  Year  6   Apr-2019 560,369 348,262 343,475 338,765 334,130 329,568
  Year  7   Apr-2020 568,895 326,616 321,384 316,247 311,205 306,254
  Year  8   Apr-2021 568,687 301,613 296,098 290,696 285,404 280,222
  Year  9   Apr-2022 568,472 278,521 272,798 267,206 261,741 256,399
  Year 10   Apr-2023 568,247 257,192 251,327 245,609 240,033 234,597

 ___________  ___________  ___________  ___________  ___________  ___________
  Total Cash Flow 4,906,167 3,088,444 3,049,024 3,010,301 2,972,259 2,934,885
  Property Resale @ 8.25% Cap 7,480,035 3,385,514 3,308,310 3,233,039 3,159,648 3,088,084

 ___________  ___________  ___________  ___________  ___________
  Total Property Present Value $6,473,958 $6,357,334 $6,243,340 $6,131,907 $6,022,969

 =========== =========== =========== =========== ===========

  Rounded to Thousands $6,474,000 $6,357,000 $6,243,000 $6,132,000 $6,023,000
 =========== =========== =========== =========== ===========

  Per SqFt 431.60 423.82 416.22 408.79 401.53

Percentage Value Distribution

  Assured Income
  Prospective Income 47.71% 47.96% 48.22% 48.47% 48.73%
  Prospective Property Resale 52.29% 52.04% 51.78% 51.53% 51.27%

 =========== =========== =========== =========== ===========
100.00% 100.00% 100.00% 100.00% 100.00%

YALE & TOWNE - Y4B (AS COMPLETE)



     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-2014     Dec-2015     Dec-2016     Dec-2017     Dec-2018     Dec-2019     Dec-2020     Dec-2021     Dec-2022     Dec-2023     Dec-2024

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Potential Gross Revenue
  Base Rental Revenue $556,975 $556,975 $556,975 $556,975 $584,818 $612,670 $612,670 $612,670 $612,670 $681,345 $753,014
  Absorption & Turnover Vacancy (124,755)
  Base Rent Abatements (175,404) (12,849)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Scheduled Base Rental Revenue 556,975 556,975 556,975 556,975 584,818 612,670 612,670 612,670 612,670 381,186 740,165

  Expense Reimbursement Revenue
    RE Tax 99,890 102,880 105,965 109,145 112,425 115,790 119,270 122,840 126,535 108,605 134,235

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Total Reimbursement Revenue 99,890 102,880 105,965 109,145 112,425 115,790 119,270 122,840 126,535 108,605 134,235

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Potential Gross Revenue 656,865 659,855 662,940 666,120 697,243 728,460 731,940 735,510 739,205 489,791 874,400
  General Vacancy (21,929) (32,995) (33,148) (33,306) (35,017) (36,270) (36,599) (36,777) (36,960) (12,342) (29,619)
  Collection Loss (5,690) (6,600) (6,628) (6,662) (7,003) (7,255) (7,320) (7,355) (7,392) (5,969) (7,672)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Effective Gross Revenue 629,246 620,260 623,164 626,152 655,223 684,935 688,021 691,378 694,853 471,480 837,109

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Operating Expenses
  RE Tax 99,886 102,882 105,967 109,148 112,420 115,796 119,266 122,847 126,532 130,327 134,237

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Operating Expenses 99,886 102,882 105,967 109,148 112,420 115,796 119,266 122,847 126,532 130,327 134,237

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Net Operating Income 529,360 517,378 517,197 517,004 542,803 569,139 568,755 568,531 568,321 341,153 702,872

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Leasing & Capital Costs
  Leasing Commissions 260,498

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Leasing & Capital Costs 260,498

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Cash Flow Before Debt Service $529,360 $517,378 $517,197 $517,004 $542,803 $569,139 $568,755 $568,531 $568,321 $80,655 $702,872
& Taxes =========== =========== =========== =========== =========== =========== =========== =========== =========== =========== ===========

$7,030,000

                      For the     P.V. of     P.V. of     P.V. of     P.V. of     P.V. of
Analysis           Year      Annual    Cash Flow    Cash Flow    Cash Flow    Cash Flow    Cash Flow
 Period           Ending    Cash Flow     @  8.25%     @  8.50%     @  8.75%     @  9.00%     @  9.25%
________    ________  ___________  ___________  ___________  ___________  ___________  ___________

  Year  1   Dec-2014 $529,360 $489,016 $487,889 $486,768 $485,651 $484,540
  Year  2   Dec-2015 517,378 441,522 439,489 437,471 435,467 433,476
  Year  3   Dec-2016 517,197 407,730 404,918 402,132 399,371 396,636
  Year  4   Dec-2017 517,004 376,515 373,057 369,638 366,259 362,918
  Year  5   Dec-2018 542,803 365,176 360,989 356,858 352,785 348,767
  Year  6   Dec-2019 569,139 353,713 348,851 344,067 339,359 334,726
  Year  7   Dec-2020 568,755 326,535 321,305 316,170 311,128 306,179
  Year  8   Dec-2021 568,531 301,530 296,017 290,616 285,327 280,145
  Year  9   Dec-2022 568,321 278,447 272,726 267,135 261,671 256,331
  Year 10   Dec-2023 80,655 36,505 35,673 34,861 34,070 33,298

 ___________  ___________  ___________  ___________  ___________  ___________
  Total Cash Flow 4,979,143 3,376,689 3,340,914 3,305,716 3,271,088 3,237,016
  Property Resale @ 8.25% Cap 8,332,006 3,771,121 3,685,125 3,601,280 3,519,529 3,439,815

 ___________  ___________  ___________  ___________  ___________
  Total Property Present Value $7,147,810 $7,026,039 $6,906,996 $6,790,617 $6,676,831

 =========== =========== =========== =========== ===========

  Rounded to Thousands $7,148,000 $7,026,000 $6,907,000 $6,791,000 $6,677,000
 =========== =========== =========== =========== ===========

  Per SqFt 476.52 468.40 460.47 452.71 445.12

YALE & TOWNE - Y4B (AS STABILIZED)



Y5-A
DISCOUNTED CASH FLOW ANALYSIS

BEGINNING 05/11

               

YEAR 1 2 3 4 5 6 7 8 9 10 Reversion
               

Revenue
Adjusted Rental Income  $2,918,507 $3,006,062 $3,096,244 $3,189,131 $3,284,805 $3,383,349 $3,484,849 $3,589,394 $3,697,076 $3,807,988 $3,922,228
Vacancy & Credit Loss  (1,647,740) (150,303) (154,812) (159,457) (164,240) (169,167) (174,242) (179,470) (184,854) (190,399) (196,111)
Other Income 160,927 165,755 170,728 175,850 181,126 186,560 192,157 197,922 203,860 209,976 216,275

             
Effective Gross Income  $1,431,694 $3,021,514 $3,112,160 $3,205,524 $3,301,691 $3,400,742 $3,502,764 $3,607,846 $3,716,082 $3,827,565 $3,942,392

Expenses
Real Estate Taxes  $354,032 $364,653 $375,593 $386,861 $398,467 $410,421 $422,734 $435,416 $448,478 $461,932 $475,790
Common Area Maintenance 493,319 508,118 523,362 539,063 555,235 571,892 589,049 606,720 624,922 643,670 662,980
Management Fee 42,951 90,645 93,365 96,166 99,051 102,022 105,083 108,235 111,482 114,827 118,272

Total Expenses  $890,301 $963,416 $992,320 $1,022,090 $1,052,753 $1,084,335 $1,116,866 $1,150,371 $1,184,882 $1,220,429 $1,257,042

Net Income  $541,393 $2,058,098 $2,119,840 $2,183,434 $2,248,938 $2,316,407 $2,385,898 $2,457,475 $2,531,200 $2,607,136 $2,685,350

Assumptions:
Income Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Credit Loss Allowance 56.46% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%  
Tax Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Op. Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Management Fee 3.00%
Cost of Sale 3.00%

EGI, EXPENSES, AND NOI Sale / Yield Matrix 

Terminal Cap Rate
6.75% 7.00% 7.25%

IRR
8.50% 30,460,589 29,851,033 29,283,516
8.75% 29,904,628 29,308,941 28,754,336
9.00% 29,361,330 28,779,165 28,237,150

Reconciled Value Indication: $29,308,941

Deferred Maintenance: $0

As-Is Value Indication (Rounded): $29,300,000

$236,290/Unit
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Y5-A (Stabilized)
DISCOUNTED CASH FLOW ANALYSIS

BEGINNING 05/12

               

YEAR 1 2 3 4 5 6 7 8 9 10 Reversion
               

Revenue
Adjusted Rental Income  $3,006,062 $3,096,244 $3,189,131 $3,284,805 $3,383,349 $3,484,849 $3,589,394 $3,697,076 $3,807,988 $3,922,228 $4,039,895
Vacancy & Credit Loss  (150,303) (154,812) (159,457) (164,240) (169,167) (174,242) (179,470) (184,854) (190,399) (196,111) (201,995)
Other Income 165,755 170,728 175,850 181,126 186,560 192,157 197,922 203,860 209,976 216,275 222,763

             
Effective Gross Income  $3,021,514 $3,112,160 $3,205,524 $3,301,691 $3,400,742 $3,502,764 $3,607,846 $3,716,082 $3,827,565 $3,942,392 $4,060,663

Expenses
Real Estate Taxes  $364,653 $375,593 $386,861 $398,467 $410,421 $422,734 $435,416 $448,478 $461,932 $475,790 $490,064
Common Area Maintenance 508,118 523,362 539,063 555,235 571,892 589,049 606,720 624,922 643,670 662,980 682,869
Management Fee 90,645 93,365 96,166 99,051 102,022 105,083 108,235 111,482 114,827 118,272 121,820

Total Expenses  $963,416 $992,320 $1,022,090 $1,052,753 $1,084,335 $1,116,866 $1,150,371 $1,184,882 $1,220,429 $1,257,042 $1,294,753

Net Income  $2,058,098 $2,119,840 $2,183,434 $2,248,938 $2,316,407 $2,385,898 $2,457,475 $2,531,200 $2,607,136 $2,685,350 $2,765,910

Assumptions:
Income Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Credit Loss Allowance 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%  
Tax Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Op. Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Management Fee 3.00%
Cost of Sale 3.00%

EGI, EXPENSES, AND NOI Sale / Yield Matrix 

Terminal Cap Rate
6.75% 7.00% 7.25%

IRR
8.25% 33,346,542 32,704,048 32,105,864
8.50% 32,757,317 32,129,475 31,544,932
8.75% 32,181,498 31,567,941 30,996,697

Reconciled Value Indication: $32,129,475

Deferred Maintenance: $0

As-Is Value Indication (Rounded): $32,100,000

$258,871/Unit
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     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     Apr-2012     Apr-2013     Apr-2014     Apr-2015     Apr-2016     Apr-2017     Apr-2018     Apr-2019     Apr-2020     Apr-2021     Apr-2022

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Potential Gross Revenue
  Base Rental Revenue $836,216 $838,847 $838,846 $838,846 $838,846 $905,489 $922,731 $922,731 $922,731 $922,731 $1,085,269
  Absorption & Turnover Vacancy (169,824) (187,889)
  Base Rent Abatements (209,711) (281,833)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Scheduled Base Rental Revenue 456,681 838,847 838,846 838,846 838,846 905,489 922,731 922,731 922,731 922,731 615,547

  Expense Reimbursement Revenue
    RE Tax 95,668 150,888 155,402 160,068 164,869 169,821 174,912 180,155 185,556 191,138 164,373

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Total Reimbursement Revenue 95,668 150,888 155,402 160,068 164,869 169,821 174,912 180,155 185,556 191,138 164,373

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Potential Gross Revenue 552,349 989,735 994,248 998,914 1,003,715 1,075,310 1,097,643 1,102,886 1,108,287 1,113,869 779,920
  General Vacancy (49,487) (49,713) (49,944) (50,186) (53,766) (54,884) (55,143) (55,415) (55,693)
  Collection Loss (5,523) (9,898) (9,943) (9,988) (10,037) (10,753) (10,978) (11,028) (11,084) (11,138) (7,800)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Effective Gross Revenue 546,826 930,350 934,592 938,982 943,492 1,010,791 1,031,781 1,036,715 1,041,788 1,047,038 772,120

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Operating Expenses
  RE Tax 148,644 150,873 155,397 160,062 164,862 169,808 174,903 180,149 185,554 191,120 196,855

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Operating Expenses 148,644 150,873 155,397 160,062 164,862 169,808 174,903 180,149 185,554 191,120 196,855

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Net Operating Income 398,182 779,477 779,195 778,920 778,630 840,983 856,878 856,566 856,234 855,918 575,265

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Leasing & Capital Costs
  Leasing Commissions 429,910 389,986

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Leasing & Capital Costs 429,910 389,986

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Cash Flow Before Debt Service ($31,728) $779,477 $779,195 $778,920 $778,630 $840,983 $856,878 $856,566 $856,234 $855,918 $185,279
& Taxes =========== =========== =========== =========== =========== =========== =========== =========== =========== =========== ===========

$9,150,000

                      For the     P.V. of     P.V. of     P.V. of     P.V. of     P.V. of
Analysis           Year      Annual    Cash Flow    Cash Flow    Cash Flow    Cash Flow    Cash Flow
 Period           Ending    Cash Flow     @  8.25%     @  8.50%     @  8.75%     @  9.00%     @  9.25%
________    ________  ___________  ___________  ___________  ___________  ___________  ___________

  Year  1   Apr-2012 ($31,728) ($29,310) ($29,242) ($29,175) ($29,108) ($29,042)
  Year  2   Apr-2013 779,477 665,193 662,130 659,090 656,070 653,071
  Year  3   Apr-2014 779,195 614,274 610,039 605,840 601,681 597,561
  Year  4   Apr-2015 778,920 567,259 562,048 556,899 551,807 546,773
  Year  5   Apr-2016 778,630 523,832 517,824 511,899 506,056 500,292
  Year  6   Apr-2017 840,983 522,660 515,477 508,407 501,451 494,605
  Year  7   Apr-2018 856,878 491,953 484,073 476,337 468,741 461,285
  Year  8   Apr-2019 856,566 454,295 445,988 437,852 429,882 422,074
  Year  9   Apr-2020 856,234 419,509 410,889 402,465 394,234 386,189
  Year 10   Apr-2021 855,918 387,394 378,560 369,947 361,549 353,360

 ___________  ___________  ___________  ___________  ___________  ___________
  Total Cash Flow 7,351,073 4,617,059 4,557,786 4,499,561 4,442,363 4,386,168
  Property Resale @ 8.25% Cap 11,143,667 5,043,698 4,928,681 4,816,543 4,707,205 4,600,591

 ___________  ___________  ___________  ___________  ___________
  Total Property Present Value $9,660,757 $9,486,467 $9,316,104 $9,149,568 $8,986,759

 =========== =========== =========== =========== ===========

  Rounded to Thousands $9,661,000 $9,486,000 $9,316,000 $9,150,000 $8,987,000
 =========== =========== =========== =========== ===========

  Per SqFt 405.62 398.31 391.15 384.16 377.33

Percentage Value Distribution

  Assured Income
  Prospective Income 47.79% 48.05% 48.30% 48.55% 48.81%
  Prospective Property Resale 52.21% 51.95% 51.70% 51.45% 51.19%

 =========== =========== =========== =========== ===========
100.00% 100.00% 100.00% 100.00% 100.00%

YALE & TOWNE - Y5B (AS COMPLETE)



     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     Jan-2013     Jan-2014     Jan-2015     Jan-2016     Jan-2017     Jan-2018     Jan-2019     Jan-2020     Jan-2021     Jan-2022     Jan-2023

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Potential Gross Revenue
  Base Rental Revenue $838,847 $838,846 $838,846 $838,846 $884,517 $922,731 $922,731 $922,731 $922,731 $1,034,119 $1,127,336
  Absorption & Turnover Vacancy (187,889)
  Base Rent Abatements (241,460) (40,373)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Scheduled Base Rental Revenue 838,847 838,846 838,846 838,846 884,517 922,731 922,731 922,731 922,731 604,770 1,086,963

  Expense Reimbursement Revenue
    RE Tax 149,761 154,256 158,874 163,649 168,555 173,612 178,823 184,178 189,716 162,911 201,264

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Total Reimbursement Revenue 149,761 154,256 158,874 163,649 168,555 173,612 178,823 184,178 189,716 162,911 201,264

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Potential Gross Revenue 988,608 993,102 997,720 1,002,495 1,053,072 1,096,343 1,101,554 1,106,909 1,112,447 767,681 1,288,227
  General Vacancy (37,115) (49,657) (49,886) (50,126) (52,871) (54,604) (55,078) (55,347) (55,623) (13,924) (49,879)
  Collection Loss (8,805) (9,931) (9,977) (10,025) (10,574) (10,922) (11,015) (11,070) (11,124) (8,635) (11,925)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Effective Gross Revenue 942,688 933,514 937,857 942,344 989,627 1,030,817 1,035,461 1,040,492 1,045,700 745,122 1,226,423

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Operating Expenses
  RE Tax 149,758 154,249 158,879 163,644 168,554 173,610 178,818 184,183 189,708 195,400 201,262

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Operating Expenses 149,758 154,249 158,879 163,644 168,554 173,610 178,818 184,183 189,708 195,400 201,262

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Net Operating Income 792,930 779,265 778,978 778,700 821,073 857,207 856,643 856,309 855,992 549,722 1,025,161

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Leasing & Capital Costs
  Leasing Commissions 389,986

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Leasing & Capital Costs 389,986

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Cash Flow Before Debt Service $792,930 $779,265 $778,978 $778,700 $821,073 $857,207 $856,643 $856,309 $855,992 $159,736 $1,025,161
& Taxes =========== =========== =========== =========== =========== =========== =========== =========== =========== =========== ===========

$10,560,000

                      For the     P.V. of     P.V. of     P.V. of     P.V. of     P.V. of
Analysis           Year      Annual    Cash Flow    Cash Flow    Cash Flow    Cash Flow    Cash Flow
 Period           Ending    Cash Flow     @  8.25%     @  8.50%     @  8.75%     @  9.00%     @  9.25%
________    ________  ___________  ___________  ___________  ___________  ___________  ___________

  Year  1   Jan-2013 $792,930 $732,499 $730,811 $729,131 $727,459 $725,794
  Year  2   Jan-2014 779,265 665,012 661,951 658,911 655,892 652,893
  Year  3   Jan-2015 778,978 614,103 609,868 605,672 601,514 597,394
  Year  4   Jan-2016 778,700 567,099 561,890 556,741 551,651 546,619
  Year  5   Jan-2017 821,073 552,385 546,051 539,803 533,641 527,563
  Year  6   Jan-2018 857,207 532,744 525,421 518,215 511,125 504,147
  Year  7   Jan-2019 856,643 491,818 483,940 476,206 468,613 461,158
  Year  8   Jan-2020 856,309 454,158 445,854 437,720 429,753 421,948
  Year  9   Jan-2021 855,992 419,390 410,773 402,352 394,122 386,079
  Year 10   Jan-2022 159,736 72,298 70,649 69,041 67,474 65,946

 ___________  ___________  ___________  ___________  ___________  ___________
  Total Cash Flow 7,536,833 5,101,506 5,047,208 4,993,792 4,941,244 4,889,541
  Property Resale @ 8.25% Cap 12,473,706 5,645,683 5,516,938 5,391,416 5,269,028 5,149,690

 ___________  ___________  ___________  ___________  ___________
  Total Property Present Value $10,747,189 $10,564,146 $10,385,208 $10,210,272 $10,039,231

 =========== =========== =========== =========== ===========

  Rounded to Thousands $10,747,000 $10,564,000 $10,385,000 $10,210,000 $10,039,000
 =========== =========== =========== =========== ===========

  Per SqFt 451.24 443.55 436.04 428.70 421.52

YALE & TOWNE - Y5B (AS STABILIZED)



THE LOCK FACTORY AT YALE & TOWNE
DISCOUNTED CASH FLOW ANALYSIS

BEGINNING 05/10
 

                         

YEAR 1 2 3 4 5 6 7 8 9 10 Reversion
                         

Revenue
Adjusted Rental Income  $4,724,508  $4,866,243  $5,012,230  $5,162,597  $5,317,475  $5,476,999  $5,641,309  $5,810,548  $5,984,864  $6,164,410  $6,349,342
Vacancy & Credit Loss  (2,667,378) (243,312) (250,612) (258,130) (265,874) (273,850) (282,065) (290,527) (299,243) (308,221) (317,467)
Other Income 283,500 292,005  300,765  309,788  319,082  328,654  338,514  348,669  359,129  369,903  381,000

                       
Effective Gross Income  $2,340,630  $4,914,936  $5,062,383  $5,214,255  $5,370,683  $5,531,803  $5,697,758  $5,868,690  $6,044,750  $6,226,092  $6,412,875

Expenses
Real Estate Taxes  $623,686  $642,396  $661,668  $681,518  $701,964  $723,023  $744,714  $767,055  $790,067  $813,769  $838,182
Property Insurance 843,750 869,063 895,135 921,989  949,649  978,138  1,007,482  1,037,706  1,068,837  1,100,902  1,133,929
Management Fee 70,219 147,448 151,871 156,428  161,120  165,954  170,933  176,061  181,343  186,783  192,386

Total Expenses  $1,537,655  $1,658,907  $1,708,674  $1,759,935  $1,812,733  $1,867,115  $1,923,129  $1,980,822  $2,040,247  $2,101,454  $2,164,497

Net Income  $802,976  $3,256,029  $3,353,709  $3,454,320  $3,557,950  $3,664,688  $3,774,629  $3,887,868  $4,004,504  $4,124,638  $4,248,378

Assumptions:
Income Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Credit Loss Allowance 56.46% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%  
Tax Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Op. Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Management Fee 3.00%
Cost of Sale 3.00%

EGI, EXPENSES, AND NOI Sale / Yield Matrix 

Terminal Cap Rate
6.75% 7.00% 7.25%

IRR
8.50% 48,141,056 47,176,704 46,278,858
8.75% 47,261,607 46,319,196 45,441,778
9.00% 46,402,191 45,481,173 44,623,674

Reconciled Value Indication - As Complete: $46,300,000

Less: Remaining Construction/Development Cost $0

As-Is Value Indication (Rounded): $46,300,000
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THE LOCK FACTORY AT YALE & TOWNE (Stabilized)
DISCOUNTED CASH FLOW ANALYSIS

BEGINNING 05/11
 

                         

YEAR 1 2 3 4 5 6 7 8 9 10 Reversion
                         

Revenue
Potential Rental Income $4,866,243 $5,012,230 $5,162,597 $5,317,475 $5,476,999 $5,641,309 $5,810,548 $5,984,864 $6,164,410 $6,349,342 $6,539,822
Vacancy & Credit Loss  ($243,312) ($250,611) (258,130) (265,874) (273,850) (282,065) (290,527) (299,243) (308,221) (317,467) (326,991)
Other Income $292,005 $300,765  309,788  319,082  328,654  338,514  348,669  359,129  369,903  381,000  392,430

                       
Effective Gross Income  $4,914,936  $5,062,384 $5,214,255 $5,370,683 $5,531,803 $5,697,758 $5,868,690 $6,044,750 $6,226,092 $6,412,875 $6,605,261

Expenses
Real Estate Taxes  $642,396  $661,668  681,518  701,964  723,023  744,714  767,055  790,067  813,769  838,182  863,327
Property Insurance $869,063 $895,135 921,989 949,649  978,138  1,007,482  1,037,706  1,068,837  1,100,902  1,133,929  1,167,947
Management Fee $147,448 $151,872 $156,428 $161,120 $165,954 $170,933 $176,061 $181,343 $186,783 $192,386 $198,158

Total Expenses  $1,658,907 $1,708,674 $1,759,935 $1,812,733 $1,867,115 $1,923,129 $1,980,822 $2,040,247 $2,101,454 $2,164,497 $2,229,432

Net Income  $3,256,029 $3,353,710 $3,454,320 $3,557,950 $3,664,688 $3,774,629 $3,887,868 $4,004,504 $4,124,638 $4,248,378 $4,375,829

Assumptions:
Income Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Credit Loss Allowance 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%  
Tax Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Op. Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Management Fee 3.00%
Cost of Sale 3.00%

EGI, EXPENSES, AND NOI Sale / Yield Matrix 

Terminal Cap Rate
6.75% 7.00% 7.25%

IRR
8.25% 52,756,152 51,739,690 50,793,328
8.50% 51,823,965 50,830,682 49,905,901
8.75% 50,912,986 49,942,302 49,038,563

Reconciled Value Indication - As Complete: $50,830,682

Less: Remaining Costs $0

As-Is Value Indication (Rounded): $51,000,000

$226,667/Unit
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                                      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                 Aug-2011     Aug-2012     Aug-2013     Aug-2014     Aug-2015     Aug-2016     Aug-2017     Aug-2018     Aug-2019     Aug-2020     Aug-2021 
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Potential Gross Revenue                                                                                                                                                         
  Base Rental Revenue            $1,496,133 $2,564,800 $2,564,800 $2,649,734 $2,710,400 $2,710,400 $2,710,400 $2,710,400 $2,794,866 $2,855,200 $2,855,200
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
  Scheduled Base Rental Revenue  1,496,133 2,564,800 2,564,800 2,649,734 2,710,400 2,710,400 2,710,400 2,710,400 2,794,866 2,855,200 2,855,200
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Total Potential Gross Revenue    1,496,133 2,564,800 2,564,800 2,649,734 2,710,400 2,710,400 2,710,400 2,710,400 2,794,866 2,855,200 2,855,200
  General Vacancy                (14,962) (25,647) (25,648) (26,498) (27,104) (27,104) (27,104) (27,104) (27,948) (28,552) (28,552)
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Effective Gross Revenue          1,481,171 2,539,153 2,539,152 2,623,236 2,683,296 2,683,296 2,683,296 2,683,296 2,766,918 2,826,648 2,826,648
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Operating Expenses                                                                                                                                                              
  MGMT/ADMN                      7,406 12,696 12,696 13,115 13,417 13,416 13,416 13,416 13,836 14,133 14,133
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Total Operating Expenses         7,406 12,696 12,696 13,115 13,417 13,416 13,416 13,416 13,836 14,133 14,133
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Net Operating Income             1,473,765 2,526,457 2,526,456 2,610,121 2,669,879 2,669,880 2,669,880 2,669,880 2,753,082 2,812,515 2,812,515
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Cash Flow Before Debt Service    $1,473,765 $2,526,457 $2,526,456 $2,610,121 $2,669,879 $2,669,880 $2,669,880 $2,669,880 $2,753,082 $2,812,515 $2,812,515
& Taxes                          =========== =========== =========== =========== =========== =========== =========== =========== =========== =========== =========== 

$32,400,000

                                                                                                               
                      For the                     P.V. of      P.V. of      P.V. of      P.V. of      P.V. of  
Analysis           Year               Annual     Cash Flow    Cash Flow    Cash Flow    Cash Flow    Cash Flow 
 Period           Ending            Cash Flow     @  7.75%     @  8.00%     @  8.25%     @  8.50%     @  8.75% 
________    ________             ___________ ___________ ___________ ___________ ___________ ___________ 
                                                                                                               
  Year  1   Aug-2011 $1,473,765 $1,367,763 $1,364,597 $1,361,446 $1,358,309 $1,355,186
  Year  2   Aug-2012 2,526,457 2,176,093 2,166,030 2,156,036 2,146,112 2,136,257
  Year  3   Aug-2013 2,526,456 2,019,574 2,005,582 1,991,719 1,977,983 1,964,373
  Year  4   Aug-2014 2,610,121 1,936,385 1,918,517 1,900,855 1,883,396 1,866,137
  Year  5   Aug-2015 2,669,879 1,838,252 1,817,075 1,796,189 1,775,591 1,755,275
  Year  6   Aug-2016 2,669,880 1,706,036 1,682,477 1,659,298 1,636,490 1,614,047
  Year  7   Aug-2017 2,669,880 1,583,327 1,557,849 1,532,838 1,508,285 1,484,181
  Year  8   Aug-2018 2,669,880 1,469,446 1,442,453 1,416,018 1,390,125 1,364,764
  Year  9   Aug-2019 2,753,082 1,406,254 1,377,227 1,348,863 1,321,148 1,294,064
  Year 10   Aug-2020 2,812,515 1,333,282 1,302,739 1,272,963 1,243,935 1,215,632

 ___________  ___________  ___________  ___________  ___________  ___________
  Total Cash Flow 25,381,915 16,836,412 16,634,546 16,436,225 16,241,374 16,049,916
  Property Resale @ 7.75% Cap 35,201,801 16,687,531 16,305,245 15,932,570 15,569,243 15,215,009

 ___________  ___________  ___________  ___________  ___________
  Total Property Present Value $33,523,943 $32,939,791 $32,368,795 $31,810,617 $31,264,925

 =========== =========== =========== =========== ===========

  Rounded to Thousands $33,524,000 $32,940,000 $32,369,000 $31,811,000 $31,265,000
 =========== =========== =========== =========== ===========

  Per SqFt 419.05 411.75 404.61 397.63 390.81

Percentage Value Distribution

  Assured Income 50.73% 51.01% 51.29% 51.57% 51.85%
  Prospective Income -0.51% -0.51% -0.51% -0.51% -0.51%
  Prospective Property Resale 49.78% 49.50% 49.22% 48.94% 48.66%

 =========== =========== =========== =========== ===========
100.00% 100.00% 100.00% 100.00% 100.00%

YALE & TOWNE - Y7 (AS COMPLETE)



     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     Jan-2012     Jan-2013     Jan-2014     Jan-2015     Jan-2016     Jan-2017     Jan-2018     Jan-2019     Jan-2020     Jan-2021     Jan-2022

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Potential Gross Revenue
  Base Rental Revenue $2,564,800 $2,564,800 $2,564,800 $2,710,401 $2,710,400 $2,710,400 $2,710,400 $2,710,400 $2,855,199 $2,855,200 $2,855,200

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
  Scheduled Base Rental Revenue 2,564,800 2,564,800 2,564,800 2,710,401 2,710,400 2,710,400 2,710,400 2,710,400 2,855,199 2,855,200 2,855,200

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Potential Gross Revenue 2,564,800 2,564,800 2,564,800 2,710,401 2,710,400 2,710,400 2,710,400 2,710,400 2,855,199 2,855,200 2,855,200
  General Vacancy (19,413) (25,648) (26,002) (26,750) (27,104) (27,104) (27,104) (27,456) (28,200) (28,552) (28,552)

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Effective Gross Revenue 2,545,387 2,539,152 2,538,798 2,683,651 2,683,296 2,683,296 2,683,296 2,682,944 2,826,999 2,826,648 2,826,648

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Operating Expenses
  MGMT/ADMN 12,726 12,696 12,694 13,418 13,416 13,416 13,416 13,416 14,135 14,133 14,133

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Total Operating Expenses 12,726 12,696 12,694 13,418 13,416 13,416 13,416 13,416 14,135 14,133 14,133

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Net Operating Income 2,532,661 2,526,456 2,526,104 2,670,233 2,669,880 2,669,880 2,669,880 2,669,528 2,812,864 2,812,515 2,812,515

 ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________  ___________
Cash Flow Before Debt Service $2,532,661 $2,526,456 $2,526,104 $2,670,233 $2,669,880 $2,669,880 $2,669,880 $2,669,528 $2,812,864 $2,812,515 $2,812,515
& Taxes =========== =========== =========== =========== =========== =========== =========== =========== =========== =========== ===========
Operating Expenses

$32,920,000

                      For the     P.V. of     P.V. of     P.V. of     P.V. of     P.V. of
Analysis           Year      Annual    Cash Flow    Cash Flow    Cash Flow    Cash Flow    Cash Flow
 Period           Ending    Cash Flow     @  8.00%     @  8.25%     @  8.50%     @  8.75%     @  9.00%
________    ________  ___________  ___________  ___________  ___________  ___________  ___________

  Year  1   Jan-2012 $2,532,661 $2,345,056 $2,339,641 $2,334,250 $2,328,884 $2,323,542
  Year  2   Jan-2013 2,526,456 2,166,029 2,156,036 2,146,111 2,136,256 2,126,467
  Year  3   Jan-2014 2,526,104 2,005,303 1,991,441 1,977,707 1,964,099 1,950,616
  Year  4   Jan-2015 2,670,233 1,962,701 1,944,632 1,926,771 1,909,115 1,891,660
  Year  5   Jan-2016 2,669,880 1,817,075 1,796,190 1,775,591 1,755,276 1,735,239
  Year  6   Jan-2017 2,669,880 1,682,477 1,659,298 1,636,490 1,614,047 1,591,962
  Year  7   Jan-2018 2,669,880 1,557,849 1,532,839 1,508,286 1,484,181 1,460,516
  Year  8   Jan-2019 2,669,528 1,442,263 1,415,830 1,389,942 1,364,584 1,339,746
  Year  9   Jan-2020 2,812,864 1,407,132 1,378,153 1,349,836 1,322,164 1,295,121
  Year 10   Jan-2021 2,812,515 1,302,739 1,272,963 1,243,934 1,215,632 1,188,037

 ___________  ___________  ___________  ___________  ___________  ___________
  Total Cash Flow 26,560,001 17,688,624 17,487,023 17,288,918 17,094,238 16,902,906
  Property Resale @ 8% Cap Rate 34,101,745 15,795,706 15,434,677 15,082,704 14,739,541 14,404,946

 ___________  ___________  ___________  ___________  ___________
  Total Property Present Value $33,484,330 $32,921,700 $32,371,622 $31,833,779 $31,307,852

 =========== =========== =========== =========== ===========

  Rounded to Thousands $33,484,000 $32,922,000 $32,372,000 $31,834,000 $31,308,000
 =========== =========== =========== =========== ===========

  Per SqFt 418.55 411.52 404.65 397.92 391.35

YALE & TOWNE - Y7 (AS STABILIZED)



                                      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                 May-2011     May-2012     May-2013     May-2014     May-2015     May-2016     May-2017     May-2018     May-2019     May-2020     May-2021 
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Potential Gross Revenue                                                                                                                                                         
  Base Rental Revenue            $525,002 $525,000 $525,000 $525,000 $525,000 $566,561 $577,500 $577,500 $577,500 $577,500 $668,601
  Absorption & Turnover Vacancy  (109,375)                                                                                                                      (115,024)
  Base Rent Abatements           (131,250)                                                                                                                      (173,820)
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
  Scheduled Base Rental Revenue  284,377 525,000 525,000 525,000 525,000 566,561 577,500 577,500 577,500 577,500 379,757
                                                                                                                                                                                
  Expense Reimbursement Revenue                                                                                                                                                 
    RE Tax                       81,175 129,576 133,458 137,460 141,582 145,836 150,210 154,716 159,360 164,142 141,234
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
  Total Reimbursement Revenue    81,175 129,576 133,458 137,460 141,582 145,836 150,210 154,716 159,360 164,142 141,234
                                                                                                                                                                                
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Total Potential Gross Revenue    365,552 654,576 658,458 662,460 666,582 712,397 727,710 732,216 736,860 741,642 520,991
  General Vacancy                             (32,728) (32,925) (33,121) (33,329) (35,621) (36,385) (36,612) (36,842) (37,083)              
  Collection Loss                (3,656) (6,545) (6,586) (6,623) (6,666) (7,125) (7,276) (7,323) (7,369) (7,417) (5,210)
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Effective Gross Revenue          361,896 615,303 618,947 622,716 626,587 669,651 684,049 688,281 692,649 697,142 515,781
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Operating Expenses                                                                                                                                                              
  RE Tax                         127,336 129,565 133,451 137,455 141,578 145,826 150,200 154,708 159,346 164,128 169,054
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Total Operating Expenses         127,336 129,565 133,451 137,455 141,578 145,826 150,200 154,708 159,346 164,128 169,054
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Net Operating Income             234,560 485,738 485,496 485,261 485,009 523,825 533,849 533,573 533,303 533,014 346,727
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Leasing & Capital Costs                                                                                                                                                         
  Leasing Commissions            269,064                                                                                                                      240,525
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Total Leasing & Capital Costs    269,064                                                                                                                      240,525
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Cash Flow Before Debt Service    ($34,504) $485,738 $485,496 $485,261 $485,009 $523,825 $533,849 $533,573 $533,303 $533,014 $106,202
& Taxes                          =========== =========== =========== =========== =========== =========== =========== =========== =========== =========== =========== 

$5,610,000

                                                                                                               
                      For the                     P.V. of      P.V. of      P.V. of      P.V. of      P.V. of  
Analysis           Year               Annual     Cash Flow    Cash Flow    Cash Flow    Cash Flow    Cash Flow 
 Period           Ending            Cash Flow     @  8.25%     @  8.50%     @  8.75%     @  9.00%     @  9.25% 
________    ________             ___________ ___________ ___________ ___________ ___________ ___________ 
                                                                                                               
  Year  1   May-2011             ($34,504) ($31,874) ($31,801) ($31,728) ($31,655) ($31,583)
  Year  2   May-2012             485,738 414,520 412,613 410,718 408,836 406,967
  Year  3   May-2013             485,496 382,739 380,099 377,483 374,892 372,325
  Year  4   May-2014             485,261 353,397 350,151 346,944 343,771 340,635
  Year  5   May-2015             485,009 326,295 322,553 318,862 315,223 311,632
  Year  6   May-2016             523,825 325,551 321,076 316,673 312,339 308,076
  Year  7   May-2017             533,849 306,495 301,586 296,765 292,034 287,388
  Year  8   May-2018             533,573 282,990 277,815 272,747 267,782 262,919
  Year  9   May-2019             533,303 261,290 255,921 250,675 245,548 240,537
  Year 10   May-2020             533,014 241,245 235,744 230,381 225,151 220,051
                                 ___________ ___________ ___________ ___________ ___________ ___________ 
  Total Cash Flow                4,564,564 2,862,648 2,825,757 2,789,520 2,753,921 2,718,947
  Property Resale @ 8.25% Cap    6,752,362 3,056,164 2,986,471 2,918,523 2,852,271 2,787,669
                                              ___________ ___________ ___________ ___________ ___________ 
  Total Property Present Value                $5,918,812 $5,812,228 $5,708,043 $5,606,192 $5,506,616
                                              =========== =========== =========== =========== =========== 
                                                                                                               
  Rounded to Thousands                        $5,919,000 $5,812,000 $5,708,000 $5,606,000 $5,507,000
                                              =========== =========== =========== =========== =========== 
                                                                                                               
  Per SqFt                                    394.59 387.48 380.54 373.75 367.11
                                                                                                               
                                                                                                               
Percentage Value Distribution                                                                                  
                                                                                                               
  Assured Income                                                                                               
  Prospective Income                          48.37% 48.62% 48.87% 49.12% 49.38%
  Prospective Property Resale                 51.63% 51.38% 51.13% 50.88% 50.62%
                                              =========== =========== =========== =========== =========== 
                                              100.00% 100.00% 100.00% 100.00% 100.00%

YALE & TOWNE - Y8-A (AS COMPLETE)



                                      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                 Feb-2012     Feb-2013     Feb-2014     Feb-2015     Feb-2016     Feb-2017     Feb-2018     Feb-2019     Feb-2020     Feb-2021     Feb-2022 
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Potential Gross Revenue                                                                                                                                                         
  Base Rental Revenue            $525,000 $525,000 $525,000 $525,000 $553,439 $577,500 $577,500 $577,500 $577,500 $639,153 $695,282
  Absorption & Turnover Vacancy                                                                                                                       (115,024)              
  Base Rent Abatements                                                                                                                                (164,020) (9,800)
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
  Scheduled Base Rental Revenue  525,000 525,000 525,000 525,000 553,439 577,500 577,500 577,500 577,500 360,109 685,482
                                                                                                                                                                                
  Expense Reimbursement Revenue                                                                                                                                                 
    RE Tax                       128,610 132,474 136,446 140,532 144,750 149,100 153,570 158,184 162,924 139,980 172,842
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
  Total Reimbursement Revenue    128,610 132,474 136,446 140,532 144,750 149,100 153,570 158,184 162,924 139,980 172,842
                                                                                                                                                                                
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Total Potential Gross Revenue    653,610 657,474 661,446 665,532 698,189 726,600 731,070 735,684 740,424 500,089 858,324
  General Vacancy                (24,546) (32,876) (33,072) (33,277) (35,048) (36,194) (36,555) (36,785) (37,022) (9,271) (32,604)
  Collection Loss                (5,822) (6,576) (6,614) (6,655) (7,011) (7,238) (7,311) (7,358) (7,405) (5,761) (7,825)
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Effective Gross Revenue          623,242 618,022 621,760 625,600 656,130 683,168 687,204 691,541 695,997 485,057 817,895
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Operating Expenses                                                                                                                                                              
  RE Tax                         128,610 132,468 136,441 140,534 144,751 149,093 153,568 158,172 162,918 167,807 172,841
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Total Operating Expenses         128,610 132,468 136,441 140,534 144,751 149,093 153,568 158,172 162,918 167,807 172,841
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Net Operating Income             494,632 485,554 485,319 485,066 511,379 534,075 533,636 533,369 533,079 317,250 645,054
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Leasing & Capital Costs                                                                                                                                                         
  Leasing Commissions                                                                                                                                 240,525              
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Total Leasing & Capital Costs                                                                                                                         240,525              
                                 ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ ___________ 
Cash Flow Before Debt Service    $494,632 $485,554 $485,319 $485,066 $511,379 $534,075 $533,636 $533,369 $533,079 $76,725 $645,054
& Taxes                          =========== =========== =========== =========== =========== =========== =========== =========== =========== =========== =========== 

$6,530,000

                                                                                                               
                      For the                     P.V. of      P.V. of      P.V. of      P.V. of      P.V. of  
Analysis           Year               Annual     Cash Flow    Cash Flow    Cash Flow    Cash Flow    Cash Flow 
 Period           Ending            Cash Flow     @  8.25%     @  8.50%     @  8.75%     @  9.00%     @  9.25% 
________    ________             ___________ ___________ ___________ ___________ ___________ ___________ 
                                                                                                               
  Year  1   Feb-2012             $494,632 $456,935 $455,882 $454,834 $453,791 $452,752
  Year  2   Feb-2013             485,554 414,364 412,456 410,562 408,681 406,813
  Year  3   Feb-2014             485,319 382,599 379,960 377,346 374,755 372,189
  Year  4   Feb-2015             485,066 353,256 350,011 346,804 343,633 340,498
  Year  5   Feb-2016             511,379 344,036 340,090 336,199 332,361 328,576
  Year  6   Feb-2017             534,075 331,921 327,359 322,869 318,451 314,104
  Year  7   Feb-2018             533,636 306,373 301,465 296,647 291,917 287,273
  Year  8   Feb-2019             533,369 282,881 277,709 272,643 267,680 262,819
  Year  9   Feb-2020             533,079 261,180 255,814 250,569 245,444 240,435
  Year 10   Feb-2021             76,725 34,726 33,934 33,162 32,409 31,675
                                 ___________ ___________ ___________ ___________ ___________ ___________ 
  Total Cash Flow                4,672,834 3,168,271 3,134,680 3,101,635 3,069,122 3,037,134
  Property Resale @ 8.25% Cap    7,664,505 3,469,006 3,389,899 3,312,771 3,237,570 3,164,242
                                              ___________ ___________ ___________ ___________ ___________ 
  Total Property Present Value                $6,637,277 $6,524,579 $6,414,406 $6,306,692 $6,201,376
                                              =========== =========== =========== =========== =========== 
                                                                                                               
  Rounded to Thousands                        $6,637,000 $6,525,000 $6,414,000 $6,307,000 $6,201,000
                                              =========== =========== =========== =========== =========== 
                                                                                                               
  Per SqFt                                    442.49 434.97 427.63 420.45 413.43

YALE & TOWNE - Y8-A (AS STABILIZED)



Y8-B
DISCOUNTED CASH FLOW ANALYSIS

BEGINNING 06/10

               

YEAR 1 2 3 4 5 6 7 8 9 10 Reversion
               

Revenue
Adjusted Rental Income  $631,563 $650,510 $670,025 $690,126 $710,830 $732,155 $754,120 $776,744 $800,046 $824,047 $848,768
Vacancy & Credit Loss  (206,574) (32,526) (33,501) (34,506) (35,542) (36,608) (37,706) (38,837) (40,002) (41,202) (42,438)
Other Income 37,800 38,934 40,102 41,305 42,544 43,820 45,135 46,489 47,884 49,321 50,801

             
Effective Gross Income  $462,789 $656,918 $676,626 $696,925 $717,832 $739,367 $761,549 $784,396 $807,928 $832,166 $857,131

Expenses
Real Estate Taxes  $83,158 $85,653 $88,223 $90,870 $93,596 $96,404 $99,296 $102,275 $105,343 $108,503 $111,758
Common Area Maintenance 115,875 119,351 122,932 126,620 130,419 134,332 138,362 142,513 146,788 151,192 155,728
Management Fee 13,884 19,708 20,299 20,908 21,535 22,181 22,846 23,532 24,238 24,965 25,714

Total Expenses  $212,917 $224,712 $231,454 $238,398 $245,550 $252,917 $260,504 $268,320 $276,369 $284,660 $293,200

Net Income  $249,873 $432,206 $445,172 $458,527 $472,282 $486,450 $501,045 $516,076 $531,559 $547,506 $563,931

Assumptions:
Income Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Credit Loss Allowance 32.71% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%  
Tax Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Op. Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Management Fee 3.00%
Cost of Sale 3.00%

EGI, EXPENSES, AND NOI Sale / Yield Matrix 

Terminal Cap Rate
6.75% 7.00% 7.25%

IRR
8.50% 6,522,317 6,394,308 6,275,128
8.75% 6,405,275 6,280,179 6,163,710
9.00% 6,290,894 6,168,637 6,054,813

Reconciled Value Indication: $6,280,179

Deferred Maintenance: $0

As-Is Value Indication (Rounded): $6,300,000
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Y8-B (Stabilized)
DISCOUNTED CASH FLOW ANALYSIS

BEGINNING 12/10

               

YEAR 1 2 3 4 5 6 7 8 9 10 Reversion
               

Revenue
Adjusted Rental Income  $650,510 $670,025 $690,126 $710,830 $732,155 $754,120 $776,744 $800,046 $824,047 $848,768 $874,231
Vacancy & Credit Loss  (32,526) (33,501) (34,506) (35,542) (36,608) (37,706) (38,837) (40,002) (41,202) (42,438) (43,712)
Other Income 38,934 40,102 41,305 42,544 43,820 45,135 46,489 47,884 49,321 50,801 52,325

             
Effective Gross Income  $656,918 $676,626 $696,925 $717,832 $739,367 $761,549 $784,396 $807,928 $832,166 $857,131 $882,844

Expenses
Real Estate Taxes  $85,653 $88,223 $90,870 $93,596 $96,404 $99,296 $102,275 $105,343 $108,503 $111,758 $115,111
Common Area Maintenance 119,351 122,932 126,620 130,419 134,332 138,362 142,513 146,788 151,192 155,728 160,400
Management Fee 19,708 20,299 20,908 21,535 22,181 22,846 23,532 24,238 24,965 25,714 26,485

Total Expenses  $224,712 $231,454 $238,398 $245,550 $252,917 $260,504 $268,320 $276,369 $284,660 $293,200 $301,996

Net Income  $432,206 $445,172 $458,527 $472,282 $486,450 $501,045 $516,076 $531,559 $547,506 $563,931 $580,848

Assumptions:
Income Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Credit Loss Allowance 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%  
Tax Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Op. Expense Growth N/A 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Management Fee 3.00%
Cost of Sale 3.00%

EGI, EXPENSES, AND NOI Sale / Yield Matrix 

Terminal Cap Rate
6.75% 7.00% 7.25%

IRR
8.25% 7,002,857 6,867,931 6,742,311
8.50% 6,879,118 6,747,270 6,624,514
8.75% 6,758,195 6,629,346 6,509,384

Reconciled Value Indication: $6,747,270

Deferred Maintenance: $0

As-Is Value Indication (Rounded): $6,700,000

$223,333/Unit
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SHORT
TERM

LONG
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STRENGTHS & WEAKNESSES

CURRENT EMPLOYMENT TRENDS

FORECAST RISKS
RISK-ADJUSTED
RETURN, ’08-13

RELATIVE EMPLOYMENT PERFORMANCE (1994=100)

AUGUST 2009

Moody’s Economy.com • www.economy.com • help@economy.com • Précis METRO • September 2009

EMPLOYMENT
GROWTH RANK

LIFE CYCLE PHASE

COST OF DOING
BUSINESS

COST OF LIVING

U.S.=
100%

Best=1 Worst=392

U.S.=
100%

VITALITY
2008-2010

2008-2013

356
1st quintile

356
1st quintile

U.S.=
100%

2002 2003 2004 2005 2006 2007 2008 INDICATORS 2009 2010 2011 2012 2013
46.6 47.6 48.9 51.1 53.3 54.9 54.8 Gross metro product (C$B) 53.4 54.8 57.2 60.7 63.3
-1.9 2.2 2.7 4.6 4.3 3.1 -0.2 % change -2.7 2.6 4.4 6.1 4.2

432.6 429.0 427.6 430.1 433.4 439.6 437.4 Total employment (000) 421.1 413.0 417.4 429.4 439.3
-1.4 -0.8 -0.3 0.6 0.8 1.4 -0.5 % change -3.7 -1.9 1.1 2.9 2.3
4.1 5.0 4.4 4.4 3.9 4.0 5.1 Unemployment rate 7.3 7.8 7.2 5.8 5.2

-2.8 -0.3 9.1 5.9 9.6 7.6 2.0 Personal income growth -3.2 0.3 2.4 3.7 3.9
890.9 892.8 892.9 891.8 890.5 890.6 895.0 Population (000) 899.4 904.0 908.4 911.1 913.9
1,598 1,550 1,840 2,054 1,480 1,438 713 Single-family permits 431 618 1,033 1,679 1,654

281 414 655 1,065 459 852 1,101 Multifamily permits 1,097 618 395 525 562
376.1 417.8 437.5 472.1 473.3 484.1 435.0 Existing-home price ($ths) 376.5 355.6 364.6 385.2 411.5

22,445 30,319 18,007 18,279 16,020 15,692 6,591 Mortgage originations ($mil) 7,671 4,110 3,320 3,128 3,800
-1.5 -2.4 -4.3 -5.4 -6.0 -5.1 -0.0 Net migration (000) -0.5 -0.4 -0.8 -2.5 -2.7

1,868 2,049 1,668 2,529 710 910 1,428 Personal bankruptcies 2,093 2,629 2,925 2,705 2,477

-0.39%
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Government
Other Services

Leisure & Hospitality
Edu & Health Svcs

Prof & Business Svcs
Financial Activities

Information
Trans/Utilities

Trade
Manufacturing

Construction
Total

% change yr ago, 3-mo MA

-1.7
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-2.1

-6.9
-1.8

-5.4
-3.3

-20.7
-4.1

303
4th

337
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118%
142%

Recent Performance. Th e recession is moderat-
ing in Bridgeport-Stamford-Norwalk. Th e unem-
ployment rate peaked in April at 7.7% and has de-
creased signifi cantly as recovery in New York City 
has boosted household employment. Industrial 
production also reported its fi rst increase for the 
year in July. However, payroll employment shows 
little signs of bottoming out. Th ere is also no ap-
parent recovery in either residential or commercial 
real estate—the downtown offi  ce vacancy rate is 
close to 20%, compared with 12% in 2007, with 
rents declining even in previously overcrowded 
Greenwich. Single-family residential construction 
has bottomed out but shows little sign of recover-
ing. Multifamily unit construction, which accounts 
for 90% of permits, has primarily kept the con-
struction industry going in the past few months. 

Debt performance. BRP will have a slow recov-
ery over the coming year as the balance sheets of 
households and businesses are still fragile. Relative 
to the U.S., of course, local households have much 
larger incomes and so avoided building up a wave 
of bad debt for mortgages or other purposes. Nev-
ertheless, debt performance continues to deterio-
rate, and the combined consumer delinquency and 
default balances are now three times larger than in 
2006. Th e recession has also weakened the ability of 
businesses to service debt. According to Real Estate 
Econometrics, the national default rate on real estate 
loans will climb to 4.2% by the end of the year and 
will probably continue rising until 2011. Given the 
importance of the BRP offi  ce market to many local 
real estate fi rms and banks, an improvement in the 
metro area’s weak fi nances is not around the corner.

Th e tax burden. BRP’s hopes to attract more 
fi nancial big names to match those of UBS and 
RBS have run into a fi scal snag. Th e new budget 
passed by the Connecticut legislature increases 
the surcharge on corporate incomes from 7.5% to 

10% for the next three fi scal years. Connecticut has 
been able to reduce its business tax burden to be-
low the U.S. average since 2005, but the new tax 
increases will make the metro area less competitive 
in the short term. Of course, the counterfactual 
cost would be the reduction in public services and 
construction if the new tax hike had not been ap-
proved, so the net eff ects on the economy of the 
higher corporate tax rate are still open for debate.

Energy costs. Th e state’s continuing eff orts to 
reduce energy costs may bear fruit for BRP in the 
near future. Having started the decade with one of 
the highest business energy cost burdens of any state, 
Connecticut’s private industry has made huge eff orts 
to improve effi  ciency. Th e most recent eff ort is the 
future installation of a cogeneration plant for Sikor-
sky’s main aircraft factory in Stratford, to be built by 
Carrier Corporation, also a part of UTC. Th e plant 
would recycle heat produced by electrical genera-
tors and would drastically improve the effi  ciency of 
Sikorsky’s energy use, generating substantial savings. 
In addition, numerous fi rms are moving to increase 
generating capacity for solar and wind power. Th is 
would also off set costs for smaller local businesses.

Unemployment will resume its upward trend 
up to mid-2010 in Bridgeport-Stamford-Norwalk 
as federal fi scal stimulus spending tapers off  and 
will eventually peak at around 8%. Recovery will 
be slow, and the jobs lost since 2007 will not be 
recovered until the end of 2013. Slow growth will 
continue after the end of the current business cy-
cle. Despite its very high per capita income, BRP’s 
continuing defi ciencies—low housing aff ordabil-
ity, high business costs, slow demographics, and 
traffi  c congestion—will keep its employment and 
per capita income growth below the U.S. average 
through the forecast horizon. 

Andres Carbacho-Burgos
September 2009

STRENGTHS
● Global fi nancial center, strong professional 

services sector.
● High-tech manufacturing, mainly aerospace.
● Highly educated labor force.

WEAKNESSES
● High costs of living and doing business, 

especially rents.
● Weak demographics, net out-migration.
● Traffic congestion.
● Low manufacturing diversity.

UPSIDE
● Additional business migration from New York 

metro area.
● Increased demand for aerospace products.

DOWNSIDE
● Connecticut legislature makes corporate tax 

increases permanent.
● Securities industry relocates up the coastline.
● Financial layoffs in Manhattan reduce 

household employment.
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EMPLOYMENT & INDUSTRY MIGRATION FLOWS

LEADING INDUSTRIESHOUSE PRICES

COMPARATIVE EMPLOYMENT AND INCOME

PER CAPITA INCOME

Due to U.S. fl uctuations Relative to U.S.

TOP EMPLOYERS

PUBLIC

INDUSTRIAL DIVERSITY

EMPLOYMENT VOLATILITY

Sources: IRS (top), 2007; Census Bureau, 2008

Sources: BLS, Moody’s Economy.com, 2008

2008

CREDIT QUALITY

Sources: Percent of total employment — Moody’s Economy.com & BLS, 2008; Average annual earnings — BEA, 2007

NAICS INDUSTRY EMPLOYEES (000)

Sector % of Total Employment Average Annual Earnings

Construction
Manufacturing
  Durable
  Nondurable
Transportation/Utilities
Wholesale Trade
Retail Trade
Information
Financial Activities
Prof. and Bus. Services
Educ. and Health Services
Leisure and Hosp. Services
Other Services
Government

Not due to U.S. Due to U.S.

Most Diverse (U.S.)

Least Diverse

MOODY’S
RATING Source: Bureau of Economic Analysis, 2007

Source: FHFA, 1987Q1=100, NSA
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BRP U.S.
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INTO BRIDGEPORT, CT NUMBER
 OF MIGRANTS
New York, NY 7,773
New Haven, CT 3,800
Hartford, CT 836
Nassau, NY 593
Chicago, IL 332
Philadelphia, PA 329
Washington, DC 303
Boston, MA 299
Cambridge, MA 297
Edison, NJ 260
Total In-migration 24,998

FROM BRIDGEPORT, CT
New Haven, CT 6,471
New York, NY 4,574
Hartford, CT 1,088
Atlanta, GA 741
Orlando, FL 458
Boston, MA 433
Washington, DC 405
Tampa, FL 401
Cambridge, MA 401
Charlotte, NC 389
Total Out-migration 31,465

Net Migration -6,467
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104 100

GVSL State & Local Government 44.3
5511 Management of Companies and Enterprises 14.2
6221 General Medical and Surgical Hospitals 13.4
7221 Full-Service Restaurants 12.8
5231 Sec. & Commod. Cont. Intermed. & Brokerage 12.1
4451 Grocery Stores 9.7
6211 Offi ces of Physicians 9.2
3364 Aerospace Product and Parts Manufacturing 8.5
5617 Services to Buildings and Dwellings 8.5
6231 Nursing Care Facilities 8.3
7222 Limited-Service Eating Places 7.3
5613 Employment Services 7.1
5415 Computer Systems Design and Related Srvcs. 6.7
5239 Other Financial Investment Activities 6.7
5241 Insurance Carriers 6.6

High-tech employment 26.5
As % of total employment 6.0
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Net Migration, BRP

 2005 2006 2007 2008
Domestic -10,881 -11,663 -10,259 -5,190
Foreign 5,446 5,671 5,144 5,148
Total -5,435 -5,992 -5,115 -42

BRP CT U.S.

81,576

54,981
38,615

Federal 3,380
State 6,687
Local  37,591

 BRP CT U.S.
 3.6% 3.8% 5.3%
 9.3% 11.0% 9.8%
 72.7% 76.7% 63.1%
 27.3% 23.3% 36.9%
 2.5% 3.1% 3.7%
 4.0% 4.1% 4.4%
 11.8% 11.1% 11.2%
 2.6% 2.2% 2.2%
 10.8% 8.4% 5.9%
 16.5% 12.1% 13.0%
 15.5% 17.4% 13.8%
 8.2% 8.1% 9.8%
 4.3% 3.7% 4.0%
 10.9% 14.8% 16.4%

 BRP CT U.S.
 nd $53,249 $46,841
 $137,989 $96,868 $73,465
 nd $91,292 $73,709
 nd $113,904 $73,096
 $115,279 $68,261 $59,182
 $120,355 $90,542 $70,661
 $43,485 $34,316 $28,485
 $131,007 $91,859 $89,379
 $152,124 $98,906 $53,540
 $94,889 $74,979 $56,657
 $51,336 $49,331 $43,576
 $29,340 $22,183 $21,411
 $28,012 $28,288 $25,015
 $68,144 $66,084 $59,942

Sikorsky Aircraft Corporation 7,100
UBS 5,669
General Electric Company 5,100
Danbury Hospital 3,809
Pitney Bowes, Inc. 3,000
Bridgeport Hospital 2,600
St. Vincent’s Medical Center 2,358
Boehringer Ingelheim Pharmaceuticals Inc. 2,350
Stamford Hospital 2,070
Norwalk Hospital 2,000
People’s Bank 1,867
RBS 1,850
Greenwich Hospital 1,843
Cartus Corporation 1,600
Stew Leonard’s 1,062
Gartner, Inc. 833
University of Bridgeport 825
General Reassurance Corporation 800
Fairfi eld University 760
ASML 650

Sources: Fairfi eld County Business Journal 2009 and
The Stanford Times, 2008
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There Is Less Unemployment but Fewer Jobs in Bridgeport
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Professional Services Have Taken Brunt of Job Losses So Far
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Bridgeport Home Prices Have Yet to Bottom Out

Home price indices, 2006Q1=100
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all-transactions

Case-Shiller® Home
Price Index

Sources: Fiserv, Moody’s Economy.com
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Recovery Will Not Gather Speed Until 2011

Although BRP had better credit quality and did not suff er the sort of 
housing collapse seen in the Sun Belt states, the ongoing recession, 
credit tightness, and continuing job losses have undercut demand 
and forced substantial home price decreases. Both the Case-Shiller® 
and the FHFA  indices have fallen by 10% from the peak—a small 
decline relative to the U.S. average but still sizable considering that 
BRP did not have a large concentration of subprime lending during 
the housing bubble years. Both indices will probably fall by 20% 
from peak before the local housing market beings to recover.

BRP has a relatively tight labor market, and its peak unemploy-
ment rate is unlikely to go higher than 8%. Nevertheless, the local 
economy has suff ered serious income losses. A substantial portion of 
income losses has come in the form of lower interest and dividend 
earnings as a result of the fi nancial market downturn, but wage 
income has also fallen substantially and will not recover quickly, 
given the inertia in the nation’s job market. It will not be until 2012, 
close to the post-recovery job market peak, that real wage and salary 
income will grow at a signifi cant rate.

BRIDGEPORT
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ADDENDUM G 

QUALIFICATIONS 

 



QUALIFICATIONS OF 
 

MARK T. GODFREY 
VICE PRESIDENT 

 
CB RICHARD ELLIS, INC. 

VALUATION & ADVISORY SERVICES 

One Penn Plaza, Suite 1835 
New York, NY 10119 

(212) 715 5719 
 

PROFESSIONAL 

Associate Member of the Appraisal Institute (membership #400010) 
 
Certified Real Estate General Appraiser: State of New York State (#46000041668) 
 

EDUCATION 

Bachelor of Business Administration, Specialization in Accounting 
Hofstra University, Hempstead, New York, 1995 
 
Certificate in the Appraisal of Investment Properties 
New York University SCPS, New York, New York, Spring 2002 
 
Completed all required coursework to qualify for MAI 
Appraisal Institute & NYU, New York, NY 
 

EMPLOYMENT EXPERIENCE 

 
1998-present  CB Richard Ellis, Inc.    New York, NY 
   Vice President 
 
1995-1997  CB Richard Ellis, Inc.    New York, NY 
   Regional Director of Research   
 
Engaged in the appraisal and consultation of commercial real estate throughout the Northeastern 
United States.  Assignments include full and partial interest appraisals of investment grade office 
buildings, hotels, high-rise residential buildings, condominium conversions, garden apartment 
complexes, industrial buildings, headquarters facilities, laboratory facilities, regional malls, community 
retail facilities, automobile dealerships, self-storage facilities, stand-alone retail properties and golf 
courses. 
 



QUALIFICATIONS 
Deborah Preston Lipman 
Senior Real Estate Analyst 

  
CBRE 

CB Richard Ellis 
One Penn Plaza, Suite 1835 
New York, New York 10119 

(212) 715-5725 
(212) 207-6169 

Deborah.prestonlipman@cbre.com 
 
 
 

EDUCATION 
 
Master of Business Administration, Marketing, American University, Washington, DC 
Bachelor of Arts, English Literature, George Washington University, Washington, DC  

 
Appraisal Institute: 
 
 Appraisal Principles 
 Appraisal Procedures 
 USPAP 15-hour 
 General Income Approach Part I 

General Income Approach Part II 
Sales Comparison Approach  
Site Valuation and Cost Approach 
General Market Analysis & Highest and Best Use 
Real Estate Finance & Statistics 
General Report Writing and Case Studies 
Advanced Applications 
 
 

LICENSING 
 

State of Connecticut Provisional #RSP.0001672 
 
 

APPRASIAL EXPERIENCE 
 
Eight years of Real Estate Appraisal Consulting experience specializing in the New York metropolitan area, 
including New York, New Jersey, Connecticut, Delaware, Massachusetts and Pennsylvania.  Properties include 
retail, office, residential, hotels. 
 
2003 - Present            CB Richard Ellis, Inc.     New York, New York 
1997-1999  CB Richard Ellis, Inc.     New York, New York 



QUALIFICATIONS OF  
 
 MICHAEL R. PECORINO MAI, FRICS, CRE 
 Senior Managing Director, Northeast Regional Manager 
 
 CBRE 
 CB Richard Ellis 
 One Penn Plaza, Suite 1835 
 New York, New York 10119 
 (212) 207-6102 
 
 
 EDUCATION 
 
Real Estate Appraisal and Analysis, New York University, the Real Estate Institute 
Bachelor of Arts, Geography, Planning, Urban Studies, State University College of New York at Oneonta 
 
Successfully completed all the necessary courses to qualify for the MAI designation. 
 
 LICENSES/CERTIFICATIONS 
 
Certified General Real Estate Appraiser: State of New York (46000002055) 
Certified General Real Estate Appraiser: State of New Jersey (42RG00166700) 
Certified General Real Estate Appraiser: State of Connecticut (0000489) 
 
Licensed Real Estate Broker:  State of New York 
 
 PROFESSIONAL 
 
 Appraisal Institute 
 
Designated Member (MAI), Certificate No. 7944  
Member of the Real Estate Board of New York 
Fellow of The Royal Institute of Chartered Surveyors (FRICS) 
The Counselors of Real Estate (CRE) 
 
 
 EXPERIENCE 
 
Over twenty years of Real Estate Appraisal Consulting experience throughout the United States specializing in 
the New York metropolitan area. 
 
1993 - Present  CB Richard Ellis, Inc.      New York, New York 
1983 - 1993  Cushman & Wakefield, Inc.     New York, New York 
1982 - 1983  Joseph J. Blake & Associates, Inc.    New York, New York 
1981 - 1982  City of New York - Office of Manhattan Planning  New York, New York 
1980 - 1981  City of Jersey City - Office of the Mayor   Jersey City, New Jersey 
 
Assignments include full and partial interest appraisals of office buildings, air rights, commercial lofts, garden 
apartments, cooperatives, condominiums, townhouses, shopping centers, industrial facilities, residential and 
office market studies, portfolio valuations and multi-property assignments. 



[THIS PAGE INTENTIONALLY LEFT BLANK] 



 

APPENDIX B 
 

MARKET STUDY 



[THIS PAGE INTENTIONALLY LEFT BLANK] 



 
251 KEARNY STREET, 6TH FLOOR 
SAN FRANCISCO, CALIFORNIA  94108 
PHONE 415.397.5490 FAX 415.397.5496 
 
130 NEWPORT CENTER DRIVE, SUITE 230 
NEWPORT BEACH, CALIFORNIA  92660 
PHONE 949.717.6450 FAX 949.717.6444 
 
77 SUMMER STREET, 7TH FLOOR 
BOSTON, MASSACHUSETTS 021190 
PHONE 617.451.1100 FAX 617.451.1171 

MARKET ANALYSIS AND PRODUCT PROGRAM 
RECOMMENDATIONS FOR THE HARBOR POINT 
DEVELOPMENT IN STAMFORD, CONNECTICUT 

FINAL REPORT 
NOVEMBER  23,  2009 

PREPARED FOR: 
HARBOR POINT DEVELOPMENT, LLC 
 



Executive Summary    The Concord Group 
  
To:  Harbor Point Infrastructure Improvement District 
From: The Concord Group 
Date: November 2009 
Re: Market Analysis and Product Program Recommendations for the Harbor Point Development in 

Stamford, Connecticut 
 
 
I. Overview  
 
Harbor Point Holding Company (“HPHC”) is developing a 66-acre property (the “Site”) in Stamford, 
Connecticut.  Comprised of four infill parcels in Stamford’s South End district, the Site is located 36 miles 
northeast of New York City along the Long Island Sound.  Currently, the Site is planned for a mix of mid- to 
high-density residential, office, retail, and hotel uses.  Four distinct neighborhoods are planned for the 
community: Harbor Square, Harbor Commons, Harbor Park, and Yale & Towne. 
 
The Concord Group (“TCG”) has completed multiple market analyses and product program 
recommendations for the Site.  The attached exhibit package was completed in November 2009 at the request 
of the Harbor Point Improvement District.   
 
The following report and exhibit package outlines TCG methodologies and summarizes key conclusions for 
a November 2009 update.  
 
II.  Methodology  
 
TCG completed the scope of work illustrated below, with corresponding Exhibit package locations: 
 

Scope of Work                                                                                                  Section      Exhibit    
1. Analyzed current and historical socio-economic and demographic                I    All 

conditions in the local and regional market 
2. Evaluated current and future supply and demand conditions for each         II-VI    All 

land use and surveyed selected competitive product 
3. Visited and assessed the Site in its regional context of competitive            VII    1-4 

alternatives 
4. Positioned each land use against the current competitive market            VII  5-10  
5. Forecasted absorption by parcel and land use               VII              11 

 
III.  Regional Socio-Economic Analysis 
 
The following section summarizes regional and local economic performance, as exhibited in Section I of the 
attached package. 
 
Medium/Long-Term Strengths: 

 Stamford is home to the fifth largest concentration of corporations in the nation and has established 
itself as the primary satellite city to the New York metro area for business services. 

 The area’s excellent infrastructure (both rail and road), diversified employment, proximity to New 
York, affluent household base, relatively affordable cost of living, city and state tax incentives, and 
highly educated labor pool all contribute to Stamford’s future development potential. 

 A diverse employment base aligns Stamford’s economy more closely with the United States 
economy than that of the New York metro area, except in the financial services sector, which has 
helped to boost household income levels across Fairfield County. 
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 Fairfield County Higher household income brackets (over $150,000) are forecasted to grow 3.1%, 
adding a total of 12,600 households with incomes over $150,000 through 2014; the overall 
household base of 327,000 is projected to grow at a 0.1% annual rate per year through 2014.   

 Stamford offers a relatively affordable enclave for those seeking an alternative to other expensive 
Fairfield County towns such as Greenwich, Westport, and Darien. 

 
Short-Term Challenges: 

 The most recent Fairfield County employment forecasts by Moody’s Economy.com project a loss of 
24,000 jobs over 2009 and 2010, followed by strong growth beginning in 2011 and then recovery to 
2007 peak employment levels by 2013.  

 Job loss, financial fears and challenging credit market conditions have led to uncertainty among even 
the most affluent households, limiting demand for new homes and curbing retail spending.   

 Declining employment levels through 2010 will constrain demand for office space in the near-term. 
 
Overall, Stamford’s core market and capacity for development is structurally strong, defined by sound long 
term fundamentals despite the current economic downturn. 
 
IV.  Current Real Estate Market Conditions 
 
Sections II through VI of the attached Exhibit package provide details on the for-sale, apartment, office, 
retail and hotel markets.  The following section summarizes current market performance for each: 
 
For-Sale Residential 
The Competitive Market Area (“CMA”, defined as the I-95 Corridor from Rye, NY to Westport, CT) is 
defined by extremely limited new supply and an affluent buyer pool, but is experiencing the national 
downturn. The data includes sales of new and existing homes as there is limited new home supply in the area. 
 
Volume: 

 Projected 2009 CMA sales of 2,950 represent a 26% drop from 2008; 2008 CMA sales volume of 
3,988 homes were down 44% from 2007 sales volume of 7,165 

 2008 volume of CMA sales over $500,000 was 2,568, which represents a 43% drop from 4,545 sales 
in 2007; home sales over $500k in the CMA accounted for roughly 60% of the CMA total from 
2003-2008, or 4,200 sales annually 

 
Price: 

 Average home price in the CMA was $696,000 in the 12 month period ending August 2009, down 
16% from $825,000 during the same period in 2008.   

 Best comparables’ net pricing: 
o Trump Parc Stamford (High-Rise Product): $874,000 @ $553 PSF 
o Highgrove (High-Rise Product): $2,186,000 @ $779 PSF 
o The Residences Ritz-Carlton Westchester (High-Rise Product): $998,000 @ $639 PSF 

 
Supply and Demand: 

 TCG estimates demand potential for roughly 800 income-targeted (household income over $200k) 
new units per year in the CMA.   

 Normalized structural demand for 800 units annually is projected to be reached in 2012. 
 The only significant future competition for the Site is the Ritz Carlton Hotel and Residences, which 

has been approved in downtown Stamford, but is currently on hold and will likely not be constructed 
until Stamford’s Trump Parc condo tower sells out (projected 2-3 years).   

 



      The Concord Group 

HARBOR POINT DEVELOPMENT, LLC Page 3 November 2009 
                06009.05 

Despite facing near-term challenges, the medium-term outlook is positive.  The for-sale residential product 
planned at the Site (in a mixed-use, waterfront setting) will be able to capture a significant share of demand 
over that period. 
 
For-Rent Residential 
West Fairfield County (the for-rent Primary Market Area, defined as the I-95 corridor from Westport to 
Greenwich) is an expensive for-sale residential market, and is consequently in need of relatively more 
affordable rental options. Stamford (the for-rent CMA) offers more urban product than is found elsewhere in 
Fairfield County.     
 
Market Performance: 

 2Q09 average rents were $2,504 per month, down 1.8% from 2Q08.  
 Vacancy rates have climbed to 6.6%, up 1.4% nominally from 2008. 
 Apartment communities comparable to those planned at the Site have lowered rents considerably in 

order to maintain a sustainable occupancy level. 
 
Supply and Demand: 

 Deliveries from 1998-2Q09 averaged 251 per year, but have slowed since 2004 and, aside from 
deliveries planned at the Site, are projected to be low in coming years.   

 Given an income qualification of $1,700+/month in rent, combined factors of household growth, 
household turnover and apartment building obsolescence yield demand for 350 income-qualified 
units annually in Stamford. 

 
Upon economic recovery, more renters will be inclined to upgrade to top-of-market apartments, leading to 
additional capture of households turning over.  The apartment units planned at Harbor Point are well 
positioned to capture the uptick in high-end apartment demand. 
 

Harbor Point Residential Capture 
For-Sale For-Rent

Cumulative CMA Demand 2010-2014 (Inc. Qual. Units) 3,999 1,750
Projected Absorption, Harbor Point 2010-2014 665 1,281
Projected % Capture 17% 73%  

 
Office 
Stamford’s medium to long-term office market outlook is strong as the city will continue to offer excellent 
infrastructure, lower occupancy costs relative to Greenwich and New York City, proximity to New York, 
city and state tax incentives and an educated labor pool.   
 
Market Performance: 

 Stamford Class A lease rates have remained relatively high, with 3Q09 asking rents at $42.50 per 
square foot gross (+electric), falling 3.7% from 3Q08 but remaining at a premium to Fairfield 
County Class A asking rents of $38.02 in the same period.   

 Published vacancies in Stamford average 13%, while Fairfield County vacancies are slightly lower, 
at 11%.  Projected job losses will result in higher vacancy rates and downward pressure on lease 
rates in the near-term.  

 Best comparable properties have low vacancy and the following estimated annual rents:  
o RBS Building: $56 PSF 
o 400 Atlantic: $55 PSF 
o UBS Building: $50 PSF 
o Metro Center: $49 PSF 
o Stamford Tower – North: $46 PSF 
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o Rates represent asking rents, with an assumed 15% discount for effective rents (per brokers) 
o Highest rent buildings are those nearest the train station, good tenants willing to pay 

premium for proximity to transportation, which Harbor Point office space will offer 
 
Supply and Demand: 

 The only office delivery in Stamford over the last 12 months was the 500,000 square foot US 
headquarters of the Royal Bank of Scotland (RBS), which is currently owner-occupied.    

 GenRe’s recent relocation within Stamford will result in the complete vacancy of the 500K+ SF  
Financial Centre building, but this is not expected to have a significant impact on market as 
ownership issues continue to negatively affect the marketability of the building. 

 Projected job losses will result in higher vacancy rates and downward pressure on lease rates in the 
near-term.   

 
The near-term office market outlook for Stamford is challenging, as companies still face uncertain futures 
and potential further lay-offs; however, Stamford’s aforementioned assets make the market attractive from a 
medium or long-term perspective.  Additionally, the recent Starwood relocation to a building adjacent to 
Harbor Point in the South End is a positive indication for Stamford as a whole and the Harbor Point location 
specifically.  The area continues to compete regionally for major leases, even in the context of the current 
economic environment.  This will be a key competitive advantage as the Stamford office market looks to 
regain traction over the next 2-3 years. 
 
Retail 
Stamford’s retail market has outperformed Fairfield County and the greater Westchester/Southern 
Connecticut area in terms of occupancy and lease rates.   
 
Market Performance: 

 Asking lease rates for retail space in Stamford are at $28.81 per square foot, dropping 1.9% over the 
past year, while Fairfield County fell 5.2% to $28.33 in the same time period.   

 Over the last year, published retail vacancy in Stamford dropped 2.0 percentage points to 2.8% in 
3Q09, as compared to the Fairfield County retail vacancy rate of 5.5%.   

 
Supply and Demand: 

 The recent renovations to Stamford Town Center Mall, including the Plaza at Stamford Town Center 
have accounted for the largest amount of retail activity in Stamford.  

 Specific retail needs identified by a retail gap analysis show the opportunity in Fairfield County for 
nearly 544,000 square feet of additional space in key sectors. 

 
Strong regional performance and undersupply in certain key categories suggest that retail at the Site will fare 
well, already anchored by major tenant Fairway Market and aided in the future by surrounding residential 
neighborhoods. 
 

Harbor Point Commercial Capture 
Office Retail

Cumulative CMA Demand 2010-2014 (SF) 1,276,548 636,789
Projected Absorption, Harbor Point 2010-2014 289,378 212,675
Projected % Capture 23% 33%  

 
Hotel 
A lack of new, quality hotel product exists in Stamford, creating a significant opportunity for future 
development.   
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Market Performance: 
 Average daily rate (“ADR”) dropped 15% over the past year to $126 in the hotel Competitive 

Market Area, which stretches from Stamford to Rye, NY, along the I-95 corridor.   
 Average occupancy has fallen by 17 percentage points since 2007 and is currently just under 50%. 
 The best comparable, the Hyatt Regency Greenwich, has outperformed the market with an ADR of 

$155 and occupancy of 52%.   
 
Supply: 

 The hotel development pipeline in Stamford is limited, consisting of only two projects: an expansion 
of the Courtyard by Marriott and the new Ritz Carlton, which has uncertain timing.   

 Stamford is noticeably lacking in high-end hotel inventory 
 
The opportunity for upscale hotel development in Stamford is positive, given a lack of new hotel product and 
the long-term growth potential of Stamford as a secondary business hub to New York City. 
 

Harbor Point Hotel Capture 
Hotel

Cumulative Regional Demand 2010-2014 (SF) 19,545,561
Projected Absorption, Harbor Point 2010-2014 179,361
Projected % Capture 1%  

 
V. Site Evaluation 
 
Approximately 1 mile from downtown Stamford, 3 miles from downtown Greenwich, and 36 miles from 
New York City, the Site is located on 66 acres split between two parcels in the South End neighborhood of 
Stamford. 
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Each land use at the Site was evaluated on a scale from 1-5 for different characteristics such as access, 
surrounding land uses, and proximity to services. With 1 being poor, 3 representing the average of market 
competition, and 5 being excellent, the Site scored at 4.3, or “very good” ranking.  The Site’s major strengths 
include its waterfront location and views, convenient access to Stamford’s train station (Metro North and 
Amtrak) and I-95, master-plan orientation, and close proximity to employment and services.  The Site’s 
immediate surroundings (including mature housing and industrial uses) are the main drawback. 
 
VI. Positioning Strategy 
 
The following section addresses the price/rent positioning at the Site.  Further detail can be found in section 
VII. 
 
For-Sale Residential 
Overall, recommended base prices are in the high end of the condominium market along the I-95 Corridor.  
TCG recommends segmenting the for-sale condominiums at the Site across multiple product types to 
increase the pool of potential buyers and boost absorption.  Product can be segmented by varying 
specification levels, views, building heights, amenities and unit sizes.  An average price per square foot of 
$642 is achieved with a program of varying product types, from professional and executive grade to luxury. 
 
The best comparables are the only high-rise luxury buildings in the CMA: The Residences Ritz-Carlton 
Westchester, Trump Parc Stamford, and Highgrove.  The average net price for these high-rise condos is $622 
per square foot (indicated by $639 per square foot at Residences Ritz-Carlton, $553 at Trump Parc Stamford 
and $779 at Highgrove).  The projects have struggled in the past year with slow sales and cancellations, and 
both The Residences Ritz-Carlton Westchester and Trump Parc Stamford have had to drop pricing by over 
25%, in form of substantial incentives and/or lower base prices.  Highgrove has maintained high pricing, 
dropping only 3% in the last year, despite minimal sales.  TCG recommends Harbor Square and Harbor Park 
pricing ranging from $610 per foot at professional grade buildings to $762 per foot for luxury high rises.  
Overall average pricing in these neighborhoods is $700 per foot.  Harbor Commons and Yale & Towne are 
positioned roughly 20% below Harbor Square and Harbor Park parcels at $565 per square foot, with slightly 
lower finish level and limited view potential. Overall Harbor Point is positioned in line with market averages 
and the best mid and high-rise comparables.  
 
For-Rent Residential 
Harbor Commons recommended rents are positioned at the top of the market at $2.53 per square foot per 
month, below Park Square West, the most expensive surveyed apartment at $2.78 average rent per square 
foot per month, and just above Glenview House which opened in late 2008 with a very high finish level.  The 
non-waterfront Yale & Towne for-rent residential product is positioned at $2.35 per square foot per month. 
 
Office 
Recommended rents for parcels S1 and S2 are positioned near the top of the Stamford office market, with 
top-of-the-market key competitive buildings including the fully occupied RBS and UBS Buildings 
(speculative effective rents of $47.60 and $42.50, respectively), 300 Atlantic (effective rent of $49.30 per 
square foot, gross), 400 Atlantic ($46.75) Stamford Plaza ($43.35), and Metro Center ($41.65). Office space 
at Harbor Point will benefit from high-end specification levels, view premiums, master plan orientation, and 
proximity to the train station.  However, due to rising vacancy rates and limited job growth forecasts in the 
near-term, TCG recommends positioning at $45.16 gross, in the top 20% of Class A inventory. 
 
Retail 
Current retail asking rents in Stamford average $28.81 per square foot per year, NNN.   Top retail 
developments in Stamford include Eastside Commons (effective rent of $36.96 per square foot), Stamford 
Town Center ($31.68), High Ridge Center ($37.49), and Ridgeway Shopping Plaza ($35.20).  TCG 
positioned the retail parcels at Harbor Square at an average effective rent of $39, the top of the Stamford 
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retail market due to their new construction and location within a larger mixed use waterfront development.  
Yale and Towne retail developments were positioned at $34.  
 
Hotel 
Hotel positioning assumes 4-star product, with complementary flags (Westin / aLoft) that can collectively 
pull from different visitor profiles.  The Site has the opportunity to have a strong position in the market, 
given the lack of new, quality product in Stamford.  The I-95 corridor does have higher-end hotels located 
outside of Stamford, such as the Delamar Greenwich Harbor ($199-$299), the Hilton in Rye, NY ($129-
$189), and the Hyatt Regency in Greenwich ($119-$229).  The Courtyard by Marriott, Stamford’s newest 
hotel, continues to enjoy the highest occupancy levels in the market, and has plans for a 100-room addition.  
Recommended standard room rates are positioned from $149-$219 for the Yale & Towne hotel parcel, and 
$159-$249 for the Harbor Point hotel parcel.  These recommendations assume a strong operator and flag. 
 
VII. Projected Site Absorption 
 
The following section addresses the projected absorption at the Site.  Backup can be found in Exhibit VII-11. 
 
TCG projected both current and normalized absorption rates at the Site.  Normalized projected absorption 
rates were benchmarked against the performance of key comps over the total sales or lease-up period of the 
project and were considered in the context of analog large-scale, mixed-use communities around the country.  
Current projected absorption rates consider market recovery, the performance of key comps over the past 
year, and also take into account the larger magnitude (and market share) of the planned product at the Site. 
 
For-Sale 
Projected for-sale residential absorption ranges from four to six units per month per parcel for the Site, 
slightly above average absorptions for comparable projects during normalized market conditions.  This 
quicker pace is achievable, given the Site’s waterfront location and large-scale, mixed-use setting.  For-sale 
product at the Site has the potential to capture 60% of the TCG-estimated 450 new attached units demanded 
annually by income-targeted ($200k+) households in the CMA.  Deliveries at the Site begin in 2012, after a 
TCG-projected 2011 for-sale market recovery, ramping up to an average of 264 units sold per year from 
2013 through 2018.  The projected 264 unit/year sales pace also represents a 7% capture of average annual 
CMA home sales over $500,000 between 2003 and 2008. 
 
For-Rent Residential 
Current absorption for planned apartment product at the Site is estimated at 10 units per month per building 
over the next year.  Absorption is then projected to ramp up to a normalized pace of 15-20 units per month 
per building in mid-2011.  This pace suggests a lease-up timeframe of one to three years (depending on the 
size of the building), which is typical in Stamford’s apartment market.  
 
Office 
Office space at the Site is anticipated to lease up in a three year period.  The projections assume market 
recovery at the start of 2012 and no significant set-backs to retail, hotel and residential deliveries.  In the 
context of market alternatives, the Site will have a unique advantage given the building quality, location and 
planned mixed-use environment.  With estimated demand in Stamford for roughly 1.7 million square feet of 
space from 2011-2013, only two major buildings (Gateway, Metro Green) in the development pipeline, and 
limited large-block vacancies in existing buildings, the projected four year lease-up period of office space at 
the Site is supportable. 
 
Retail 
The scattered retail components at the Site (all ground floor) are generally expected to lease-up in a one-year 
period after their respective building deliveries. Total retail space will amount to roughly 260,000 SF, with 
deliveries planned from 2010 to 2019, which is well supported by a retail gap analysis.  While the retail will 
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have a regional draw, the success of the retail leasing effort will hinge on the on-time delivery and lease-up 
of the other uses at the Site.  With favorable supply/demand conditions and the Fairway grocery store in-
place to open at Yale & Towne in early 2010, retail space at the Site has the potential to bring in target 
tenants within the projected one-year timeframe. 
 
Hotel 
The two hotels at the Site are projected to be stabilized two to three years after opening upon delivery in 
2012 and 2015.  The hotels will be able to gain traction from office uses at the Site and those planned at 
Gateway and Metro Green.  Additionally, the strong performance of Courtyard by Marriott is representative 
of the opportunity for hotel development in Stamford. 
 
VIII. Conclusion 
 
The current credit crisis and recession will affect the Site’s near-term performance.  However, TCG believes 
the Site presents an attractive development opportunity over the medium-term.  Residential unit phasing in 
years following projected market recovery will mitigate the impact of near-term market conditions.  TCG’s 
pricing/rent recommendations and projected absorption schedules are achievable and supportable, given the 
Site’s unique waterfront location, access to transit, master-planned orientation and proximity to the New 
York metropolitan area. 
 
This report represents TCG opinion based on the best available information.  No guarantee is made as to 
accuracy.  This report has been prepared for inclusion in a limited offering memo to prospective purchasers 
of bonds to be issued by the Harbor Point Improvement District. 
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EXHIBIT I-2A

REGIONAL ECONOMIC INDICATORS - EMPLOYMENT SUMMARY
FAIRFIELD COUNTY
1995 THROUGH 2014

Forecast
Year: 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014
Fairfield County

Total (000s) 406.5 412.5 421.7 433.4 438.2 445.4 438.7 432.6 429.0 427.6 430.1 433.4 439.6 437.4 421.1 413.0 417.4 429.4 439.3 443.2
Growth (000s) 5.9 9.2 11.7 4.8 7.2 -6.7 -6.1 -3.6 -1.4 2.5 3.3 6.2 -2.2 -16.3 -8.1 4.4 12.0 9.9 3.8
Growth (%) 1.5% 2.2% 2.8% 1.1% 1.6% -1.5% -1.4% -0.8% -0.3% 0.6% 0.8% 1.4% -0.5% -3.7% -1.9% 1.1% 2.9% 2.3% 0.9%

Source: Moody's Economy.com
Note: 2009 numbers represent year-end projections
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EXHIBIT I-2B

REGIONAL ECONOMIC INDICATORS - FINANCIAL SECTOR EMPLOYMENT
FAIRFIELD COUNTY, NEW YORK COUNTY, UNITED STATES

1995 THROUGH 2014

Reported Proj. CAGR (1)

Employment 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 Q2 2009 2014 '95 - '00 '00 - '09 '09 - '14
Fairfield County

Financial Sector (000s) 103.5 106.4 111.7 118.0 123.0 126.6 123.1 117.7 117.3 115.4 117.7 120.0 122.3 119.2 112.0 114.8 4.1% -1.4% 0.5%
Year/Year % Change 2.7% 5.0% 5.6% 4.2% 3.0% -2.8% -4.4% -0.3% -1.6% 2.0% 1.9% 2.0% -2.6% -6.0%

New York County
Financial Sector (000s) 767.5 785.5 812.8 851.6 875.0 914.8 891.3 829.5 805.8 808.9 827.9 857.0 887.0 894.9 834.5 898.1 3.6% -1.0% 1.5%

Year/Year % Change 2.3% 3.5% 4.8% 2.8% 4.5% -2.6% -6.9% -2.9% 0.4% 2.3% 3.5% 3.5% 0.9% -6.8%
United States

Financial Sector (MMs) 19.3 20.2 21.2 22.4 23.3 24.1 24.0 23.7 23.7 24.2 25.0 25.7 26.1 25.9 24.5 28.0 4.5% 0.2% 2.7%
Year/Year % Change 4% 5% 5% 4% 3% 0% -1% 0% 2% 3% 3% 1% -1% -5% NA

Total Non-Farm (MMs) 117.1 119.6 122.7 125.9 128.8 131.7 131.6 130.2 129.8 131.3 133.6 135.8 137.4 136.9 131.9 141.4 2.4% 0.0% 1.4%
% Financial Sector 17% 17% 17% 18% 18% 18% 18% 18% 18% 18% 19% 19% 19% 19% 19% 20%

(1)   Compound Annual Growth Rate
Source: Moody's Economy.com (Fairfield County); Global Insight (New York County and United States)
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The financial sector has historically experienced positive 
and negative growth more intensely than the US 
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EXHIBIT I-2C

REGIONAL ECONOMIC INDICATORS - HOME PRICES
STAMFORD, NEW YORK COUNTY, UNITED STATES

1995 THROUGH 2009
10-Yr

Home Price (000s) 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 (1) CAGR (2)

Stamford, CT $204.0 $215.0 $230.0 $240.0 $260.0 $278.0 $300.0 $359.5 $380.0 $434.0 $468.0 $520.0 $505.0 $487.3 $422.8 5.0%
Y/Y % Change 5.4% 7.0% 4.3% 8.3% 6.9% 7.9% 19.8% 5.7% 14.2% 7.8% 11.1% -2.9% -3.5% -13.2%

Fairfield County $213.1 $219.3 $227.8 $237.9 $255.1 $277.0 $285.1 $332.3 $354.7 $419.2 $454.2 $460.0 $492.5 $462.2 $363.1 3.6%
Y/Y % Change 2.9% 3.9% 4.5% 7.2% 8.6% 2.9% 16.6% 6.7% 18.2% 8.4% 1.3% 7.1% -6.2% -21.5%

New York County $240.0 $265.0 $315.0 $320.0 $390.0 $465.0 $570.0 $560.0 $515.0 $659.0 $825.0 $850.0 $999.5 $1,120.1 $999.0 9.9%
Y/Y % Change 10.4% 18.9% 1.6% 21.9% 19.2% 22.6% -1.8% -8.0% 28.0% 25.2% 3.0% 17.6% 12.1% -10.8%

United States $111.2 $115.8 $119.8 $125.6 $132.5 $139.5 $146.6 $157.4 $166.0 $186.0 $202.4 $212.4 $214.0 $202.0 $189.0 3.6%
Y/Y % Change 4.1% 3.5% 4.8% 5.5% 5.3% 5.1% 7.4% 5.4% 12.1% 8.8% 5.0% 0.8% -5.6% -6.4%

(1)   Data through August 2009
(2)   Compound Annual Growth Rate
(3)   Home Prices indexed based on 1995 price levels
Sources:  The Warren Group (Stamford); FirstAmerican CoreLogic (Fairfield and New York Counties); Global Insight (United States)
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EXHIBIT I-2D

REGIONAL ECONOMIC INDICATORS - HOUSEHOLD INCOME
FAIRFIELD COUNTY, NEW YORK COUNTY, UNITED STATES

1995 THROUGH 2009
10-Yr

HH Income ($000s) 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 CAGR (1)

Fairfield County $57.2 $58.8 $60.4 $62.1 $63.8 $65.6 $67.2 $68.8 $70.4 $72.1 $73.8 $75.6 $77.4 $79.2 $81.1 2.4%
Y/Y % Change 2.8% 2.8% 2.8% 2.8% 2.8% 2.4% 2.4% 2.4% 2.4% 2.4% 2.4% 2.4% 2.4% 2.4%

New York County $39.1 $40.6 $42.2 $43.9 $45.6 $47.4 $48.9 $50.5 $52.2 $53.9 $55.7 $57.5 $59.4 $61.3 $63.3 3.3%
Y/Y % Change 3.9% 3.9% 3.9% 3.9% 3.9% 3.3% 3.3% 3.3% 3.3% 3.3% 3.3% 3.3% 3.3% 3.3%

United States $35.6 $36.8 $38.1 $39.5 $40.9 $42.3 $43.2 $44.2 $45.1 $46.1 $47.1 $48.1 $49.1 $50.2 $51.3 2.3%
Y/Y % Change 3.5% 3.5% 3.5% 3.5% 3.5% 2.2% 2.2% 2.2% 2.2% 2.2% 2.2% 2.2% 2.2% 2.2%

(1)   Compound Annual Growth Rate
(2)   HH Incomes indexed based on 1995 levels
Note: Due to sporadic availability of accurate income data, growth has been straight-lined between reliable datapoints in 1990, 2000 and 2009.
Source:  Claritas, United States Census
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EXHIBIT I-3

EMPLOYMENT AND DEMOGRAPHIC OUTLOOK
FAIRFIELD COUNTY
2009 THROUGH 2014

2009 2014 5-Yr Annual Change Current
Households Income Ranges # Cum. # Cum. Chg. # Cum. % % of HH

$0 - $50,000 102,210 327,309 92,857 329,421 -9,353 -1,871 422 -1.9% 31%
$50,000 -   60,000 21,347 225,099 20,310 236,564 -1,037 -207 2,293 -1.0% 7%
$60,000 -   75,000 29,889 203,752 28,220 216,254 -1,669 -334 2,500 -1.1% 9%
$75,000 - 100,000 41,828 173,863 40,540 188,034 -1,288 -258 2,834 -0.6% 13%

$100,000 - 125,000 32,512 132,035 33,138 147,494 626 125 3,092 0.4% 10%
$125,000 - 150,000 23,188 99,523 25,384 114,356 2,196 439 2,967 1.8% 7%
$150,000 - 200,000 26,072 76,335 29,281 88,972 3,209 642 2,527 2.3% 8%
$200,000 - 250,000 15,794 50,263 18,106 59,691 2,312 462 1,886 2.8% 5%
$250,000 - 500,000 18,912 34,469 22,626 41,585 3,714 743 1,423 3.7% 6%
$500,000 + 15,557 15,557 18,959 18,959 3,402 680 680 4.0% 5%

Total Households: 327,309 -- 329,421 -- 2,112 422 -- 0.1% 100%

2009 Annual New Jobs (000s) 5-Yr Change
Industry Base 2009 2010 2011 2012 2013 2014 Total CAGR (1)

Education & Health Services 68.6 0.8 0.8 2.0 2.2 1.7 0.8 7.4 11%
Government 47.2 -0.5 1.1 0.7 0.6 0.5 0.4 3.4 7%
Retail Trade 48.4 -3.0 -1.1 0.6 1.3 1.5 0.5 2.8 6%
Financial Activities 46.3 -0.8 -0.4 -0.2 1.4 1.1 0.6 2.7 6%
Leisure & Hospitality 35.5 -0.3 -0.7 0.9 1.0 0.6 0.5 2.4 7%
Manufacturing 39.3 -1.4 -1.5 0.8 1.5 0.8 0.1 1.6 4%
Information 10.7 -0.7 0.0 0.3 0.3 0.2 0.1 0.9 9%
Transp., Warehousing, & Util. 11.0 -0.1 0.0 0.2 0.2 0.2 0.1 0.7 6%
Wholesale Trade 17.0 -0.4 -0.2 0.3 0.3 0.2 0.0 0.6 3%
Other Services (except Public Admin. 18.6 -0.2 -0.8 0.2 0.4 0.6 0.2 0.6 3%
Professional & Business Services 65.8 -6.3 -4.1 -0.8 2.4 2.1 0.5 0.1 0%
Natural Resources & Mining 0.3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 -6%
Construction 12.5 -3.2 -1.3 -0.6 0.4 0.5 0.1 -1.0 -8%
Total Nonfarm: 421.1 -16.3 -8.1 4.4 12.0 9.9 3.8 22.1 5%
2008 Projection: -6.0 3.9 7.5 4.1 1.8

(1)   Compound Annual Growth Rate
Source: Claritas, Moody's
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EXHIBIT I-4

SUB-REGIONAL MAP
I-95 CORRIDOR; NEW YORK - CONNECTICUT

NOVEMBER 2009
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EXHIBIT I-5

SUB-REGIONAL PERFORMANCE
I-95 CORRIDOR; FAIRFIELD & WESTCHESTER COUNTIES

NOVEMBER 2009

I-95 Corridor Fairfield /
Fairfield County Cities Westchester County Cities Total/Average Westchester

Market Factor Stamford Greenwich Darien Norwalk Westport Harrison Pt. Chester Rye Rye Brook Wt. Plains Scarsdale # % Total
Demographics (1)

Total Population 118,276 47,200 20,289 83,337 26,607 26,943 28,212 15,238 9,571 57,826 17,667 451,166 24% 1,849,895
Total Households 45,681 17,947 6,701 32,868 9,697 9,221 9,348 5,340 3,478 22,263 5,534 168,078 25% 670,022

5-Yr Projected CAGR  (2) 0.1% 0.1% 0.2% 0.1% 0.2% 0.9% -0.1% 0.0% 1.1% 0.6% -0.2% 0.2% 118% 0.2%
Average Household Size 2.6 2.6 3.0 2.5 2.7 2.9 3.0 2.9 2.8 2.6 3.2 2.7 NA 2.8

Median Household Income $72,758 $122,749 $192,169 $73,198 $151,554 $94,871 $54,266 $134,212 $122,470 $70,552 $231,374 $95,585 120% $79,837
5-Yr Projected CAGR  (2) 1.8% 1.7% 1.9% 2.0% 2.6% 1.7% 1.8% 1.4% 1.8% 1.6% 1.9% 1.8% NA 2.0%

High-Income HHs ($250K+) 3,305 4,836 2,631 1,751 2,949 1,494 183 1,526 685 1,615 2,552 23,527 34% 68,800
% Total 7.2% 26.9% 39.3% 5.3% 30.4% 16.2% 2.0% 28.6% 19.7% 7.3% 46.1% 14.0% NA 10.3%

Median Age 39.3 42.7 38.4 39.9 43.9 38.5 37.2 38.5 42.6 40.9 38.1 40.0 101% 39.5

LTM For-Sale Residential (3)

Sales (New and Existing) 824 342 186 650 262 47 62 115 45 316 224 3,073 28% 10,973
Y/Y % Change -33.0% -47.5% -27.6% -31.1% -31.6% -2.1% -16.2% -22.8% -49.4% -32.3% -29.3% -33.3% NA -26.2%

Sales ($500K+) 323 292 167 171 228 29 21 91 26 140 182 1,671 4,402
% Total LTM Sales 39.2% 85.4% 89.8% 26.3% 87.0% 60.7% 34.3% 79.2% 58.8% 44.2% 81.3% 54.4% 40.1%

Median Price $442,046 $1,267,819 $1,046,796 $402,104 $999,337 $874,168 $432,417 $1,213,522 $597,772 $555,069 $951,701 $695,955 157% $443,672
Y/Y % Change -11.6% -16.6% -15.4% -6.7% -14.7% -40.7% -4.4% -23.0% -22.7% -12.1% -5.6% -15.6% NA -13.8%
Versus Stamford 187% 137% -9% 126% 233% -2% 175% 35% 26% 115% 57% NA 0%

(1)   Source: Claritas
(2)   Compound Annual Growth Rate
(3)   Source: The Warren Group (Fairfield County); DataQuick (New York County); Data through August 2009.
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EXHIBIT I-6

HOUSEHOLD GROWTH BY AGE
STAMFORD, FAIRFIELD/WESTCHESTER AND UNITED STATES  (1)

2009 THROUGH 2014

(1)   Sum of Fairfield and Westchester Counties
Source:    Claritas, TCG
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The Concord Group 

II. FOR-SALE MARKET OVERVIEW 



EXHIBIT II-1

FOR-SALE RESIDENTIAL MARKET AREA
NEW YORK METRO AREA

NOVEMBER 2009

(1) CMA comprised of: Westport (CT), Norwalk (CT), Darien (CT), Greenwich (CT), Stamford (CT), Harrison (NY), Port Chester (NY), Rye (NY), Rye Brook (NY), Scarsdale (NY), and White Plains (NY)

The Primary Market Area, or source of majority of 
demand for new homes at the Site, is defined as 

Fairfield and Westchester Counties.

The Competitive Market Area, or area of competitive 
supply to the Site, is defined as the 

I-95 Corridor from Rye, NY to Bridgeport, CT.
Primary Market Area:

Fairfield County, CT and 
Westchester County, NY

Subject Site

New York City 5 Boroughs

Competitive Market Area:
I-95 Corridor Cities (1)

06009.05 FS Maps.xls:Submarket Map THE CONCORD GROUP



EXHIBIT II-2

FOR-SALE RESIDENTIAL SUBMARKET PERFORMANCE
NEW YORK METRO AREA

NOVEMBER 2009

Fairfield Cty Westchester Cty New York Cty

Demographics
Total Population 895,544 954,351 1,634,248
Total Households 327,309 342,713 768,292

5-Year Projected CAGR (1) 0.1% 0.2% 0.5%
Average Household Size 2.7 2.8 2.1

Median Household Income $81,000 $79,000 $64,000
5-Year Projected CAGR (1) 2.0% 2.0% 2.3%

New and Existing For-Sale Residential Market Factors (2)

Total Homes Sales 7,009 3,964 4,131
Y/Y % Change -26% -27% -52%

Attached Sales 2,481 357 (3) 4,131
Percent Attached 35% 9% 100%

Total Home Sales > $500K 2,449 1,953 3,176
Percent Total 35% 49% 77%

Median Single Family Price $423,269 $557,098 NA
Premium/(Discount) to Fairfield County NA 32% NA
Y/Y % Change -16% -8% NA

Median Attached Price $277,386 $335,598 (3) $999,000
Premium/(Discount) to Fairfield County NA 21% 260%
Y/Y % Change -9% -12% -11%

Condominium to SFD Price Ratio 66% 60% NA

(1)   Compound Annual Growth Rate, 2009 - 2014
(2)   For LTM period ending in August 2009
(3)   Westchester attached product only condos; does not include townhomes
Source: DataQuick, Claritas, The Warren Group, FACL
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EXHIBIT II-3

HISTORICAL SALES TRENDS
COMPETITIVE MARKET AREA

1997 - AUGUST 2009
2009 10-Yr

Characteristic 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 YTD (1) Proj. (2) Avg. (3)

Total Sales Volume (Existing and New)
Stamford 2,151 2,243 2,367 2,191 2,317 2,132 2,253 2,624 2,413 2,134 2,122 1,076 526 789 2,005

Y/Y % Change 19% 4% 6% -7% 6% -8% 6% 16% -8% -12% -1% -49% -27% -8%
% CMA 33% 33% 32% 30% 33% 29% 33% 29% 29% 28% 30% 27% 27% 27% 30%
Sales over $500K 550 893 933 1,142 1,091 515 195 292

% Stamford Total 24% 34% 39% 53% 51% 48% 37% 37%
CMA 6,617 6,876 7,398 7,314 6,933 7,314 6,891 9,105 8,307 7,594 7,165 3,988 1,962 2,943 6,755

Y/Y % Change 14% 4% 8% -1% -5% 5% -6% 32% -9% -9% -6% -44% -26% -7%
% PMA 35% 34% 34% 33% 33% 30% 33% 35% 35% 34% 36% 29% 29% 29% 33%
Sales over $500K 3,588 4,980 4,708 4,521 4,545 2,586 1,161 1,741

% CMA Total 52% 55% 57% 60% 63% 65% 59% 59%
PMA 19,149 20,218 21,462 22,420 21,277 24,127 20,601 25,948 23,445 22,367 20,180 13,629 6,724 10,086 20,408

Y/Y % Change 13% 6% 6% 4% -5% 13% -15% 26% -10% -5% -10% -32% -26% -6%
Sales over $500K 8,265 12,441 11,348 13,110 11,741 7,320 3,199 4,798

% PMA Total 40% 48% 48% 59% 58% 54% 48% 48%
Median Sale Price (Existing and New)

Stamford (000s) $230.0 $240.0 $260.0 $278.0 $300.0 $359.5 $380.0 $434.0 $468.0 $520.0 $505.0 $487.3 $422.8 $415.5
Y/Y % Change 7% 4% 8% 7% 8% 20% 6% 14% 8% 11% -3% -4% -13% 5%
% CMA 92% 89% 92% 85% 93% 93% 94% 87% 83% 83% 74% 73% 76% 83%

CMA (000s) $248.9 $269.6 $283.1 $325.9 $322.5 $386.2 $402.8 $500.1 $562.5 $623.3 $686.8 $667.7 $556.4 $503.4
Y/Y % Change 6% 8% 5% 15% -1% 20% 4% 24% 12% 11% 10% -3% -17% 8%
% PMA 106% 111% 108% 111% 104% 108% 108% 111% 115% 122% 129% 131% 134% 119%

PMA (000s) $234.9 $243.3 $262.2 $292.9 $310.2 $357.9 $373.8 $448.9 $490.6 $510.8 $533.6 $510.1 $415.1 $424.4
Y/Y % Change 5% 4% 8% 12% 6% 15% 4% 20% 9% 4% 4% -4% -19% 5%

(1)   January-August 2009
(2)   Projected based on January-August 2009 sales
(3)   Using 2009 projections
Source: The Warren Group, DataQuick, TCG

06009.05 Sales Trends: Historical THE CONCORD GROUP



EXHIBIT II-4

MONTHLY SALES AND PRICES
PRIMARY AND COMPETITIVE MARKET AREAS

SEPTEMBER 2007 - AUGUST 2009

Characteristic 09/07 10/07 11/07 12/07 01/08 02/08 03/08 04/08 05/08 06/08 07/08 08/08 09/08 10/08 11/08 12/08 01/09 02/09 03/09 04/09 05/09 06/09 07/09 08/09
CMA:  Stamford, Greenwich, Darien, Norwalk, Westport, Harrison, Port Chester, Rye, Rye Brook, White Plains, Scarsdale

Sales Volume (Existing and New)
Monthly 453 496 384 398 322 268 281 338 346 405 481 436 336 340 193 242 130 145 175 211 200 332 395 374
% PMA 31% 31% 34% 31% 27% 30% 29% 31% 34% 32% 31% 32% 26% 26% 24% 29% 25% 28% 26% 31% 27% 30% 34% 29%
% Attached 31% 34% 38% 28% 35% 35% 33% 38% 42% 34% 30% 28% 33% 28% 32% 36% 32% 39% 31% 29% 28% 24% 24% 23%

Quarterly Totals 1,333 988 965 1,322 869 517 586 1,101
Q/Q % Chg -26% -2% 37% -34% -41% 13% 88%
Y/Y % Chg -35% -48% -39% -17%
Over $500K 920 640 634 886 495 272 301 602

% Total Sales 69% 65% 66% 67% 57% 53% 51% 55%
12M Total 4,608 3,073
LTM % Chg -33%

Median Price (000s)
Monthly $909 $786 $843 $790 $814 $824 $880 $808 $758 $833 $809 $847 $799 $722 $735 $700 $610 $575 $621 $585 $643 $711 $723 $718
% PMA 166% 153% 165% 158% 157% 157% 182% 171% 164% 164% 142% 159% 150% 143% 153% 145% 153% 152% 161% 150% 165% 172% 169% 171%

Quarterly Avg $846 $807 $811 $829 $754 $642 $616 $718
Q/Q % Chg -5% 1% 2% -9% -15% -4% 17%
Y/Y % Chg -11% -20% -24% -13%

12M Avg $825 $696
LTM % Chg -16%

PMA:  Fairfield County, CT and Westchester County, NY

Sales Volume (Existing and New)
Monthly 1,480 1,596 1,137 1,271 1,204 901 969 1,085 1,008 1,273 1,559 1,381 1,302 1,303 795 849 522 519 685 683 728 1,111 1,176 1,300
Quarterly Totals 4,213 3,376 3,062 4,213 3,400 1,890 2,096 3,587
Q/Q % Chg -20% -9% 38% -19% -44% 11% 71%
Y/Y % Chg -19% -44% -32% -15%
Over $500K 2,275 1,756 1,439 2,233 1,734 718 648 1,302

% Total Sales 54% 52% 47% 53% 51% 38% 31% 36%
12M Total 14,864 10,973
LTM % Chg -26%

Median Price (000s)
Monthly $546 $512 $510 $499 $518 $523 $482 $473 $461 $507 $571 $531 $532 $504 $481 $484 $398 $377 $386 $390 $390 $413 $427 $420
Quarterly Avg $524 $512 $472 $539 $509 $431 $389 $420
Q/Q % Chg -2% -8% 14% -5% -15% -10% 8%
Y/Y % Chg -3% -16% -18% -22%

12M Avg $515 $444
LTM % Chg -14%

Source: TCG, The Warren Group, Dataquick

06009.05 Monthly Home Sales: Monthly THE CONCORD GROUP



EXHIBIT II-5

CURRENT INVENTORY
CMA - I-95 CORRIDOR

NOVEMBER 2009

Units
No. of Currently Avg. Base Asking Net (1) Monthly Abs.

Project Builder/Developer City Stories Available Total Size Price $/sf Premium Price Concession Price $/sf LTM Overall

Townhome
Riverstone Spinnaker/CCGD Greenwich TH 3 15 2,400 $855,000 $356 3% 877,000 $0 $877,000 $365 0.5 0.5
Palmer Hill (TH) Buckingham Partners/Sun Homes Stamford TH 93 114 2,660 871,308 328 3% 895,523 0 895,523 337 0.4 0.9
Center Ridge DeepStone Partners LLC Stamford TH 7 15 1,700 548,000 322 7% 586,500 30,000 556,500 327 NA 0.5
Metropolitan (TH) Hannah Real Estate Investors, Inc. Stamford TH 6 12 2,356 620,060 263 5% 653,958 20,000 633,958 269 0.0 0.2
The Village at River's Edge RMS Construction Stamford TH 5 170 1,685 457,900 272 1% 463,900 20,000 443,900 263 0.1 4.8

Total/Weighted Average: 5 Projects 114 326 2,535 $819,671 $322 $844,415 $840,643 $330 1.0 6.9

Total/Straight Average: 2,160 $670,454 $308 4% $695,376 $17,500 $681,376 $312 0.3 1.4

Mid-Rise
(2) Metropolitan Hannah Real Estate Investors, Inc. Stamford 5 2 39 1,860 $912,000 $490 0% 912,000 $20,000 $892,000 $480 0.0 0.9

Palmer Hill Buckingham Partners/Sun Homes Stamford 3 52 81 1,534 644,550 420 4% 673,000 0 673,000 439 2.2 1.3
Eastside Commons Seth Weinstein Stamford 5 10 108 1,335 524,800 393 1% 531,350 0 531,350 398 NA 2.6
Marquis on the River RMS Construction Norwalk 4 12 18 1,476 468,900 318 1% 474,900 10,000 464,900 315 NA 0.8

Total/Weighted Average: 4 Projects 76 246 1,494 $608,097 $402 $634,207 $627,267 $415 2.2 5.5

Total/Straight Average: 1,551 $637,563 $405 2% $647,813 $7,500 $640,313 $408 1.1 1.4

High-Rise  (3)

Highgrove Ceebraid-Signal Stamford 18 32 92 2,807 $2,023,955 $721 8% 2,185,856 $0 $2,185,856 $779 0.3 2.3
(4) Residences Ritz-Carlton Tower 2 The Trump Organization White Plains 44 153 170 1,561 1,140,958 731 22% 1,397,535 400,000 997,535 639 1.4 0.5

Trump Parc Stamford The Trump Organization Stamford 34 110 170 1,580 815,520 516 13% 924,260 50,000 874,260 553 -3.2 2.0
Total/Weighted Average: 3 Projects 295 432 1,834 $1,115,391 $650 $1,379,176 $1,080,471 $622 -1.5 4.7

Total/Straight Average: 1,983 $1,326,811 $656 15% $1,502,550 $150,000 $1,352,550 $657 -0.5 1.6

Grand Totals: 12 Projects 485 1,004 1.7 17.2
Overall Averages: 1,946 $966,388 $534 6% $1,023,006 $45,833 $953,081 $521 0.2 1.4

NOTE: Average sizes and prices weighted by number of units selling, others straight averages.
(1) Net price is asking price less concession
(2) Available units shown - 1 top floor 2bed, 1 PH unit 3bed
(3) The Classic, an 18-story highrise  building in downtown Stamford has taken the final 1/3 of its remaining units off the market due to construction loan issues; priced from $500K to $1.5MM in 2008
(4) Residences Ritz-Carlton in White Plains running 30% off promotion to fill first 30 units

06009.05 RecComps: Table11.09 The Concord Group



EXHIBIT II-6

COMPETITIVE COMMUNITIES MAP
COMPETITIVE MARKET AREA

NOVEMBER 2009

Scale Legend
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EXHIBIT II-6

COMPETITIVE COMMUNITIES MAP
COMPETITIVE MARKET AREA

NOVEMBER 2009
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EXHIBIT II-7

FOR-SALE DEMAND
PRIMARY MARKET AREA

2009 THROUGH 2014

Effecitve Effective Total Percent Total Annual % Buy Annual Annual CMA Capture (5) CMA
Household Income Down Base Affordable Existing Turnover Households New Demand Buy Annual Buyers A New New Demand Annual Demand

Income Range to Housing Payment Home Price (000)(1) HHs (2) Rate Moving HHs Pool Home (3) Buyers Over Home (4) Buyers Over % PMA Demand Over

$0 - $50,000 35% 10% $0 - $160 139,043 15% 20,738 428 21,166 49% 10,443 42,172 0% 0 4,981 20% 0 1,857
50,000 - 60,000 30% 15% $160 - $180 33,142 15% 5,085 254 5,339 54% 2,878 31,729 0% 0 4,981 20% 0 1,857
60,000 - 75,000 30% 15% $180 - $220 48,491 14% 6,628 330 6,958 59% 4,095 28,851 5% 205 4,981 25% 51 1,857
75,000 - 100,000 30% 15% $220 - $300 69,447 12% 8,293 698 8,991 63% 5,639 24,756 10% 564 4,776 25% 141 1,806

100,000 - 125,000 25% 20% $300 - $330 57,166 10% 5,750 735 6,485 68% 4,419 19,117 15% 663 4,212 30% 199 1,665
125,000 - 150,000 25% 20% $330 - $400 43,770 8% 3,674 819 4,493 71% 3,206 14,698 25% 802 3,549 35% 281 1,466
150,000 - 200,000 25% 25% $400 - $590 49,310 8% 4,039 1,168 5,207 74% 3,859 11,491 25% 965 2,748 40% 386 1,186
200,000 - 250,000 25% 25% $590 - $750 30,379 7% 1,985 790 2,774 80% 2,208 7,632 25% 552 1,783 40% 221 800
250,000 - 500,000 20% 25% $750 - $1,160 35,954 7% 2,359 1,182 3,541 83% 2,923 5,424 25% 731 1,231 45% 329 579
500,000+ 20% 25% $1,160+ 29,514 6% 1,911 972 2,883 87% 2,501 2,501 20% 500 500 50% 250 250

536,216 11% 60,462 7,376 67,838 62% 42,172 12% 4,981 37% 1,857

Income Qualified ($100k+): 246,093 8% 19,717 5,666 25,383 75% 19,117 22% 4,212 40% 1,665
Income Targeted ($200k+): 95,847 7% 6,255 2,944 9,198 83% 7,632 23% 1,783 45% 800

(1)   TCG Estimate based on assumed mortgage terms, percent income to housing and other factors; see Appendix D for further detail
(2)   Base household volume from 2009-2014; including loss or growth
(3)   Estimate based on owner/renter household distribution for the Primary Market Area per the 2000 U.S. Census
(4)   Estimate based on new vs. existing home sales in Primary Market Area since 1990
(5)   CMA share of PMA based on 2009-2014 projected household growth by income and historical home sales by geography
NOTE:  Model reflects structural demand from household growth. 2010-2011 estimated demand lower due to projected employment losses; 2010 50% structural demand, 2011 75% structural demand
NOTE:  Model for both attached and detached homes

06009.05 For-Sale Demand Summary: Summary THE CONCORD GROUP



EXHIBIT II-8

PRODUCT TYPE DEMAND BY BUYER GROUP
COMPETITIVE MARKET AREA

2009 THROUGH 2014

Product Preference Distribution Annual Income Targeted Demand by Product Type
Annual Income Targeted Demand Attached Attached %

Household Type (1) Number % Group % Total Detached TH Luxury Executive Loft Total Detached TH Luxury Executive Loft Total Total Attached
Young Professionals

Married Couples 87 58% 11% 30% 10% 15% 40% 5% 100% 26 9 13 35 4 61 87
Singles 35 24% 4% 15% 10% 15% 55% 5% 100% 5 4 5 19 2 30 35
Other Roommates 27 18% 3% 20% 5% 10% 65% 0% 100% 5 1 3 18 0 22 27

Sub-Total 149 100% 19% 25% 9% 14% 48% 4% 100% 37 14 21 72 6 112 149 75%

Empty Nesters/Retirees
Move Up 54 15% 7% 70% 5% 25% 0% 0% 100% 38 3 14 0 0 16 54
Move Down 217 60% 27% 35% 15% 15% 35% 0% 100% 76 33 33 76 0 141 217
Older Singles/Divorcees 92 25% 12% 30% 15% 15% 35% 5% 100% 28 14 14 32 5 65 92

Sub-Total 364 100% 46% 39% 14% 16% 30% 1% 100% 142 49 60 108 5 222 364 61%

Families
Young Families 168 59% 21% 50% 25% 10% 15% 0% 100% 84 42 17 25 0 84 168
Older Families 118 41% 15% 75% 10% 15% 0% 0% 100% 89 12 18 0 0 30 118

Sub-Total 287 100% 36% 60% 19% 12% 9% 0% 100% 173 54 35 25 0 114 287 40%

Total/Weighted Average 800 351 117 116 205 11 448 800 56%

(1) Source: 2000 Census, TCG
NOTE: Model reflects structural demand from household growth. 2010-2011 estimated demand lower due to projected employment losses; 2010 50% structural demand, 2011 75% structural demand

06009.05 For-Sale Demand Summary: ProductTypes THE CONCORD GROUP



EXHIBIT II-9

PLANNED AND PROPOSED CONDOMINIUM PROJECTS
COMPETITIVE MARKET AREA

NOVEMBER 2009

I. Overview by Submarket City
CMA Cities

Connecticut New York
Status Stamford Greenwich Darien Norwalk Westport Harrison Port Chester Rye Rye Brook White Plains Scarsdale Total3 5 7 9 11 13 # 15 # 17 19 21 23 25

Remaining in Active Projects 317 3 0 12 0 0 0 0 0 153 0 485
Subject Site (1) 2,079 0 0 0 0 0 0 0 0 0 0 2,079
Under Construction (2) 0 0 0 0 0 0 0 0 10 0 0 10
Approved (2) 971 0 182 609 54 0 83 0 0 284 0 2,183
Pending Review (2) 0 0 0 200 0 0 0 0 30 335 0 565

Total: 3,367 3 182 821 54 0 83 0 40 772 0 5,322

II.Supply Projection
Project DeliveryTimeline

2010 2011 2012 2013 2014
Completion Future Future Future Future Future 

Status Likelihood Total Timing Units Timing Units Timing Units Timing Units Timing Units
Subject Site (1) 100% 2,206 0% 0 0% 0 12% 255 18% 394 17% 364
Under Construction (2) 100% 10 100% 10 0% 0 0% 0 0% 0 0% 0
Approved (2) 60% 1,310 0% 0 10% 131 15% 196 15% 196 15% 196
Pending Review (2) 30% 170 0% 0 0% 0 10% 17 10% 17 15% 25

Total: 3,695 10 131 468 607 586

(1) Per Harbor Point Phasing schedule; market rate units only.  See Exhibit VII-11 for further details
(2) See Appendix C for detailed breakdown of CMA development pipeline

06009.05 P&P New: Flow Chart THE CONCORD GROUP



EXHIBIT II-10

PROJECTED SUPPLY VERSUS POTENTIAL DEMAND - ATTACHED PRODUCT
COMPETITIVE MARKET AREA

NOVEMBER 2009

2010 2011 2012 2013 2014
Income Targeted ($200K+) Structural Demand for Attached Units 448 448 448 448 448

Estimated Market Demand % of Structural 50% 75% 100% 100% 100%
Income Targeted ($200k+) Estimated Market Demand for Attached Units 224 336 448 448 448

Currently Selling (1) 461
Projected Market Deliveries (2) 10 131 213 213 222

Projected Harbor Point Deliveries (3) 0 0 255 394 364
Prior Year Overhang NA 247 42 62 222

Total Projected Supply 471 378 510 670 807

Projected Under / (Over) Supply (247) (42) (62) (222) (359)

(1) Assumes 5% of currently selling units will be sold in remainder of 2009
(2) See Appendix C for detailed breakdown of CMA development pipeline
(3) Per HPLLC Phasing Schedule; only market rate units
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III. FOR-RENT MARKET OVERVIEW 



EXHIBIT III-1

FOR-RENT RESIDENTIAL MARKET AREA
FAIRFIELD COUNTY

NOVEMBER 2009

Subject Site

The area in blue delineates the Primary Market Area ("PMA"), 
the area from which the majority of demand for rental units at the 
Subject Site will emanate.  The PMA is defined as West Fairfield 

County, Connecticut.

The area in red represents the Competitive Market Area 
("CMA"), the area in which the development will compete with 
other rental projects on a more or less equal basis.  The CMA is 

defined as the City of Stamford.

06009.05 Regional For-Rent Map: Map THE CONCORD GROUP



EXHIBIT III-2

FOR-RENT SUBMARKET PERFORMANCE
FAIRFIELD COUNTY
2009 THROUGH 2014

Fairfield County
West East Total

2009 Demographics
Total Population 352,612 542,932 895,544

% Fairfield County 39.4% 60.6%
Total Households 132,686 194,623 327,309

5-Year Projected CAGR  (1) 0.1% 0.1% 0.1%
Average Household Size 2.7 2.8 2.7

Median Household Income $94,000 $74,000 $81,000
5-Year Projected CAGR  (1) 1.9% 2.1% 2.0%

Rental Housing Market
Renter Households 43,189 57,481 100,669

% Total Households 32.5% 29.4% 30.8%
% of PMA 42.9% 57.1% 100.0%
% Attached (2) NA NA 40.6%

2Q09 Rental Market Factors (Class A)
Inventory (Units) 9,361 3,709 13,070

LTM % Change 1.6% 2.7% 1.9%
% Fairfield County 71.6% 28.4%

Vacancy Rate 6.6% 6.4% 6.5%
Average Asking Rent ($) $2,504 $1,577 $2,241

LTM % Change -1.8% -4.1% -2.4%

2Q09 Rental Market Factors (Class B & C)
Inventory (Units) 10,811 6,671 17,482

LTM % Change 0.5% 0.5% 0.5%
% Fairfield County 61.8% 38.2%

Vacancy Rate 4.2% 7.6% 5.5%
Asking Rent ($) $1,700 $1,077 $1,462

LTM % Change -0.1% -2.0% -0.8%

(1)   Compound Annual Growth Rate, 2009 - 2014
(2)   Accurate data not available below county level
Source: Claritas, U.S. Census, REIS

06009.05 For Rent Submkt Perf NG:Table THE CONCORD GROUP



EXHIBIT III-3

FOR-RENT HISTORICAL TRENDS
FAIRFIELD COUNTY, CONNECTICUT

1995 THROUGH 2Q09
County/Rental Type 1998-2Q09

Market Factor 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2Q09 Average
West Fairfield County
Class A

Inventory (Units) 6,015 6,278 6,782 6,782 7,252 7,877 8,400 8,870 9,211 9,239 9,237 9,093 9,215 9,215 9,361 8,646
% Change NA 4.4% 8.0% 0.0% 6.9% 8.6% 6.6% 5.6% 3.8% 0.3% 0.0% -1.6% 1.3% 0.0% 1.6% 2.6%
% Fairfield County Total 24% 24% 25% 25% 26% 28% 29% 30% 31% 31% 31% 31% 31% 30% 31% 29.6%

Vacancy Rate (%) 2.1% 0.6% 2.9% 2.7% 4.6% 1.1% 4.9% 8.5% 4.7% 3.6% 3.1% 3.1% 3.2% 4.2% 6.6% 4.2%
Vacant Units 126 38 197 183 334 87 412 754 433 333 286 282 295 387 618 367
Deliveries 105 263 504 0 470 625 523 470 341 189 130 0 122 146 0 251
Asking Rent ($) $1,468 $1,664 $1,845 $1,996 $2,116 $2,240 $2,395 $2,369 $2,392 $2,344 $2,342 $2,372 $2,511 $2,546 $2,504 $2,357

% Change 10.3% 13.4% 10.9% 8.2% 6.0% 5.9% 6.9% -1.1% 1.0% -2.0% -0.1% 1.3% 5.9% 1.4% -1.6% 2.4%

Class B & C
Inventory (Units) 10,756 10,756 10,756 10,756 10,756 10,756 10,756 10,756 10,756 10,756 10,756 10,756 10,756 10,811 10,811 10,765

% Change NA 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.5% 0.0% 0.0%
% Fairfield County Total 42% 42% 40% 40% 39% 38% 37% 37% 36% 36% 36% 36% 36% 36% 35% 37.0%

Vacancy Rate (%) 1.3% 1.2% 1.6% 1.4% 2.6% 1.6% 2.8% 4.5% 4.7% 3.2% 3.1% 2.2% 3.4% 2.9% 3.6% 3.0%
Vacant Units 140 129 172 151 280 172 301 484 506 344 333 237 366 314 389 323
Deliveries 0 0 0 0 0 0 0 0 0 0 0 0 0 55 0 5
Asking Rent ($) $1,016 $1,070 $1,111 $1,166 $1,264 $1,324 $1,397 $1,391 $1,428 $1,528 $1,572 $1,578 $1,665 $1,674 $1,681 $1,473

% Change 0.0% 5.3% 3.8% 5.0% 8.4% 4.7% 5.5% -0.4% 2.7% 7.0% 2.9% 0.4% 5.5% 0.5% 0.4% 3.5%

East Fairfield County
Class A

Inventory (Units) 2,321 2,321 2,661 2,661 3,064 3,064 3,064 3,064 3,064 3,064 3,298 3,298 3,484 3,610 3,709 3,204
% Change NA 0.0% 14.6% 0.0% 15.1% 0.0% 0.0% 0.0% 0.0% 0.0% 7.6% 0.0% 5.6% 3.6% 2.7% 3.0%
% Fairfield County Total 9% 9% 10% 10% 11% 11% 11% 10% 10% 10% 11% 11% 12% 12% 12% 11.0%

Vacancy Rate (%) 2.8 0.2 0.2 1.2 2.8 0.2 1.6 5.4 6.3 2.6 7.2 8.6 4.3 3.6 6.4 4.3
Vacant Units 6,499 464 532 3,193 8,579 613 4,902 16,546 19,303 7,966 23,746 28,363 14,981 12,996 23738 13,744
Deliveries 0 0 340 0 403 0 0 0 0 0 234 0 186 126 0 79
Asking Rent ($) $542 $605 $582 $604 $621 $700 $747 $794 $806 $848 $885 $901 $962 $1,103 $1,077 $850

% Change 7.0% 11.6% -3.8% 3.8% 2.8% 12.7% 6.7% 6.3% 1.5% 5.2% 4.4% 1.8% 6.8% 14.7% -2.4% 5.4%

Class B & C
Inventory (Units) 6,495 6,495 6,495 6,495 6,495 6,495 6,495 6,495 6,495 6,482 6,482 6,482 6,599 6,635 6,671 6,527

% Change NA 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% -0.2% 0.0% 0.0% 1.8% 0.5% 0.5% 0.2%
% Fairfield County Total 25% 25% 24% 24% 24% 23% 23% 22% 22% 22% 22% 22% 22% 22% 22% 22.4%

Vacancy Rate (%) 7 6.7 6.7 5.2 3.7 2.8 2.2 3.8 3.2 4.4 2.2 3.3 6.3 7.1 6.7 4.3
Deliveries 0 0 0 0 0 0 0 0 0 0 0 0 117 36 36 16
Asking Rent ($) $542 $605 $582 $604 $621 $700 $747 $794 $806 $848 $885 $901 $962 $1,103 $1,077 $838

% Change 2.7% 11.6% -3.8% 3.8% 2.8% 12.7% 6.7% 6.3% 1.5% 5.2% 4.4% 1.8% 6.8% 14.7% -2.4% 5.4%

Fairfield County Total
Class A, B & C

Inventory (Units) 25,587 25,850 26,694 26,694 27,567 28,192 28,715 29,185 29,526 29,541 29,773 29,629 30,054 30,271 30,552 29,142
% Change NA 1.0% 3.3% 0.0% 3.3% 2.3% 1.9% 1.6% 1.2% 0.1% 0.8% -0.5% 1.4% 0.7% 0.9% 1.1%

Vacancy Rate (%) 2.04 1.71 1.66 1.40 1.21 0.68 0.69 1.46 1.39 1.26 1.30 1.70 1.90 2.01 2.27 1.4
Vacant Units 52,230 44,147 44,417 37,301 33,224 19,058 19,904 42,465 41,026 37,164 38,626 50,272 57,215 60,805 69,440 42,208
Deliveries 105 263 844 0 873 625 523 470 341 189 364 0 425 363 36 351
Asking Rent ($) $959 $1,056 $1,116 $1,184 $1,265 $1,368 $1,473 $1,493 $1,527 $1,563 $1,585 $1,598 $1,689 $1,746 $1,728 $1,525

% Change NA 10.1% 5.7% 6.1% 6.8% 8.2% 7.6% 1.4% 2.3% 2.4% 1.4% 0.8% 5.7% 3.4% -1.0% 3.7%

Source: REIS
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EXHIBIT III-4

CURRENT FOR-RENT INVENTORY
STAMFORD, CONNECTICUT

NOVEMBER 2009

Base Rent PSF/Month
Year Built/ Total Unit Size Current Current

Project Remodeled Units Vacancy Min. Max. Avg. Min. Max. Avg. Min. Max. Avg.

Park Square West 2001 143 3.0% 529 1,227 896 $1,700 $3,150 $2,493 $2.57 $3.21 $2.78
(1) Jefferson at 55/77 Water 2007 136 2.2% 677 1,218 876 1,791 2,568 2,071 2.08 2.68 2.36
(2) Village at Stamford 2002 160 4.0% 770 1,400 1,022 1,710 2,950 2,263 2.11 2.47 2.22

Glenview House Apartments 2008 146 1.4% 837 1,763 1,355 2,250 3,900 2,959 1.90 2.69 2.18
Avalon on Stamford Harbor 2004 323 3.0% 522 1,767 1,205 1,515 3,750 2,545 1.94 2.90 2.11

(3) ParcGrove Apartments 1996 402 3.0% 860 1,704 1,227 1,749 3,400 2,435 1.80 2.22 1.98
Canterbury Green Apartments 1988 110 0.0% 450 1,075 704 1,050 2,000 1,380 1.84 2.33 1.96
Avalon Glen 1991 230 2.0% 628 1,400 1,045 1,495 2,385 2,021 1.62 2.38 1.93
Cornerstone at Bedford 1963 368 4.0% 529 1,128 794 1,160 2,234 1,490 1.68 2.19 1.88
Stamford Corners 1999 195 2.0% 791 1,547 1,147 1,740 2,459 2,090 1.55 2.20 1.82
Avalon at Greyrock Place 2000 306 6.0% 749 1,668 1,106 1,555 2,870 1,986 (4) 1.56 2.08 1.80

Total/Weighted Average: 2,519 3.1% 1,057 $2,149 $1.82 $2.43 $2.03

Note: though not included in the current for-rent inventory, some Trump Parc Stamford condos may be offered as rental units in the future.
(1) Located in S. Norwalk, CT about 10 miles from site
(2) Formerly called Archstone Stamford
(3) Formerly Avalon Grove
(4) Avalon at Greyrock Place current rents are inclusive of deals up to $150/month rent reduction
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EXHIBIT III-5

APARTMENT DEMAND
WEST FAIRFIELD COUNTY

2009 THROUGH 2014

Annual Rental Demand
Household Income to Affordable Total Households Annual Turnover Annual Total Percent PMA CMA Capture (2) Percent CMA Percent CMA

Income Range Housing Monthly Rent 2009 2014 % Total New HHs Pool Rent Total Proj. Total (1) New New (1) Upgrade (3) Upgrade Total
$0 - $50,000 32% $0 - $1,300 11,203 11,203 58% 6,498 0 6,498 60% 3,899 42% 1,637 1% 16 7% 115 131

50,000 - 60,000 28% 1,300 - 1,400 6,732 6,732 53% 3,568 0 3,568 55% 1,962 42% 824 1% 8 7% 58 66
60,000 - 75,000 27% 1,400 - 1,700 7,107 7,107 48% 3,411 0 3,411 50% 1,706 42% 716 1% 7 7% 50 57
75,000 - 100,000 25% 1,700 - 2,100 7,641 7,641 43% 3,286 0 3,286 45% 1,479 42% 621 1% 6 7% 43 50

100,000 - 125,000 24% 2,100 - 2,500 7,374 7,374 38% 2,802 0 2,802 40% 1,121 42% 471 1% 5 7% 33 38
125,000 - 150,000 23% 2,500 - 2,900 10,481 10,481 33% 3,459 0 3,459 38% 1,314 42% 552 1% 6 7% 39 44
150,000 - 200,000 21% 2,900 - 3,500 15,143 15,143 28% 4,240 0 4,240 34% 1,442 42% 605 1% 6 7% 42 48
200,000 - 250,000 18% 3,500 - 3,800 21,899 22,463 23% 5,037 113 5,150 31% 1,596 42% 670 3% 21 7% 47 68
250,000 - 500,000 16% 3,800 - 6,700 11,215 12,242 18% 2,019 205 2,224 28% 623 42% 262 10% 27 7% 18 45
500,000 + 13% 6,700 + 30,613 34,515 16% 4,898 780 5,678 11% 625 42% 262 15% 38 7% 18 57

Sub-total/Wtd. Avg.: 20% 129,408 134,901 36% 47,136 1,099 48,235 33% 15,766 42% 6,622 2% 140 7% 464 604
Income Qual. ($1,700+) 104,366 109,859 25% 25,740 1,099 26,839 28% 8,199 42% 3,444 3% 109 7% 241 350

1.0% per year.

(1) Total includes all renter HHs looking for an apartment in any given year; New reflects demand for additional apartment units in market, including demand from new HHs and obsolescence rate of 1%
(2) Projected capture based on CMA capture of new PMA households, uplifted for higher rental propensity in Stamford and limited delivery of multi-family product elsewhere in the PMA
(3) Represents TCG estimate of households who would move into newer, higher-end apartments if such product were made available
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EXHIBIT III-6

PROJECTED FOR-RENT SUPPLY
STAMFORD, CONNECTICUT

NOVEMBER 2009

I. Overview by Status
City of

Status Stamford Key Projects:
Under Construction 282 Metro Green - currently leasing 50 BMR units, 188 future units, 238 total units will be mix of market-rate and BMR; Century Plaza
Subject Sites (1) 1,921
Approved 959 Tresser Square - 316 units, not happening near term
Pending Review 0

Total: 3,162

II. Supply Projection and Timing
Project Market Timeline

2009 2010 2011 2012 2013 2014 2009- 2014
Completion Future Future Future Future Future Future Avg. Ann.

Status Likelihood Total Timing Units Timing Units Timing Units Timing Units Timing Units Timing Units Deliveries
Under Construction 100% 282 10% 28 55% 155 35% 99 0% 0 0% 0 0% 0 47
Subject Sites (1) 100% 1,797 0% 0 14% 255 28% 512 21% 375 7% 124 0% 0 211
Approved 75% 719 0% 0 20% 144 25% 180 15% 108 10% 72 5% 36 90
Pending Review 50% 0 0% 0 0% 0 10% 0 15% 0 15% 0 10% 0 0

Total: 2,798 28 554 791 483 196 36 348

(1) Subject site units and phasing per Harbor Point financials and TCG absorption projections; includes BMR units.  See Exhibit VII-10 for details.
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IV. OFFICE MARKET OVERVIEW 



EXHIBIT IV-1

OFFICE MARKET AREA
FAIRFIELD COUNTY

NOVEMBER 2009
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EXHIBIT IV-2

OFFICE SUBMARKET PERFORMANCE
WESTCHESTER / SOUTHERN CONNECTICUT (1)

NOVEMBER 2009

Westchester/
Stamford, CT Fairfield County Southern CT

Demographics
Total Population 118,276 895,544 3,092,077
Total Households 45,681 327,309 1,138,387

5-Year Projected CAGR (2) 0.1% 0.1% 0.3%
Average Household Size 2.6 2.7 2.7

Median Household Income $72,758 $81,102 $72,115
5-Year Projected CAGR (2) 1.8% 2.0% 1.9%

3Q09 Office Market Factors
Gross Leasable Area (SF) 19,721,210 65,021,255 157,292,686

LTM % Change 2.6% 1.0% 0.5%
LTM Deliveries (SF) 500,000 665,679 820,427
LTM Net Absorption (SF) 203,175 309,626 654,025
Vacancy Rate 13.1% 10.6% 10.7%
Vacant Stock (SF) 2,591,617 6,867,683 16,795,369
Asking Rent (3) $35.88 $31.31 $27.42

LTM % Change -9.9% -5.9% -3.0%
Asking Rent - Class A (3) $42.49 $38.02 $32.58

LTM % Change -3.7% -2.2% -0.7%

(1)   CoStar defined Macro area; composed of Fairfield, New Haven, Dutchess, Putnam and Westchester Counties
(2)   Compound Annual Growth Rate, 2009 - 2014
(3)   Leases quoted as Rent + Electric
Sources:   Claritas, Costar and TCG
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EXHIBIT IV-3

CLASS A OFFICE MACRO TRENDS
FAIRFIELD COUNTY
2000 THROUGH 2009

Average
Market Factor 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009(1) 5-YR 10-YR Q3 '08 Q3 '09
Fairfield County Class A

Gross Leasable Area (000s SF) 26,417.4 27,003.4 27,660.7 27,840.7 27,840.7 28,280.7 28,649.7 28,709.7 29,130.4 29,630.4 28,880.2 28,116.4 29,023.8 29,630.4
Annual % Change -56.5% 2.2% 2.4% 0.7% 0.0% 1.6% 1.3% 0.2% 1.5% 1.7% 2.1%

Deliveries (000s SF) 0.0 586.0 657.4 180.0 0.0 440.0 369.0 60.0 420.7 500.0 357.9 321.3 152.8 500.0
Net Absorption (000s SF) (576.6) (891.2) (797.5) 585.6 375.7 347.9 927.8 548.7 381.6 318.0 504.8 122.0 137.7 294.4
Vacancy Rate 7.6% 12.9% 17.9% 16.3% 14.9% 15.0% 12.9% 11.2% 11.1% 11.6% 12.3% 13.1% 10.9% 11.6%
Vacant Stock (000s SF) 2,006.5 3,483.7 4,938.5 4,532.9 4,157.2 4,249.2 3,690.4 3,201.8 3,240.9 3,422.9 3,561.1 3,692.4 3,167.7 3,422.9

(1)   2009 data YTD, including Jan - October data
Source:   CoStar, TCG

Class A Office Market Trends - Fairfield County
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EXHIBIT IV-3

CLASS A OFFICE MACRO TRENDS
FAIRFIELD COUNTY
2000 THROUGH 2009

Average
Market Factor 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009(1) 5-YR 10-YR Q3 '08 Q3 '09
Stamford, Connecticut Class A

Gross Leasable Area (000s SF) 11,963.0 11,963.0 12,033.5 12,033.5 12,033.5 12,033.5 12,033.5 12,033.5 12,033.5 12,533.5 12,133.5 12,069.4 12,033.5 12,533.5
Annual % Change -37.5% 0.0% 0.6% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 4.2% 4.2%

Deliveries (000s SF) 0.0 0.0 70.4 0.0 0.0 0.0 0.0 0.0 0.0 500.0 100.0 57.0 0.0 500.0
Net Absorption (000s SF) (450.9) (370.9) (459.0) (13.3) 89.5 (359.4) 679.8 (4.0) 220.4 84.9 124.4 (58.3) (12.1) 318.2
Vacancy Rate 8.4% 11.5% 15.8% 16.0% 15.2% 18.2% 12.5% 12.6% 10.7% 13.6% 13.5% 13.5% 11.3% 13.6%
Vacant Stock (000s SF) 1,006.2 1,377.1 1,906.5 1,919.9 1,830.4 2,189.7 1,509.9 1,513.9 1,293.5 1,708.6 1,643.1 1,625.6 1,357.5 1,708.6
Norm. Vacancy Rate 12.0% 12.0% 12.0% 12.0% 12.0% 12.0% 12.0% 12.0% 12.0% 12.0% 12.0% 12.0% 12.0% 12.0%
Norm. Vacant Stock (000s SF) 1,435.6 1,435.6 1,444.0 1,444.0 1,444.0 1,444.0 1,444.0 1,444.0 1,444.0 1,504.0 1,456.0 1,448.3 1,444.0 1,504.0
Under / (Over) Supply (000s SF) 429.3 58.5 (462.5) (475.9) (386.4) (745.7) (65.9) (69.9) 150.5 (204.5) (187.1) (177.3) 86.5 (204.5)

(1)   2009 data YTD, including Jan - October data
Source:   CoStar, TCG

Class A Office Market Trends - Stamford, Connecticut
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EXHIBIT IV-3

CLASS A OFFICE MACRO TRENDS
FAIRFIELD COUNTY
2000 THROUGH 2009

Average
Class A Asking Rents (1) 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009(2) 5-YR 10-YR Q3 '08 Q3 '09

Fairfield County $30.87 $36.96 $34.39 $31.02 $30.23 $30.72 $32.96 $35.90 $37.35 $38.74 $35.13 $33.91 $38.89 $38.02
Annual % Change 22.4% 19.7% -6.9% -9.8% -2.5% 1.6% 7.3% 8.9% 4.0% 3.7% -2.2%

Stamford, CT $33.43 $38.75 $36.97 $33.29 $32.38 $31.91 $35.01 $38.32 $41.90 $42.95 $38.02 $36.49 $44.12 $42.49
Annual % Change 32.5% 15.9% -4.6% -9.9% -2.7% -1.4% 9.7% 9.5% 9.3% 2.5% -3.7%
Prem / (Disc) vs. County 8.3% 4.9% 7.5% 7.3% 7.1% 3.9% 6.2% 6.8% 12.2% 10.9% 8.2% 7.6% 13.4% 11.8%

(1)   Leases quoted as Rent + Electric
(2)   2009 data YTD, including Jan - October data
Source:   CoStar, TCG
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EXHIBIT IV-4

SELECTED CLASS A OFFICE SPACE
STAMFORD AND GREENWICH, CONNECTICUT

NOVEMBER 2009

City/ Square Footage Asking Effective
Building Name Location Year Built No. Stories GLA Available Lease Rate Adjustment (2) Lease Rate

Stamford Comparables
300 Atlantic St 300 Atlantic St 1987 14 272,458 63,178 $58.00 15% $49.30
RBS Building 600 Washington Blvd 2009 12 500,000 0 $56.00 (3) 15% $47.60
400 Atlantic St 400 Atlantic St 1980 15 485,000 57,408 $55.00 15% $46.75
100 First Stamford 100 First Stamford Pl 1984 7 285,000 43,532 $52.00 15% $44.20
2 Stamford Plaza 281 Tresser Blvd 1986 16 251,510 24,519 $51.00 15% $43.35
1 Stamford Plaza 263 Tresser Blvd 1986 16 214,136 33,174 $51.00 15% $43.35
UBS Building 677 Washington Blvd 1997 13 648,000 0 $50.00 (3) 15% $42.50
Metro Center 1 Station Pl 1987 8 280,000 34,394 $49.00 15% $41.65
Stamford Tower - South 680 Washington Blvd 1989 11 133,000 96,388 $49.00 15% $41.65
3 Stamford Plaza 301 Tresser Blvd 1980 15 242,732 25,545 $47.00 15% $39.95
300 First Stamford 300 First Stamford Pl 1986 7 310,285 170,473 $46.00 15% $39.10
4 Stamford Plaza 107 Elm St 1979 15 261,195 70,346 $46.00 15% $39.10
One Stamford Forum 201 Tresser Blvd 1972 13 504,471 112,047 $46.00 15% $39.10
Stamford Tower - North 750 Washington Blvd 1989 11 192,108 8,276 $45.93 15% $39.04
Stamford Harbor Park 333 Ludlow St 1989 8 423,394 0 $39.91 15% $33.92
Canterbury Green 201 Broad St 1987 13 226,197 78,837 $39.00 15% $33.15
177 Broad St 177 Broad St 1989 16 188,029 31,628 $39.00 15% $33.15
Washington Square 1010 Washington Blvd 1988 11 188,000 56,274 $38.41 15% $32.65
Financial Centre 695 E Main St 1984 6 581,766 581,766 $38.00 15% $32.30
1055 Washington Blvd 1055 Washington Blvd 1987 10 181,805 22,936 $36.13 15% $30.71
Landmark Square 1 Landmark Sq 1973 22 280,636 78,805 $35.91 15% $30.52
4 Landmark Sq 4 Landmark Sq 1979 5 100,028 20,953 $35.28 15% $29.99
Polymer Plaza 595 Summer St 1983 5 62,946 15,600 $35.00 15% $29.75
2 Landmark Sq 2 Landmark Sq 1974 3 36,689 15,074 $32.42 15% $27.56
707 Summer St 707 Summer St 1983 5 73,785 9,762 $32.00 15% $27.20
3 Stamford Landing 46 Southfield Ave 1989 4 62,574 26,962 $31.04 15% $26.38
1 Main Place 750 E Main St 1986 11 120,358 50,481 $31.00 15% $26.35
Peoples Bank Financial Plaza 350 Bedford St 1987 4 72,428 9,690 $29.50 15% $25.08
600 Summer St 600 Summer St 1967 7 101,070 53,345 $29.00 15% $24.65
850 Canal St 850 Canal St 2002 4 70,441 13,590 $25.00 15% $21.25

Straight Average 1985 10 245,001 60,166 $41.62 15% $35.38
Total / Weighted Average 7,350,041 1,804,983 $45.20

Greenwich Analogues
33 Benedict Pl 33 Benedict Pl 1972 4 126,810 91,063 $80.00 15% $68.00
100 Field Point Rd 100 Field Point Rd 1974 2 25,500 3,290 $65.00 15% $55.25
Fortune Brands Bldg 1700 E Putnam Ave 1915 5 186,725 37,780 $52.00 15% $44.20
General Cable Bldg 500 W Putnam Ave 1973 4 121,250 73,490 $49.00 15% $41.65
The Crossing at Greenwich 1 Sound Shore Dr 1984 3 64,636 14,287 $39.50 15% $33.58
Osprey House 1 E Weaver St 1987 3 137,245 15,922 $35.00 15% $29.75
The Mill 10 Glenville St 1982 3 65,000 5,063 $32.00 15% $27.20

Straight Average 1970 3 103,881 34,414 $50.36 15% $42.80
Total / Weighted Average 727,166 240,895 $50.73

(1)   Lease rates quoted Rent + Electric; See Exhibit VII-8 for lease-to-size graph (3)   RBS and UBS Buildings' rents represent broker speculation as the space is fully occupied
(2)   Per interviews with brokers, owners and leasing agents concerning overall market concessions Note:   Asking rents based on CoStar, Loopnet and like sources, as well as interviews with
Sources:   Costar and TCG brokers and leasing agents
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EXHIBIT IV-5

OFFICE DEMAND
FAIRFIELD COUNTY
2009 THROUGH 2014

Job Growth / Loss (000s) (1) Potential Office Demand (000s SF)
Industry 2009 2010 2011 2012 2013 2014 Using (2) Job (3) 2009 2010 2011 2012 2013 2014 Losses Gains
Natural Resources & Mining 0.0 0.0 0.0 0.0 0.0 0.0 5% 275 -0.6 -0.2 -0.1 0.0 0.0 0.0 -0.8 -0.1
Construction -3.2 -1.3 -0.6 0.4 0.5 0.1 15% 280 -135.2 -55.9 -26.8 14.7 20.4 5.1 -191.1 13.4
Manufacturing -1.4 -1.5 0.8 1.5 0.8 0.1 15% 250 -53.2 -55.5 29.5 55.9 29.8 2.1 -108.7 117.3
Wholesale Trade -0.4 -0.2 0.3 0.3 0.2 0.0 10% 250 -10.8 -6.2 6.7 8.0 5.7 0.4 -17.0 20.8
Retail Trade -3.0 -1.1 0.6 1.3 1.5 0.5 10% 280 -84.1 -29.9 17.0 36.2 41.9 13.4 -114.0 108.6
Trans., Warehousing, & Util. -0.1 0.0 0.2 0.2 0.2 0.1 10% 280 -3.1 1.0 5.2 6.3 4.7 1.4 -2.1 17.6
Information -0.7 0.0 0.3 0.3 0.2 0.1 90% 320 -187.8 -10.7 86.8 95.3 64.4 29.0 -198.5 275.5
Financial Activities -0.8 -0.4 -0.2 1.4 1.1 0.6 75% 320 -193.1 -84.3 -37.2 342.2 260.8 154.8 -277.5 720.7
Professional & Business Services -6.3 -4.1 -0.8 2.4 2.1 0.5 90% 320 -1,824.6 -1,168.9 -239.6 688.5 595.1 150.5 -2,993.6 1,194.5
Education & Health Services 0.8 0.8 2.0 2.2 1.7 0.8 35% 320 86.0 88.5 226.9 242.2 188.8 87.2 174.6 745.1
Leisure & Hospitality -0.3 -0.7 0.9 1.0 0.6 0.5 20% 320 -21.5 -43.8 59.3 64.6 36.1 34.6 -65.3 194.7
Other Services -0.2 -0.8 0.2 0.4 0.6 0.2 75% 320 -46.7 -183.0 51.0 93.5 132.5 40.2 -229.7 317.2
Government -0.5 1.1 0.7 0.6 0.5 0.4 40% 320 -60.5 143.7 95.2 76.5 68.9 47.1 83.2 287.8

Annual Change (6) -16.3 -8.1 4.4 12.0 9.9 3.8 -2,535.3 -1,405.3 273.8 1,724.0 1,449.3 565.9 -3,940.6 4,013.1
Total Non-Farm (000s) 421.1 413.0 417.4 429.4 439.3 443.2

Annual % Change -1.9% 1.1% 2.9% 2.3% 0.9% % Impact 25% 100% 100% 100% 100% 100% 52% 100%
County Demand -633.82 -1,405.3 273.8 1,724.0 1,449.3 565.9 -2,039.1 4,013.1

Stamford Share (4) 30% 30% 30% 30% 30% 30% 30% 30%
Base Stamford Demand -192.0 -425.8 83.0 522.4 439.1 171.5 -617.8 1216.0

Uplift (5) 40% 40% 40% 40% 40%

Stamford Demand -192.0 -425.8 116.2 731.3 614.8 240.1 -617.8 1,702.3
Cumulative -192.0 -617.8 -501.7 229.6 844.4 1,084.5

(1)   Source: Moody's Economy.com
(2)   Per TCG projection
(3)   Per ULI, CoStar
(4)   Current market capture: Stamford, CT (19.7M sf) / Fairfield County (65.0M sf).  See Exhibit IV-2 for further detail
(5)   Based on regional development trends & Harbor Point development's ability to attract out-of-market interest
(6)   See below for Moody's October 2008 employment projections

2009 2010 2011 2012 2013 2009 2010 2011 2012 2013
Projected -6.0 3.9 7.5 4.1 1.8 -859.4 510.7 940.9 477.1 217.4
Variance 10.2 12.0 3.1 -7.9 -8.1 1,675.8 1,916.0 667.1 -1,246.9 -1,231.9

% Office '09-'10 '11-'14SF Per
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EXHIBIT IV-6

FUTURE OFFICE SUPPLY
STAMFORD, CONNECTICUT

NOVEMBER 2009

I. Overview by Status
Status Scale
Subject Site (1) 289,378
Under Construction 0
Approved (2)

Gateway Harbor Pt 490,000
Metro Green 350,000

Pending Review 0
Total: 1,129,378

II. Supply Projection
Project Market Timeline

2010 2011 2012 2013 2014
Completion Future Future Future Future Future 

Status Likelihood Total Timing Units Timing Units Timing Units Timing Units Timing Units
Subject Site (1) 100% 289,378 100% 289,378 0% 0 0% 0 0% 0 0% 0
Under Construction 100% 0 0% 0 10% 0 10% 0 10% 0 10% 0
Approved

Gateway Harbor Pt 90% 441,000 0% 0 51% 225,000 0% 0 49% 216,000 0% 0
Metro Green 75% 262,500 0% 0 0% 0 100% 262,500 0% 0 0% 0

Pending Review 30% 0 0% 0 10% 0 10% 0 20% 0 20% 0
Total: 992,878 289,378 225,000 262,500 216,000 0

(1)   Per Harbor Point Phasing Schedule; absorption projections per TCG. See Exhibit VII-11 for further details.
(2)   See Appendix E for further detail
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EXHIBIT IV-7

OFFICE SUPPLY VERSUS DEMAND
STAMFORD, CONNECTICUT

NOVEMBER 2009

2010 2011 2012 2013 2014
2009 Supply Overhang - Current (1) 225,072

2009 Supply Overhang - Additional (2) 192,048
Prior Year Overhang 1,132,297 1,241,135 772,316 373,515

Projected Office Supply (3) 289,378 225,000 262,500 216,000 0
Annual New Office Demand (4) (425,800) 116,162 731,319 614,801 240,066

Projected Under / (Over) Supply: (1,132,297) (1,241,135) (772,316) (373,515) (133,449)

(1)   Assumes 12% supportable vacancy rate; See Exhibit IV-3 for further detail (3)   See Exhibit IV-6 for further detail
(2)   Further impact from 2009 losses; See Exhibit IV-5 for further detail (4)   See Exhibit IV-5 for further detail
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The Concord Group 

V. RETAIL MARKET OVERVIEW 



EXHIBIT V-1

RETAIL MARKET AREA
FAIRFIELD COUNTY

NOVEMBER 2009
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("CMA"), the area in which the development will compete 
with other retail projects on a more or less equal basis.  The
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06009.05 Maps: Retail The Concord Group



EXHIBIT V-2

RETAIL SUBMARKET PERFORMANCE
FAIRFIELD COUNTY

NOVEMBER 2009

Westchester/
Stamford, CT Fairfield County Southern CT (1)

Demographics
Total Population 118,276 895,544 3,092,077
Total Households 45,681 327,309 1,138,387

5-Year Projected CAGR (2) 0.1% 0.1% 0.3%
Average Household Size 2.6 2.7 2.7

Median Household Income $72,758 $81,102 $72,115
5-Year Projected CAGR (2) 1.8% 2.0% 1.9%

3Q09 Retail Market Factors
Rentable Building Area (SF) 7,230,664 43,912,790 177,199,170

LTM % Change 3.0% 1.3% 1.0%
LTM Deliveries (SF) 207,676 529,592 1,673,668
LTM Net Absorption (SF) 392,927 715,022 2,269,261
Vacancy Rate 2.8% 5.5% 6.7%
Vacant Stock (SF) 202,518 2,435,095 11,887,229
Asking Rent (3) $28.81 $28.33 $22.63

LTM % Change -1.9% -5.2% -6.1%

(1)   CoStar defined Macro area; composed of Fairfield, New Haven, Dutchess, Putnam and Westchester Counties
(2)   Compound Annual Growth Rate, 2009 - 2014
(3)   NNN Leases
Sources:   Claritas, Costar and TCG
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EXHIBIT V-3

RETAIL MACRO TRENDS
FAIRFIELD COUNTY
2000 THROUGH 2009

Average
Market Factor 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009(1) 5-YR 10-YR Q3 '08 Q3 '09
Fairfield County

RBA (000s SF) 41,125.7 41,316.2 41,372.0 41,617.4 42,053.9 42,437.3 42,919.9 43,272.6 43,587.3 43,912.8 43,226.0 42,361.5 43,368.1 43,912.8
Annual % Change 1.9% 0.5% 0.1% 0.6% 1.0% 0.9% 1.1% 0.8% 0.7% 0.7% 1.3%

Deliveries (000s SF) 781.3 191.6 55.8 245.4 436.5 383.4 474.6 345.9 299.6 325.5 365.8 354.0 4.0 0.0
Net Absorption (000s SF) 705.7 (115.9) (240.8) 65.4 381.9 185.9 174.4 390.7 552.9 359.9 332.8 246.0 65.1 396.3
Vacancy Rate 3.5% 4.2% 4.9% 5.3% 5.3% 5.7% 6.4% 6.3% 5.7% 5.5% 5.9% 5.3% 6.0% 5.5%
Vacant Stock (000s SF) 1,435.5 1,741.8 2,038.4 2,218.4 2,241.8 2,439.3 2,747.5 2,709.5 2,471.2 2,435.1 2,560.5 2,247.8 2,607.2 2,435.1
Asking Rents (2) $13.50 $11.50 $11.86 $17.14 $20.09 $20.25 $22.84 $24.97 $28.74 $28.56 $25.07 $19.94 $29.87 $28.33

Annual % Change -9.6% -14.9% 3.1% 44.5% 17.2% 0.8% 12.8% 9.3% 15.1% -0.6% -5.2%

(1) 2009 data YTD, including Jan - October data
(2) NNN Leases
Source:   CoStar, TCG
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EXHIBIT V-3

RETAIL MACRO TRENDS
FAIRFIELD COUNTY
2000 THROUGH 2009

Average
Market Factor 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009(1) 5-YR 10-YR Q3 '08 Q3 '09
Stamford, Connecticut

RBA (000s SF) 6,686.0 6,686.0 6,699.4 6,746.0 6,931.4 6,980.6 7,023.0 7,023.0 7,211.0 7,230.7 7,093.6 6,921.7 7,023.0 7,230.7
Annual % Change 0.8% 0.0% 0.2% 0.7% 2.7% 0.7% 0.6% 0.0% 2.7% 0.3% 3.0%

Deliveries (000s SF) 54.1 0.0 13.4 46.6 185.4 49.1 42.4 0.0 188.0 19.7 59.9 59.9 0.0 0.0
Net Absorption (000s SF) 37.2 (230.3) (9.2) (19.1) 323.0 41.8 (5.1) 41.8 237.0 162.1 95.5 57.9 13.9 16.5
Vacancy Rate 3.5% 6.9% 7.2% 8.1% 5.5% 5.6% 6.2% 5.6% 4.8% 2.8% 5.0% 5.6% 5.5% 2.8%
Vacant Stock (000s SF) 231.0 461.3 483.9 549.6 380.9 388.2 435.8 394.0 345.0 202.5 353.1 387.2 387.8 202.5
Asking Rents (2) $16.14 $17.60 $16.56 $17.28 $21.38 $23.41 $24.02 $26.36 $28.67 $28.17 $26.12 $21.96 $29.36 $28.81

Annual % Change 20.2% 9.1% -5.9% 4.4% 23.7% 9.5% 2.6% 9.7% 8.8% -1.7% -1.9%

(1) 2009 data YTD, including Jan - October data
(2) NNN Leases
Source:   CoStar, TCG
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EXHIBIT V-4

SELECTED COMPETITIVE RETAIL SPACE
STAMFORD, CONNECTICUT

NOVEMBER 2009

Year Year Square Footage Asking Effective
Building Name Location Built Renovated RBA Available Lease Rate Adjustment (2) Lease Rate
789 E Main St 789 E Main St 2005 -- 5,476 1,552 $45.00 12% $39.60
High Ridge Center 1117-1159 High Ridge Rd 1968 1996 88,650 18,675 $42.60 12% $37.49
Eastside Commons 838-850 E Main St 2008 -- 188,000 11,000 $42.00 12% $36.96
587 Newfield Ave 587 Newfield Ave NA -- 66,300 2,000 $42.00 12% $36.96
ShopRite Plaza 2000 W Main St NA -- 80,000 3,400 $40.00 12% $35.20
The Fairfield 100-134 Morgan St NA -- 46,153 1,749 $40.00 12% $35.20
Clarks Hill Plaza 808 E Main St 1976 1984 21,961 2,240 $40.00 12% $35.20
Ridgeway Shopping Center 2233-2397 Summer St 1947 1997 342,161 293,350 $40.00 12% $35.20
The Brennan Building 95-115 Bedford St 1927 -- 6,400 1,325 $37.00 12% $32.56
Stamford Town Center 100 Greyrock Pl 1982 -- 465,000 16,246 $36.00 12% $31.68
94-110 Bedford St 94-110 Bedford St NA -- 9,700 1,520 $35.00 12% $30.80
Rite Aid 1032 Hope St 1994 -- 8,976 8,976 $35.00 12% $30.80
128-142 Bedford St 128-142 Bedford St 1935 1971 4,500 4,500 $35.00 12% $30.80
305 West Ave 305 West Ave 2009 -- 19,676 2,000 $35.00 12% $30.80
Stamford Place 5 Broad St 2004 -- 180,000 11,455 $35.00 12% $30.80
222 Summer St 222 Summer St 1939 -- 14,649 2,500 $35.00 12% $30.80
154-168 Bedford St 154-168 Bedford St 1929 -- 12,000 3,081 $33.00 12% $29.04
503-513 Summer St 503-513 Summer St 1950 -- 6,830 3,415 $32.00 12% $28.16
95 Atlantic St. Entire Building 93-95 Atlantic St 1890 2009 8,096 2,000 $31.00 12% $27.28
The Landmark 7 Landmark Sq 2006 -- 38,752 32,820 $30.50 12% $26.84
346 Hope St 346 Hope St 1998 -- 10,000 2,300 $25.00 12% $22.00
465 W Main St 465 W Main St 1925 -- 7,500 5,000 $24.75 12% $21.78
YWCA 422 Summer St 1932 1998 26,000 15,181 $24.00 12% $21.12
614 Shippan Ave 614 Shippan Ave 1968 -- 42,000 42,000 $22.00 12% $19.36
268 Atlantic St 268 Atlantic St 1940 1986 32,118 21,412 $19.50 12% $17.16

Straight Average 1963 1992 69,236 20,388 $34.25 12% $30.14
Total / Weighted Average 1,730,898 509,697 $37.13

(1)   Lease rates quoted as NNN; See Exhibit VII-9 for lease-to-size graph
(2)   Per interviews with brokers, owners and leasing agents concerning overall market concessions
Note:   Asking rents based on CoStar, Loopnet and like sources, as well as interviews with brokers and leasing agents
Sources:   Costar and TCG
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EXHIBIT V-5

FUTURE RETAIL SUPPLY
STAMFORD, CONNECTICUT

NOVEMBER 2009

I. Overview by Status
Status Scale Key Projects (1)

(2) Subject Site 265,964
Under Construction 6,500
Approved 194,844 Atlantic Centre: Mixed-Use to include hotel, resi, retail uses; Tresser Square: Mixed-Use to include resi, structured parking
Pending Review 0
Total: 467,308

II. Supply Projection
Project Market Timeline

2010 2011 2012 2013 2014
Completion Future Future Future Future Future 

Status Likelihood Total Timing Units Timing Units Timing Units Timing Units Timing Units
(2) Subject Site 100% 265,964 56% 147,900 9% 23,817 10% 27,458 6% 15,000 0% 0

Under Construction 100% 6,500 100% 6,500 0% 0 0% 0 0% 0 0% 0
Approved 70% 136,391 10% 13,639 30% 40,917 30% 40,917 30% 40,917 0% 0
Pending Review 35% 0 0% 0 0% 0 10% 0 20% 0 20% 0
Total: 408,855 168,039 64,734 68,375 55,917 0

(1)   See Appendix F for further detail
(2)   Per Harbor Point Phasing Schedule; absorption projections per TCG. See Exhibit VI-10 for further details.
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EXHIBIT V-6
RETAIL OPPORTUNITY ANALYSIS

FAIRFIELD COUNTY AND STAMFORD, CONNECTICUT
NOVEMBER 2009

•   Fairfield County faces an oversupply in most retail categories. There is, however, current need for more restaurants, bars, and convenience retail.
Note:   Categories highlighted in grey  below are key areas for successful new retail development. 

Fairfield County Stamford, Connecticut
Demand Supply Gap / (Surplus) Demand Supply Gap / (Surplus)

Retail Category (Expenditures) (Retail Sales) $ SF (1) (Expenditures) (Retail Sales) $ SF (1)

Automotive Dealers $2,184,535,989 $2,183,181,994 $1,353,995 3,009 $275,960,965 $213,708,109 $62,252,856 138,340
Gasoline Stations With Conv Stores 1,243,066,489 788,150,023 454,916,466 1,010,925 163,291,655 62,610,049 100,681,606 223,737
Full-Service Restaurants 767,410,248 740,145,981 27,264,267 60,587 100,781,678 103,959,554 (3,177,876) (7,062)
Limited-Service Eating Places 704,918,013 501,256,983 203,661,030 452,580 92,758,180 56,282,974 36,475,206 81,056
Other Motor Vehicle Dealers 179,204,695 103,565,935 75,638,760 168,086 20,836,246 9,077,206 11,759,040 26,131
Other Miscellaneous Store Retailers 133,384,237 133,969,134 (584,897) (1,300) 16,965,212 13,458,936 3,506,276 7,792
Other Gasoline Stations 438,156,523 610,549,027 (172,392,504) (383,094) 57,635,650 42,596,455 15,039,195 33,420
Automotive Parts/Accsrs, Tire Stores 200,172,212 132,900,010 67,272,202 149,494 25,688,527 14,865,278 10,823,249 24,052
Drinking Places -Alcoholic Beverages 87,355,322 34,787,010 52,568,312 116,818 11,378,198 5,181,044 6,197,154 13,771
Lawn, Garden Equipment, Supplies Stores 147,360,119 105,657,047 41,703,072 92,673 17,789,520 4,777,670 13,011,850 28,915
Gift, Novelty and Souvenir Stores 73,471,375 85,001,065 (11,529,690) (25,622) 9,365,832 7,827,117 1,538,715 3,419
Convenience Stores 88,982,537 41,389,971 47,592,566 105,761 11,572,191 6,340,090 5,232,101 11,627
Florists 31,621,413 37,227,076 (5,605,663) (12,457) 3,809,383 3,653,876 155,507 346
Optical Goods Stores 35,817,848 36,874,007 (1,056,159) (2,347) 4,552,003 6,923,600 (2,371,597) (5,270)
Other Health and Personal Care Stores 48,897,255 48,263,967 633,288 1,407 6,336,242 7,071,036 (734,794) (1,633)
Specialty Food Stores 55,275,315 57,882,952 (2,607,637) (5,795) 7,199,495 8,330,017 (1,130,522) (2,512)
Camera and Photographic Equipment Stores 18,498,938 19,868,000 (1,369,062) (3,042) 2,302,910 5,082,513 (2,779,603) (6,177)
Office Supplies and Stationery Stores 96,278,829 140,279,960 (44,001,131) (97,780) 12,296,985 8,941,354 3,355,631 7,457
Beer, Wine and Liquor Stores 131,781,487 283,118,906 (151,337,419) (336,305) 17,104,073 25,519,220 (8,415,147) (18,700)
Cosmetics, Beauty Supplies, Perfume Stores 26,912,074 28,522,993 (1,610,919) (3,580) 3,485,857 4,814,226 (1,328,369) (2,952)
Book, Periodical and Music Stores 104,580,527 106,689,002 (2,108,475) (4,686) 13,085,503 26,612,658 (13,527,155) (30,060)
Used Merchandise Stores 38,923,527 70,416,970 (31,493,443) (69,985) 4,931,123 7,593,032 (2,661,909) (5,915)
Jewelry, Luggage, Leather Goods Stores 134,333,102 231,559,945 (97,226,843) (216,060) 17,023,821 21,805,691 (4,781,870) (10,626)
Furniture Stores 218,184,762 215,652,993 2,531,769 5,626 27,224,527 38,342,635 (11,118,108) (24,707)
Pharmancies and Drug Stores 660,562,481 746,770,958 (86,208,477) (191,574) 85,370,948 72,786,531 12,584,417 27,965
Computer and Software Stores 86,891,451 87,194,004 (302,553) (672) 11,185,273 28,452,783 (17,267,510) (38,372)
Shoe Stores 108,052,870 142,785,003 (34,732,133) (77,183) 13,958,992 22,263,333 (8,304,341) (18,454)
Sportng Goods, Hobby, Musical Inst Stores 236,664,444 252,962,181 (16,297,737) (36,217) 29,519,110 34,420,715 (4,901,605) (10,892)
Appliances, TVs, Electronics Stores 302,279,345 396,272,997 (93,993,652) (208,875) 38,574,881 49,833,638 (11,258,757) (25,019)
Special Foodservices 142,390,597 190,306,033 (47,915,436) (106,479) 18,716,095 37,651,486 (18,935,391) (42,079)
Supermarkets, Grocery (Ex Conv) Stores 1,741,651,570 2,339,561,111 (597,909,541) (1,328,688) 226,349,983 381,897,205 (155,547,222) (345,660)
Home Furnishing Stores 175,997,469 275,752,984 (99,755,515) (221,679) 21,436,896 61,787,482 (40,350,586) (89,668)
Clothing Stores 600,022,875 1,061,636,999 (461,614,124) (1,025,809) 76,864,361 104,104,930 (27,240,569) (60,535)
Department Stores Excl Leased Depts 1,094,561,568 891,742,989 202,818,579 450,708 139,212,323 193,600,248 (54,387,925) (120,862)
Building Material and Supply Dealers 1,647,108,614 2,266,200,054 (619,091,440) (1,375,759) 195,086,984 319,265,284 (124,178,300) (275,952)

$13,985,306,120 $15,388,096,264 ($1,402,790,144) (3,117,311) $1,779,651,622 $2,011,437,975 ($231,786,353) (515,081)
Current Opportunity Gap: $2,309,228,601 $2,064,350,903 $244,877,698 544,173 $301,861,195 $244,550,193 $57,311,002 127,358

(1)   Assumes $450 per Square Foot Source:   Claritas; excludes "non-store retail" category, which includes sales from info-mercials, vending machines, and direct marketing.
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The Concord Group 

VI. HOTEL MARKET OVERVIEW 



EXHIBIT VI-1

HOTEL MARKET AREA
FAIRFIELD, WESTCHESTER & ROCKLAND COUNTIES

NOVEMBER 2009
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The blue line defines the Regional Market Area ("RMA"), the 
area from which the majority of demand for retail space at the 
subject site will emanate.  The RMA is defined as Fairfield, 

Westchester and Rockland counties.

The Red Line approximates the Competitive Market Area 
("CMA"), the area in which the development will compete with 
other hotel projects on a more or less equal basis.  The CMA is 

defined general by I-95 Corridor, from Stamford to Rye.
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EXHIBIT VI-2

HOTEL SUBMARKET PERFORMANCE
REGIONAL MARKET AREA

2000 THROUGH 2009

Competitive Market Area Regional Market Area
Demographics

Total Population 198,272 2,147,443
Total Households 74,961 766,407

5-Year Projected CAGR (1) 0.1% 0.2%
Average Household Size 2.6 2.8

Median Household Income $79,592 $152,050
5-Year Projected CAGR (1) 2.0% 2.1%

3Q09 Hotel Market Factors
Rooms 3,400 15,846

LTM % Change 0.0% 0.3%
Occupancy 53% 59%

LTM % Change -13.2% -11.7%
Average Daily Rate $121 $120

LTM % Change -18.0% -15.0%
Revenue per Available Room $64 $71

LTM % Change -28.8% -24.9%

(1)   Compound Annual Growth Rate, 2009 - 2014 
Source:   Smith Travel Research, TCG
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EXHIBIT VI-3

HOTEL MACRO TRENDS
REGIONAL MARKET AREA

2000 THROUGH 2009

Average
Market Factor 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009(1) 5-YR 10-YR Q3 '08 Q3 '09
Regional Market Area

Total Rooms 14,159 14,605 14,938 15,082 15,138 15,020 15,196 15,877 15,723 15,846 15,532 15,075 15,795 15,846
Annual % Change 3.3% 3.1% 2.3% 1.0% 0.4% -0.8% 1.2% 4.5% -1.0% 0.8% 0.3%

Average Daily Rate $123 $123 $113 $110 $115 $121 $134 $141 $141 $124 $132 $119 $141 $120
Annual % Change 6.8% 0.3% -7.9% -3.0% 4.7% 5.3% 10.7% 4.8% 0.0% -11.7% -15.0%

Occupancy 72% 66% 63% 64% 64% 65% 66% 67% 61% 54% 63% 64% 67% 59%
Annual % Change 2.3% -9.5% -3.1% 0.5% 0.3% 1.2% 1.6% 1.7% -8.6% -11.4% -11.7%

Revenue per Available Room $89 $81 $72 $70 $74 $79 $88 $94 $86 $67 $83 $77 $94 $71
Annual % Change 9.3% -9.2% -10.7% -2.5% 5.1% 6.7% 12.5% 6.7% -8.6% -21.8% -24.9%

Competitive Market Area
Total Rooms 3,070 3,082 3,164 3,164 3,263 3,378 3,378 3,378 3,400 3,400 3,387 3,269 3,400 3,400

Annual % Change 0.0% 0.4% 2.7% 0.0% 3.1% 3.5% 0.0% 0.0% 0.7% 0.0% 0.0%
Average Daily Rate $146 $148 $137 $133 $134 $138 $146 $150 $148 $126 $142 $138 $148 $121

Annual % Change 9.9% 1.0% -7.5% -2.4% 0.4% 2.8% 5.8% 2.8% -1.0% -15.0% -18.0%
Occupancy 71% 60% 58% 57% 61% 61% 63% 66% 57% 49% 59% 60% 61% 53%

Annual % Change 3.1% -15.1% -2.9% -2.2% 7.0% 0.0% 3.3% 4.3% -13.1% -14.7% -13.2%
Revenue per Available Room $103 $89 $80 $76 $82 $84 $92 $99 $85 $62 $84 $83 $90 $64

Annual % Change 13.3% -14.2% -10.2% -4.5% 7.5% 2.9% 9.3% 7.2% -13.9% -27.5% -28.8%

(1) 2009 data YTD, including Jan - October data
Source:   Smith Travel Research, TCG
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EXHIBIT VI-3

HOTEL MACRO TRENDS
REGIONAL MARKET AREA

2000 THROUGH 2009

(1) 2009 data YTD, including Jan - October data
Source:   Smith Travel Research, TCG
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EXHIBIT VI-4

SELECTED HOTEL INVENTORY
COMPETITIVE MARKET AREA

NOVEMBER 2009

Star Date No. of Occupancy (2) Room Rates (2) SF Conf.
Hotel Address City Rating (1) Opened Rooms Peak Off Total Low High ADR Space Amenities
Competitive Market Area (3)

Homestead Inn 420 Field Point Rd Greenwich, CT NA Jan-99 18 80% 15% 43% $250 $300 $350 1,000 Rest., Meeting Space
Delamar Greenwich Harbor 500 Steamboat Rd Greenwich, CT 4.0 Oct-02 82 60% 30% 47% $199 $299 $280 2,350 Rest., Concierge, Fitness, Spa
Hilton Rye Town 699 Westchester Ave Rye Brook, NY 3.5 Apr-73 447 65% 40% 54% $129 $189 $150 32,000 Rest., Pools, Biz Centers
Hyatt Regency Greenwich 1800 E Putnam Ave Old Greenwich, CT 4.0 Dec-86 373 65% 35% 52% $119 $229 $155 34,000 Rest., Biz & Fitness Centers
Courtyard Rye 631 Midland Ave Rye, NY 3.0 Mar-88 145 70% 55% 64% $119 $189 $145 1,000 Bistro, Biz & Fitness Centers
Courtyard Downtown 275 Summer St Stamford, CT 3.0 Jan-05 115 85% 65% 76% $115 $179 $135 900 Rest., Biz Center, NYSC Access
Stamford Suites Hotel 720 Bedford St Stamford, CT NA Jul-86 45 70% 45% 59% $109 $159 $125 0 Access to Stamford Health Club
Marriott Stamford 243 Tresser Blvd Stamford, CT 3.5 Apr-77 508 70% 35% 55% $99 $209 $150 28,000 Rest., Spa, Biz & Fitness Cntr
Hilton Stamford Hotel 1 First Stamford Place Stamford, CT 3.5 Oct-86 484 65% 35% 52% $99 $189 $140 45,000 Rest., Biz & Fitness Centers
Hampton Inn & Suites 26 Mill River St Stamford, CT 3.0 NA 99 80% 55% 69% $99 $179 $130 Limited Biz Center
Holiday Inn Stamford 700 E Main St Stamford, CT 3.5 Jun-83 379 65% 50% 59% $92 $179 $125 20,000 Rest., Biz & Fitness Centers
Stamford Plaza Hotel 2701 Summer St Stamford, CT 3.5 Jun-84 448 60% 30% 47% $69 $149 $105 30,000 Rest., Pool, Biz Center
Super 8 Stamford 32 Grenhart Rd Stamford, CT 2.0 Aug-86 99 45% 35% 41% $69 $89 $75 0 Biz Center
La Quinta Inn & Suites 135 Harvard Ave Stamford, CT 2.5 Jun-75 158 70% 40% 57% $59 $89 $70 0 Rest., Biz Center

Straight Average May-87 243 68% 40% 56% $116 $188 $153 14,942
Total / Weighted Average 3,400 66% 39% 55% $102 $185 $137 194,250

Analogue
Ritz-Carlton Westchester 227 Main St White Plains, NY 5.0 Dec-07 146 NA NA NA $209 $299 $235 9,000 Rest., Concierge, Fitness, Spa
Dolce Norwalk 32 Weed Ave Norwalk, CT NA Jun-79 120 NA NA NA $159 $159 $159 22,500 Rest. & Fitness Center
AKA White Plains 25 Martine Ave White Plains, NY NA Jun-03 124 NA NA NA $150 $185 $165 0 Luxury extended stay concept
Doral Arrowwood 975 Anderson Hill Rd Rye Brook, NY 4.0 Jun-83 374 NA NA NA $129 $219 $169 38,000 Golf, Rest. & Fitness Center
Renaissance Westchester 80 W Red Oak Ln West Harrison, NY 4.0 Apr-81 347 NA NA NA $129 $199 $160 18,500 Rest. & Fitness Center

Straight Average Jan-91 222 NA NA NA $155 $212 $178 17,600
Total / Weighted Average 1,111 NA NA NA $145 $213 $173 88,000

(1)   Hotels.com
(2)   Based on Standard Room; Low/Off rates and occupancies broadly refer to weekend / low-season performance; High/Peak rates based on weekday / peak-season performance
(3)   Amsterdam Hotel, Value Inn, Cos Cob Inn, Harbor House Inn, Stanton House within CMA geography but not competitive in any sense; See Exhibit VI-5 for property location
Source:   Smith Travel Research, hotels.com, hotel manager interviews, TCG
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EXHIBIT VI-5

HOTEL MAP
COMPETITIVE MARKET AREA

NOVEMBER 2009

Scale Legend
Feet

0 3000 6000

Americas Best Value Inn Stamford
Amsterdam Hotel

Hilton Rye Town

Courtyard Rye

Homestead Inn

Delamar Greenwich Harbor Hotel

La Quinta Inn & Suites Stamford
Hyatt Regency Greenwich

Super 8 Stamford

Marriott Stamford

Hilton Stamford Hotel & Exec Mtg Ctr

Holiday Inn Stamford

Stamford Plaza Hotel

Hampton Inn Suites Stamford

Stamford Suites Hotel

Stanton House

Harbour House Inn

Cos Cob Inn

GreenwichGreenwichGreenwichGreenwichGreenwichGreenwichGreenwichGreenwichGreenwich
HarrisonHarrisonHarrisonHarrisonHarrisonHarrisonHarrisonHarrisonHarrison

RyeRyeRyeRyeRyeRyeRyeRyeRye

Port ChesterPort ChesterPort ChesterPort ChesterPort ChesterPort ChesterPort ChesterPort ChesterPort Chester

DarienDarienDarienDarienDarienDarienDarienDarienDarien

Hut
ch

in
so

n R
ive

r P
kw

y

Hutch
inson R

ive
r  P

kwy

287

287

684

684

15

684

15

15

95

95

95

1

1

120

2

Subject Site

Hil  S f d H l & E  M  C

Hilton Stamford Hotel

06009.05 H Comps NEW.xls: Map The Concord Group



EXHIBIT VI-6

HOTEL DEMAND
REGIONAL MARKET AREA

NOVEMBER 2009

Projections 5-Year
Market Factor 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009(1) 2010 2011 2012 2013 2014 CAGR(2)

Gross Regional Product (Bs) 118.0 122.4 123.3 128.2 137.8 145.3 155.2 164.6 169.0 168.6 173.0 179.4 186.9 193.9 201.2 3.1%
Annual % Change 6.3% 3.8% 0.7% 4.0% 7.4% 5.5% 6.8% 6.1% 2.7% -0.3% 2.6% 3.7% 4.2% 3.8% 3.8%

Hotel Demand Factors (000s)
Supply (3) 5,061 5,291 5,355 5,485 5,576 5,546 5,518 5,646 5,761 5,703 5,771 5,840 5,911 5,982 6,053 1.0%

Annual % Change 2.0% 4.5% 1.2% 2.4% 1.7% -0.5% -0.5% 2.3% 2.0% -1.0% 1.2% 1.2% 1.2% 1.2% 1.2%
Demand (4) 3,662 3,466 3,400 3,500 3,569 3,594 3,634 3,783 3,528 3,094 3,618 3,753 3,909 4,056 4,209 3.1%

Annual % Change 4.3% -5.3% -1.9% 2.9% 2.0% 0.7% 1.1% 4.1% -6.7% -12.3% 2.6% 3.7% 4.2% 3.8% 3.8%
Occupancy 72% 66% 63% 64% 64% 65% 66% 67% 61% 54% 63% 64% 66% 68% 70% 2.1%
Normalized Occupancy 65% 65% 65% 65% 65% 65% 65% 65% 65% 65% 65% 65% 65% 65% 65%
Normalized Demand 3,289 3,439 3,481 3,565 3,624 3,605 3,587 3,670 3,745 3,707 3,751 3,796 3,842 3,888 3,935 1.0%
Under / (Over) Supply 372 27 (81) (65) (55) (11) 47 113 (217) (613) (133) (43) 67 168 274

(1)   Annualized estimates based on Jan - Sept data
(2)   Compound Annual Growth Rate
(3)   Supply projections assume continued growth at prior 10-yr compound annual growth rate
(4)   Demand Projections apply GRP growth rates to '05 - '09 Average Demand
Source:   Smith Travel Research, Global Insight, TCG
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EXHIBIT VII-1

LOCAL SETTING
STAMFORD, CONNECTICUT

NOVEMBER 2009
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EXHIBIT VII-1

LOCAL SETTING
STAMFORD, CONNECTICUT

NOVEMBER 2009
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EXHIBIT VII-2

SITE MAP
HARBOR POINT; STAMFORD, CONNECTICUT

NOVEMBER 2009

Totals By Use
Asset Type Units SF
Harbor Square

Condo 55 85,486
Multi 52 52,000
Office 0 289,378
Retail 0 74,358
Hotel 0 149,361

Harbor Commons
Condo 391 588,455
Multi 1,366 1,395,232

Harbor Park
Condo 1,136 1,709,680

Sub-Total 3,000 4,343,950
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EXHIBIT VII-2

SITE MAP
HARBOR POINT; STAMFORD, CONNECTICUT

NOVEMBER 2009

Totals By Use
Asset Type Units SF
Yale & Towne

Condo 497 747,985
Multi 503 495,500
Retail 0 185,606
Hotel 0 95,800

Sub-Total 1,000 1,524,891

Total 4,000 5,868,841

Color Coded by Primary Use
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Office
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School
Open Space
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EXHIBIT VII-3

SITE PROGRAM
HARBOR POINT; STAMFORD, CONNECTICUT

NOVEMBER 2009

Village Current Exp. Totals By Use
Parcel Use Size (Gross SF) Units Delivery Use Size (Gross SF) Units

Harbor Square Condo 3,131,606         2,079         
S1-A Office 192,346 0 Sep-10 Muli 1,942,732         1,921         
S1-B Retail 26,234 0 Sep-10 Office 289,378            -            
S2-A Office 97,032 0 Aug-10 Retail 259,964            -            
S2-B Retail 20,666 0 Aug-10 Hotel 245,161            -            
S3-A Retail 22,958 0 Jun-12
S3-B Condo 85,486 55 Jun-12 Total: 5,868,841         4,000         
S3-C Hotel 149,361 0 Jun-12
S4 Retail 4,500 0 Jun-12
S5 Multi 52,000 52 Sep-11
Sub-Total 650,583 107 Jun-12
Percent Total 11% 3%

Harbor Commons
C1 Multi 160,000 160 Apr-15
C2 Condo 180,600 120 Apr-14
C3 School NA 0 Apr-12
C4 School NA 0 Apr-12
C5 Condo 407,855 271 Apr-13
C6 Multi 375,000 375 Apr-12
C7 Multi 365,232 336 Apr-11
C8 Multi 495,000 495 Apr-16
Sub-Total 1,983,687 1,757 Apr-16
Percent Total 34% 44%

Harbor Park
P1 Condo 301,000 200 Jun-12
P2 Condo 204,680 136 Jun-13
P3 Condo 376,250 250 Jun-14
P4 Condo 270,900 180 Jun-17
P5 Condo 240,800 160 Jun-16
P6 Condo 316,050 210 Jun-15
Sub-Total 1,709,680 1,136 Jun-17
Percent Total 29% 28%

Yale & Towne
Y1-A Hotel 95,800 0 May-15
Y1-B Retail 18,000 0 May-15
Y2-A Condo 182,105 121 May-19
Y2-B Retail 12,789 0 May-19
Y3-A Condo 565,880 376 May-17
Y3-B Retail 21,000 0 May-17
Y4-A Multi 124,000 124 May-13
Y4-B Retail 15,000 0 May-13
Y5-A Multi 124,000 124 May-11
Y5-B Retail 23,817 0 May-11
Y6 Multi 217,500 225 Apr-10
Y7 Retail 80,000 0 Sep-10
Y8-A Retail 15,000 0 Jun-10
Y8-B Multi 30,000 30 Jun-10
Sub-Total 1,524,891 1,000 May-19
Percent Total 26% 25%

Grand Total 5,868,841 4,000 May-19
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EXHIBIT VII-4

SITE EVALUATION
HARBOR POINT; STAMFORD, CONNECTICUT

NOVEMBER 2009

Residential Commercial
Element For-Sale For-Rent Office Retail Hotel Total Comment

City 3.5 3.5 4.5 4.0 4.0 3.9 • Established Northeast business center; affordable alternative to Manhattan.
• High income ($73K median) and diversified employment base (over 10% each manufac, trade, fin svcs)
• Favorable state tax incentives for business (Enterprise Zone designation)

Local Setting 4.5 4.5 3.5 3.5 4.0 4.0 • Unique waterfront location; no other parcel of its kind on I-95 Corridor
• Separated from Stamford CBD by I-95 overpass
• South End reputation transitioning from industrial uses and more mature housing

Access/Visibility 4.5 4.5 4.5 4.5 4.5 4.5 • Direct access (less than one mile) to Amtrak, Metro North rail, and I-95 corridor 
• Good signage and advertising in surrounding neighborhoods

Site Characteristics 5.0 5.0 5.0 5.0 5.0 5.0 • Flat, large parcels; views of harbor and Long Island Sound
• Existing buildings at Yale & Towne provide unique and attractive redevelopment opportunity

Surrounding 4.0 4.0 3.5 3.5 3.5 3.7 • Harbor, marina, existing well-manicured business parks; 
Land Uses • Mature housing and industrial uses surrounding portions of Site

Proximity 4.0 4.0 4.0 4.0 4.0 4.0 • Less than one mile to downtown Stamford; neighborhood retail and grocery planned for Site
To Services

OVERALL RATING: 4.3 4.3 4.2 4.1 4.2 4.2
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EXHIBIT VII-5

FOR-SALE RESIDENTIAL PRODUCT PROGRAM
HARBOR POINT; STAMFORD, CONNECTICUT

NOVEMBER 2009

Location
Neighborhood Square Footage (1) Unit Average Base (2) Avg. Average Effective Monthly

Parcel Product Type Total Efficiency Net Units Size Price PSF Prem. Price PSF Absorption
Water-Front

Harbor Square
S3-B Luxury Over Hotel 85,486 15% 72,663 55 1,321 $862,846 $653 12% $966,388 $732 4.0        

Harbor Park
P1 Luxury Highrise 301,000 15% 255,850 200 1,279 $840,231 $657 15% $966,265 $755 5.0        
P2 Luxury Midrise 204,680 15% 173,978 136 1,279 752,189 588 12% 842,451 659 4.0        
P3 Luxury Highrise 376,250 15% 319,813 250 1,279 840,231 657 16% 974,668 762 5.0        
P4 Executive Highrise 270,900 15% 230,265 180 1,279 716,333 560 9% 780,803 610 6.0        
P5 Executive Highrise 240,800 15% 204,680 160 1,279 716,333 560 9% 780,803 610 5.0        
P6 Luxury Highrise 316,050 15% 268,643 210 1,279 840,231 657 12% 941,058 736 5.0        

Sub-Total / Weighted Avg 1,795,166 15% 1,525,891 1,191 1,281 $795,852 $621 13% $896,507 $700 5.0        

Non Water-Front
Harbor Commons

C2 Executive Midrise 180,600 15% 153,510 120 1,279 $635,100 $497 6% $673,206 $526 6.0        
C5 Executive Highrise 407,855 15% 346,677 271 1,279 716,333 560 8% 773,640 605 5.0        

Yale & Towne
Y2-A Executive Midrise 182,105 15% 154,789 121 1,279 $635,100 $497 5% $666,855 $521 4.0        
Y3-A Prof. Highrise 565,880 15% 480,998 376 1,279 665,100 520 8% 718,308 562 6.0        

Sub-Total / Weighted Avg 1,336,440 15% 1,135,974 888 1,279 $672,594 $526 7% $722,088 $565 5.4        
Discount to Water-Front -15% -15% -19% -19%

Total / Weighted Avg 3,131,606 15% 2,661,865 2,079 1,280 $743,205 $581 11% $822,008 $642 5.2        
Straight Average 284,691 15% 241,988 189 1,283 $747,275 $583 10% $825,859 $644 5.0        

(1)   Assumes 15% adjustment to Net; per HP, LLC
(2)   See Exhibit VII-6 for price-to-size graph
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EXHIBIT VII-6

FOR-SALE RESIDENTIAL POSITIONING
HARBOR POINT; STAMFORD, CONNECTICUT

NOVEMBER 2009

Note:  Figures in parentheses represent property's configuration and overall monthly absorption rate, respectively.
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TCG Luxury High Rise TCG Luxury Midrise TCG Executive High Rise TCG Executive Midrise

TCG Prof Highrise Eastside Commons (5; 2.6) Center Ridge (TH; 0.5) Marquis On The River (4; 0.8)

Highgrove (18; 2.3) Metropolitan (5; 0.9) Metropolitan (Th) (TH; 0.2) Palmer Hill (3; 1.3)

Palmer Hill (Th) (TH; 0.9) Trump Parc Stamford (34; 2.0) The Village At River'S Edge (TH; 4.8) Riverstone (TH; 0.5)

Residences Ritz-Carlton Tower 2 (44; 0.5)

Color Coded by Type:
Red = High Rise
Blue = Mid Rise

Green = Townhome
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EXHIBIT VII-7

FOR-RENT RESIDENTIAL POSITIONING
STAMFORD, CONNECTICUT

NOVEMBER 2009

Rent ($/SF)
Community (1) Gross SF Size Annually Monthly
Harbor Commons/ Square 1,447,232 1,023 $30.39 $2.53
Yale and Towne Site 495,500 985 28.23 2.35
Total/Weighted Avg (2) 1,942,732 1,013 $29.84 $2.49

(1)   See table to the right for specific project positioning. Building Gross SF Unit Size TCG ( $ / SF / Yr ) (2) TCG ( $ / SF / Mnth ) (2)

(2)   Positioning assumes Market Rate Rental, does not address potential below-mkt product One Commons Park 365,049 911 $31.96 $2.66
200 Henry Street 220,000 759 29.04 2.42
Total/Weighted Avg (2) 585,049 854 $30.86 $2.57
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TCG Recommended Harbor Point TCG Recommended Yale and Towne TCG Recommended One Commons Park TCG Recommended 200 Henry
Glenview House Apartments, 2008 Village at Stamford, 2002 Avalon on Stamford Harbor, 2004 ParcGrove Apartments, 1996
Park Square West, 2001 Cornerstone at Bedford, 1963 Jefferson at 55/77 Water, 2007 Stamford Corners, 1999
Avalon at Greyrock Place, 2000 Canterbury Green Apartments, 1988 Avalon Glen, 1991
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EXHIBIT VII-8

OFFICE POSITIONING
STAMFORD, CONNECTICUT

NOVEMBER 2009

TCG Lease Rate Positioning ($ / SF / Yr) Color Code By GLA (SF) (1)

Building Gross SF Asking Adjustment (1) Effective
Harbor Point - S1 192,346 $52.90 15% $46.00 < 200K 200K - 400K > 400K Subject Site
Harbor Point - S2 97,032 $50.03 15% $43.50
Total / Weighted Average 289,378 $51.94 15% $45.16

(1)   Chart details Effective Rent, Asking Rent net of Concessions (15% Adjustment); See Exhibit IV-4 for detailed inventory
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EXHIBIT VII-9

RETAIL POSITIONING
STAMFORD, CONNECTICUT

NOVEMBER 2009

TCG Lease Rate Positioning ($ / SF / Yr) Color Code By RBA (SF) (1)

Community Gross SF Asking Adjustment (1) Effective
Harbor Square 74,358 $43.68 12% $39.00 < 30K 30K - 150K > 150K Subject Site
Yale & Towne 185,606 $38.08 12% $34.00
Total / Weighted Average 259,964 $39.68 12% $35.43

(1)   Chart details Effective Rent, Asking Rent net of Concessions (12% Adjustment); See Exhibit V-4 for detailed inventory
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EXHIBIT VII-10

HOTEL POSITIONING
STAMFORD, CONNECTICUT

NOVEMBER 2009

TCG Positioning Color Code By Star Rating (1)

Community Rooms Rate Low Rate High ADR
Harbor Point 135 $159.00 $249.00 $189.00 < 2.5 3.0 - 3.5 > 4.0 Subject Site
Yale & Towne 100 $149.00 $219.00 $169.00
Total / Weighted Average 235 $154.74 $236.23 $180.49

(1)   See Exhibit VI-4 for detailed inventory
(2)   Based quoted on standard room daily rates; See Exhibit VI-4 for detailed inventory
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EXHIBIT VII-11
ABSORPTION SCHEDULE

HARBOR POINT; STAMFORD, CONNECTICUT
NOVEMBER 2009

Development Program TCG Projections
Asset Type Units Exp. Pre- S / L Mkt Monthly Absorption S / L

Parcel Village Product Type Total BMR Delivery S / L (1) Start Norm Current Norm (Mos) 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021
RESIDENTIAL

For-Sale
S3-B Harbor Square Luxury over Hotel 55 0 Jun-12 9.0 Oct-11 Jun-11 2.0 4.0 14 0 8 44 3 0 0 0 0 0 0 0 0
P1 Harbor Park Executive High-rise 200 0 Jun-12 9.0 Oct-11 Jun-11 2.5 5.0 40 0 10 60 60 60 10 0 0 0 0 0 0
C5 Harbor Commons Executive Midrise 271 13 Apr-13 9.0 Aug-12 Jun-11 2.5 5.0 55 0 0 20 60 60 60 60 11 0 0 0 0
P2 Harbor Park Luxury Midrise 136 0 Jun-13 9.0 Oct-12 Jun-11 2.0 4.0 34 0 0 8 48 48 32 0 0 0 0 0 0
C2 Harbor Commons Executive Midrise 120 6 Apr-14 9.0 Aug-13 Jun-11 3.0 6.0 20 0 0 0 24 72 24 0 0 0 0 0 0
P3 Harbor Park Luxury High-rise 250 0 Jun-14 9.0 Oct-13 Jun-11 2.5 5.0 50 0 0 0 10 60 60 60 60 0 0 0 0
P6 Harbor Park Luxury High-rise 210 0 Jun-15 9.0 Oct-14 Jun-11 2.5 5.0 42 0 0 0 0 10 60 60 60 20 0 0 0
P5 Harbor Park Executive Midrise 160 0 Jun-16 9.0 Oct-15 Jun-11 2.5 5.0 32 0 0 0 0 0 10 60 60 30 0 0 0
Y3-A Yale & Towne Prof. High-rise 376 38 May-17 9.0 Sep-16 Jun-11 3.0 6.0 63 0 0 0 0 0 0 18 72 72 72 72 70
P4 Harbor Park Prof. High-rise 180 0 Jun-17 9.0 Oct-16 Jun-11 3.0 6.0 30 0 0 0 0 0 0 12 72 72 24 0 0
Y2-A Yale & Towne Executive Midrise 121 12 May-19 9.0 Sep-18 Jun-11 2.0 4.0 31 0 0 0 0 0 0 0 0 12 48 48 13

For-Rent
Y6 Yale & Towne Midrise 225 23 Apr-10 6.0 Nov-09 Mar-11 10.0 15.0 20 110 115 0 0 0 0 0 0 0 0 0 0
Y8-B Yale & Towne Rental over Retail 30 3 Jun-10 6.0 Jan-10 Mar-11 10.0 15.0 3 30 0 0 0 0 0 0 0 0 0 0 0
C7 Harbor Commons Mid / Highrise 336 40 Apr-11 6.0 Nov-10 Mar-11 10.0 18.0 21 10 192 134 0 0 0 0 0 0 0 0 0
Y5-A Yale & Towne Rental over Retail 124 12 May-11 6.0 Dec-10 Mar-11 10.0 15.0 10 0 124 0 0 0 0 0 0 0 0 0 0
S5 Harbor Square Midrise 52 52 Sep-11 6.0 Apr-11 Mar-11 10.0 15.0 4 0 52 0 0 0 0 0 0 0 0 0 0
C6 Harbor Commons Highrise 375 69 Apr-12 6.0 Nov-11 Mar-11 10.0 18.0 21 0 18 216 141 0 0 0 0 0 0 0 0
Y4-A Yale & Towne Rental over Retail 124 12 May-13 6.0 Dec-12 Mar-11 10.0 15.0 9 0 0 0 124 0 0 0 0 0 0 0 0
C1 Harbor Commons Mid / Highrise 160 25 Apr-15 6.0 Nov-14 Mar-11 10.0 15.0 11 0 0 0 0 15 145 0 0 0 0 0 0
C8 Harbor Commons Midrise 495 95 Apr-16 6.0 Nov-15 Mar-11 10.0 20.0 25 0 0 0 0 0 20 240 235 0 0 0 0

Asset Type Exp. Pre- Leasing Mkt Monthly Absorption Lease-
Parcel Village Product Total SF Delivery Lease Start Norm Current Norm Up (Mos) 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

COMMERCIAL
Office

S2-A Harbor Square Class A High-rise 97,032 Aug-10 9.0 Dec-09 Jun-11 1,750 3,500 37 19,250 31,500 42,000 4,282 0 0 0 0 0 0 0 0
S1-A Harbor Square Class A High-rise 192,346 Sep-10 9.0 Jan-10 Jun-11 3,500 7,000 36 38,500 63,000 84,000 6,846 0 0 0 0 0 0 0 0

Retail
Y8-A Yale & Towne Retail under Rental 15,000 Jun-10 9.0 Oct-09 Jan-12 1,750 3,000 9 15,000 0 0 0 0 0 0 0 0 0 0 0
S2-B Harbor Square Retail under Office 20,666 Aug-10 9.0 Dec-09 Jan-12 1,750 3,000 12 19,250 1,416 0 0 0 0 0 0 0 0 0 0
S1-B Harbor Square Retail under Office 26,234 Sep-10 9.0 Jan-10 Jan-12 2,250 3,000 12 24,750 1,484 0 0 0 0 0 0 0 0 0 0
Y7 Yale & Towne Retail - Grocery 80,000 Sep-10 9.0 Jan-10 Jan-12 7,000 9,000 12 77,000 3,000 0 0 0 0 0 0 0 0 0 0
Y5-B Yale & Towne Retail under Rental 23,817 May-11 9.0 Sep-10 Jan-12 2,000 3,000 12 6,000 17,817 0 0 0 0 0 0 0 0 0 0
S3-A Harbor Square Retail under Condo 22,958 Jun-12 9.0 Oct-11 Jan-12 2,000 3,000 9 0 4,000 18,958 0 0 0 0 0 0 0 0 0
S4 Harbor Square Village Retail 4,500 Jun-12 9.0 Oct-11 Jan-12 1,500 1,500 3 0 3,000 1,500 0 0 0 0 0 0 0 0 0
Y4-B Yale & Towne Retail under Rental 15,000 May-13 9.0 Sep-12 Jan-12 1,000 2,500 6 0 0 7,500 7,500 0 0 0 0 0 0 0 0
Y1-B Yale & Towne Retail under Hotel 18,000 May-15 9.0 Sep-14 Jan-12 1,000 1,500 12 0 0 0 0 4,500 13,500 0 0 0 0 0 0
Y3-B Yale & Towne Retail under Condo 21,000 May-17 9.0 Sep-16 Jan-12 1,000 1,750 12 0 0 0 0 0 0 5,250 15,750 0 0 0 0
Y2-B Yale & Towne Retail under Condo 12,789 May-19 9.0 Sep-18 Jan-12 1,000 2,250 6 0 0 0 0 0 0 0 0 6,750 6,039 0 0

Other
S3-C Harbor Square 4 Star Hotel 149,361 Jun-12 12.0 Jul-11 Jun-12 5,000 7,500 24 0 25,000 75,000 49,361 0 0 0 0 0 0 0 0
Y1-A Yale & Towne 4 Star Hotel 95,800 May-15 12.0 Jun-14 Jun-12 2,500 5,000 20 0 0 0 0 30,000 60,000 5,800 0 0 0 0 0
C3 Harbor Commons School NA Apr-12 NA NA NA NA NA NA
C4 Harbor Commons School NA Apr-12 NA NA NA NA NA NA

Annual Absorption: For-Sale: 2,079 69 0 18 132 205 310 256 270 335 206 144 120 83
For-Rent 1,921 331 150 501 350 265 15 165 240 235 0 0 0 0
Office SF 289,378 57,750 94,500 126,000 11,128 0 0 0 0 0 0 0 0
Retail SF 259,964 142,000 30,717 27,958 7,500 4,500 13,500 5,250 15,750 6,750 6,039 0 0
Hotel SF 245,161 0 25,000 75,000 49,361 30,000 60,000 5,800 0 0 0 0 0

(1) "Sales / Leasing" abbreviation
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EXHIBIT VII-11
ABSORPTION SCHEDULE

HARBOR POINT; STAMFORD, CONNECTICUT
NOVEMBER 2009

Units
Product Type Total BMR 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021
For-Sale

Ann Absorption 2,079 69 0 18 132 205 310 256 270 335 206 144 120 83
Cum Absorption 0 18 150 355 665 921 1,191 1,526 1,732 1,876 1,996 2,079
Ann Deliveries 0 0 255 407 370 210 160 556 0 121 0 0
Cum Deliveries 0 0 255 662 1,032 1,242 1,402 1,958 1,958 2,079 2,079 2,079
Implied Standing/Vacant 0 (18) 105 307 367 321 211 432 226 203 83 0

For-Rent
Ann Absorption 1,921 331 150 501 350 265 15 165 240 235 0 0 0 0
Cum Absorption 150 651 1,001 1,266 1,281 1,446 1,686 1,921 1,921 1,921 1,921 1,921
Ann Deliveries 255 512 375 124 0 160 495 0 0 0 0 0
Cum Deliveries 255 767 1,142 1,266 1,266 1,426 1,921 1,921 1,921 1,921 1,921 1,921
Implied Standing/Vacant 105 116 141 0 (15) (20) 235 0 0 0 0 0

Office Gross SF
Ann Absorption 289,378 57,750 94,500 126,000 11,128 0 0 0 0 0 0 0 0
Cum Absorption 57,750 152,250 278,250 289,378 289,378 289,378 289,378 289,378 289,378 289,378 289,378 289,378
Ann Deliveries 289,378 0 0 0 0 0 0 0 0 0 0 0
Cum Deliveries 289,378 289,378 289,378 289,378 289,378 289,378 289,378 289,378 289,378 289,378 289,378 289,378
Implied Standing/Vacant 231,628 137,128 11,128 0 0 0 0 0 0 0 0 0

Retail Gross SF
Ann Absorption 259,964 142,000 30,717 27,958 7,500 4,500 13,500 5,250 15,750 6,750 6,039 0 0
Cum Absorption 142,000 172,717 200,675 208,175 212,675 226,175 231,425 247,175 253,925 259,964 259,964 259,964
Ann Deliveries 141,900 23,817 27,458 15,000 0 18,000 0 21,000 0 12,789 0 0
Cum Deliveries 141,900 165,717 193,175 208,175 208,175 226,175 226,175 247,175 247,175 259,964 259,964 259,964
Implied Standing/Vacant (100) (7,000) (7,500) 0 (4,500) 0 (5,250) 0 (6,750) 0 0 0

Hotel Gross SF
Ann Absorption 278,950 0 25,000 75,000 49,361 30,000 60,000 5,800 0 0 0 0 0
Cum Absorption 0 25,000 100,000 149,361 179,361 239,361 245,161 245,161 245,161 245,161 245,161 245,161
Ann Deliveries 0 0 149,361 0 0 95,800 0 0 0 0 0 0
Cum Deliveries 0 0 149,361 149,361 149,361 245,161 245,161 245,161 245,161 245,161 245,161 245,161
Implied Standing/Vacant 0 (25,000) 49,361 0 (30,000) 5,800 0 0 0 0 0 0
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APPENDIX A

CHARACTERISTICS OF SELECTED FOR-SALE COMPARABLES
COMPETITIVE MARKET AREA

NOVEMBER 2009
1                                                3 5 7                11 # 15 17 # 23 25                  27 29 31                  33 41 42 43                                                     

Sales
Project Name/ Units Open Number
Builder/ Planned/ Date/ of Levels/ Value
Masterplan/ Units Sales Product Unit Bed/ Elev./ Price Ratio
Location Sold Rate Type Description Bath Garage Size Base Other Highest Average ($/SF) Comments

3 5 7 9 11 13 15 17 21 23 27 29 31 39 40 41
Stamford

EASTSIDE COMMONS S 108 10/6/2006 5 10% 1 1.0 860 $395,000 $420,000 $407,500 $459 HOA Fee: $460
Seth Weinstein N 98 2.64 Mid-Rise 35% 2 2.0 1,362 535,000 540,000 545,000 540,000 393 Finish-Level: Medium
No 35% 2 2.0 1,335 528,000 539,000 533,500 396 Buyer Profile:Young prof & married couples; empty-nesters
Stamford 10% 3 2.0 1,359 530,000 550,000 540,000 390 Incentives: $0
840 E. Main Street 10% 3 2.0 1,692 602,500 615,000 608,750 356 Premiums: Floor: $10K 
http://liveateastside.com 100% Straight Averages: 1,335 $524,800 $537,900 $531,350 $393 View: $10K (if faces ctyd vs. street)
203-406-0030 Corner: All 3 bdrms are corner units

Competition: Classic and Windermere
Notes: All 3 bdrms are corner units

Sold majority on 2nd and 3rd floors; some on 4th
5th floor is lof w/storage

Building Premium: 1%

CENTER RIDGE D 15 6/1/2008 TH 100% 3 2.5 3 / 2 1,700 $548,000 $625,000 $586,500 $322 HOA Fee: $300
DeepStone Partners LLC N 8 0.47 100% Straight Averages: 1,700 $548,000 $625,000 $586,500 $322 Finish-Level: Medium
No Buyer Profile:Young prof & married couples; empty-nesters
Stamford Incentives: $30,000
109 Forest St. Premiums: Corner: $50K-$75K
www.centerridgestamford.com Notes: 1 inventory
203-968-1500 Building Premium: 7%

MARQUIS ON THE RIVER R 18 3/1/2009 4 20% 2 2.5 1 / 2 1,420 $429,900 $459,900 $444,900 $303 HOA Fee: $280
RMS Construction N 6 0.76 Mid-Rise 30% 2 2.5 1 / 2 1,463 429,900 449,900 439,900 294 Finish-Level: Medium
No 30% 2 2.5 1 / 2 1,481 479,900 479,900 479,900 324 Buyer Profile:Young prof & married couples
Norwalk 20% 2 2.5 1 / 2 1,544 549,900 549,900 549,900 356 Incentives: $10,000
142 East Avenue 100% Straight Averages: 1,476 $468,900 $480,900 $474,900 $318 Premiums: Floor: $20K
www.marquisontheriver.com View: $10K
203-968-2313 Corner: N/A

Competition: Norwalk resales
Notes: First floor retail

All 18 Building A units are rentals
All small 2BR units

Building Premium: 1%

HIGHGROVE C 92 9/1/2007 18 2 / 3.5 2,900 $2,000,000 $2,629,000 $2,314,500 $690 HOA Fee: $1,600 (Unit G-6)
Ceebraid-Signal N 60 2.29 High-Rise 3 / 3.5 3,000 2,100,000 2,310,000 2,710,000 2,373,333 700 Finish-Level: High
No 2 / 2.5 2,105 1,470,000 1,470,000 698 Buyer Profile:Young prof & married couples; empty-nesters
Stamford 2 / 2.0 2,175 1,424,000 1,664,000 1,669,000 1,585,667 655 Incentives: $0
992 Summer Street 2 / 2.0 1,735 1,200,000 1,200,000 692 Premiums: Floor: $40K
http://www.highgrovestamford.com/ 2 / 3.5 3,000 2,060,000 2,100,000 2,080,000 700 Corner: $100K
203.323.9990 2 / 2.0 2,408 1,718,750 1,718,750 714 Notes: Corner units wrap around bldng. w/ more light;

3 / 3.5 2,935 1,656,250 2,843,750 2,250,000 564 roughly $100K premium to non-corner
3 / 3.5 3,400 2,775,000 3,095,000 2,935,000 816 Floors 1-4 = amenities; 14-18 Ph units
3 / 3.0 3,320 2,812,500 2,812,500 847 Building Premium: 8%
3 / 3.5 3,900 3,047,000 3,367,000 3,500,000 3,304,667 863

Straight Averages: 2,807 $2,023,955 $2,563,292 $2,627,000 $2,185,856 $721
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APPENDIX A

CHARACTERISTICS OF SELECTED FOR-SALE COMPARABLES
COMPETITIVE MARKET AREA

NOVEMBER 2009
1                                                3 5 7                11 # 15 17 # 23 25                  27 29 31                  33 41 42 43                                                     

Sales
Project Name/ Units Open Number
Builder/ Planned/ Date/ of Levels/ Value
Masterplan/ Units Sales Product Unit Bed/ Elev./ Price Ratio
Location Sold Rate Type Description Bath Garage Size Base Other Highest Average ($/SF) Comments

3 5 7 9 11 13 15 17 21 23 27 29 31 39 40 41
METROPOLITAN 39 6/1/2006 5 502 2 / 2.0 1 / 1259 $625,000 $625,000 $496 HOA Fee: $500 2 bdrm HOA
Hannah Real Estate Investors, Inc. 37 0.89 Mid-Rise PH 3 / 2.0 1 / 2,461 1,199,000 1,199,000 487 Finish-Level: High
No Straight Averages: 1,860 $912,000 $912,000 $490 Buyer Profile:Young prof & married couples; empty-nesters
Stamford Incentives: $20,000
1515 Summer St. Premiums: Floor: $20-50K
http://www.themetropolitan1515summer.com/Home.htm View: None
203.940.3908 Corner: $30K

Notes: Loft Conversion; mostly 2bdrms + Library
left

Competition: Norwalk by water
Building Premium: 0%

METROPOLITAN (TH) H 12 8/1/2006 TH Corner 2 2.0 2 2 2,515 $668,000 $668,000 $252 HOA Fee: $500
Hannah Real Estate Investors, IncN 6 0.15 2 2.0 2 1 2,290 625,000 641,000 633,000 259 Finish-Level: High
No Stamford 2 2.0 2 1 2,320 615,120 731,500 673,310 252 Buyer Profile:Young prof & married couples; empty-nesters
Stamford Corner 2 2.0 2 2 2,300 641,520 641,520 265 Incentives: $20,000
1515 Summer St. Straight Averages: 2,356 $620,060 $653,958 $263 Premiums: None
http://www.themetropolitan1515summer.com/Home.htm Building Premium: 5%
203.940.3908

PALMER HILL B 81 12/1/2007 3 34% 2 2.0 1 2 1,375 $649,500 $729,500 $689,500 $472 HOA Fee: $390
Buckingham Partners/Sun Homes 29 1.25 Mid-Rise 33% 2 2.0 1 2 1,400 569,500 624,500 597,000 407 Finish-Level: High
No No 33% 2 2.0 1 2 1,832 714,500 749,500 732,000 390 Buyer Profile:Young prof & married couples; empty-nesters
Stamford 100% Straight Averages: 1,534 $644,550 $701,450 $673,000 $420 Incentives: $0
77 Havemeyer Ln, 06902 Premiums: Floor: $10K
http://www.palmerhillhomes.com/ View: $0
203.989.0315 Stamford Corner: $0

Notes: Pricing has remained steady through the summer
Building Premium: 4%

PALMER HILL (TH) 114 12/1/2007 TH 40% 3 / 2.0 2 / 2 2,326 $749,000 $799,500 $774,250 $322 HOA Fee: $390
Buckingham Partners/Sun Homes 21 0.91 20% 3 3.0 2 2 2,610 1,086,432 1,140,684 1,113,558 416 Finish-Level: High
No 40% 3 / 2.0 2 / 2 3,019 886,055 929,500 907,778 293 Buyer Profile:Young prof & married couples; empty-nesters
Stamford 100% Weighted Averages: 2,660 $871,308 $895,523 $328 Incentives: $0
77 Havemeyer Ln, 06902 Premiums: Floor: na
http://www.palmerhillhomes.com/ View: $0
203.989.0315 Corner: $100K

Notes: 2,610sf unit is corner unit
Indicative Building Premium: 3%

TRUMP PARC STAMFORD T 170 5/1/2007 34 Floorplan C 1 / 1.0 1 / 2 1,106 653,000 750,000 $701,500 $590 HOA Fee: $1,180
The Trump Organization N 60 1.98 High-Rise Floorplan F 2 / 2.0 1 / 2 1,521 749,900 964,800 857,350 493 Finish-Level: High
No Floorplan E 2 / 2.0 1 / 2 1,684 749,900 949,900 999,900 899,900 445 Buyer Profile:young couples, business people, entertainment
Stamford Floorplan G 2 / 2.0 1 / 2 1,677 924,900 1,144,900 1,034,900 552 Incentives: $50,000
7 Broad Street Floorplan A 3 / 2.5 1 / 2 1,910 999,900 1,255,400 1,127,650 524 Premiums: Floor: $25K per floor for 2Bed
www.trumpstamford.com Weighted Averages: 1,580 $815,520 $1,023,000 $924,260 $516 $10K per floor for 1Bed
203.878.6766 View: Up to $150K

Floorplan G has views of NYC
Notes: 7th flr = amenities; flrs. 8-22 have

Has had some cancellations
current promotion to sell units (12%)
Promotion prices shown

Indicative Building Premium: 13%
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APPENDIX A

CHARACTERISTICS OF SELECTED FOR-SALE COMPARABLES
COMPETITIVE MARKET AREA

NOVEMBER 2009
1                                                3 5 7                11 # 15 17 # 23 25                  27 29 31                  33 41 42 43                                                     

Sales
Project Name/ Units Open Number
Builder/ Planned/ Date/ of Levels/ Value
Masterplan/ Units Sales Product Unit Bed/ Elev./ Price Ratio
Location Sold Rate Type Description Bath Garage Size Base Other Highest Average ($/SF) Comments

3 5 7 9 11 13 15 17 21 23 27 29 31 39 40 41
THE VILLAGE AT RIVER'S EDR 170 1/1/2007 TH 40% 2 / 2.5 2 / 2 1,475 $449,900 $449,900 $449,900 $305 HOA Fee: $140
RMS Construction N 165 4.82 40% 2 / 1.5 2 / 2 1,738 449,900 479,900 464,900 259 Finish-Level: Medium
No 20% 2 / 2.5 2 / 2 2,000 489,900 489,900 245 Buyer Profile:Young prof & married couples; empty-nesters
Stamford 100% Weighted Averages: $1,685 $457,900 $371,920 $463,900 $272 Incentives: $20,000
75 Camp Ave, 06907 Premiums: View: $5K-$10K
http://www.riversedgestamford.com/ Corner: $5K-$10K
203.968.2313 Indicative Building Premium: 1%

Greenwich

RIVERSTONE Sp 15 1/1/2008 TH 100% 2 / 2.5 2 / 2 2,400 $855,000 $899,000 $877,000 $356 HOA Fee: NA
Spinnaker/CCGD N 12 0.54 100% Weighted Averages: 2,400 $855,000 $899,000 $877,000 $356 Finish-Level: Medium
No Buyer Profile:Empty-nester, mature prof, 2nd home 
Greenwich Incentives: $0
69 Riverdale Ave, 06831 Premiums: Floor: $0
www.riverstonetownhomes.com View: $60K (River Side)
203.531.8001 Corner: $80K (End unit)

Notes: Ph 1 sold out (not included); currently selling Ph 2
Competition:
Indicative Building Premium: 3%

White Plains, NY

RESIDENCES RITZ-CARLTONT 170 10/17/2006 44 15% 1 / 1.5 1 / 2 1,079 $806,000 $1,141,429 $973,714 $747 HOA Fee: $1,057
The Trump Organization N 17 0.46 High-Rise 20% 2 / 2.5 1 / 2 1,534 $1,378,434 $1,580,903 $1,479,669 $899 Finish-Level: High
No 20% 2 / 2.5 1 / 2 1,750 $1,096,000 $1,882,857 $1,489,429 $626 Buyer Profile:Empty-nester, mature prof, 2nd home 
White Plains 20% 2 / 2.5 1 / 2 1,734 $1,096,000 $1,758,651 $1,427,326 $632 Incentives: $400,000
10 City Place 20% 2 / 2.5 1 / 2 1,445 $1,124,857 $1,650,000 $1,387,429 $778 Premiums: Floor: $40-$50K 
www.ritzcarltonwestchester.com 5% 3 / 3.5 1 / 2 2,139 $1,620,000 $2,168,297 $1,894,149 $757 View: $10K- $20K(> for So. or Ea. View)
914.946.9200 100% Weighted Averages: 1,561 $1,140,958 $1,654,111 $1,397,535 $731 Corner: $0

Notes: Villa homes on 32rd flr + have access to
Skyclub on 43rd flr (pool, lounge, billiards)

Indicative Building Premium: 22%
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APPENDIX B

SELECTED FOR-RENT COMPARABLE DATA
STAMFORD, CONNECTICUT

OCTOBER 2009

Year 
Built/ Total Units/ Unit Base Net

Project Remodeled Vacancy Bed/Bath Size (sf) (1) Rent (1) PSF

Village at Stamford 2002 160 1 / 1 770 $1,710 $2.22
500 Bedford St 4% 1 / 1 851 $2,100 $2.47
Stamford, CT 06901 2 / 2 1,051 $2,265 $2.16
(203) 323-9292 2 / 2 1,260 $2,675 $2.12
(formerly Archstone Stamford) 2 / 2 1,400 $2,950 $2.11

Weighted Average: 1,022 $2,263 $2.22

Glenview House Apartments 2008 146 1 / 1 837 $2,250 $2.69
25 Glenbrook Rd 1% 1 / 1 996 $2,400 $2.41
Stamford, Connecticut 06902 1 / 1 1,112 $2,550 $2.29
(203) 327-7368 1 / 1 1,356 $2,780 $2.05

2 / 2 1,139 $2,800 $2.46
Note: leased up relatively quickly by offering considerable concessions; 2 / 2 1,241 $2,875 $2.32
Cited competition as Village at Stamford, Parc Grove , Stamford Corners 2 / 2 1,265 $2,895 $2.29

2 / 2 1,426 $2,985 $2.09
2 / 2 1,541 $3,085 $2.00
2 / 2 1,591 $3,180 $2.00
3 / 2 1,364 $3,140 $2.30
3 / 2 1,429 $3,270 $2.29
3 / 2 1,536 $2,922 $1.90
3 / 2 1,656 $3,725 $2.25
3 / 2 1,763 $3,900 $2.21

Weighted Average: 1,355 $2,959 $2.18

ParcGrove Apartments 1996 402 1 / 1 860 $1,749 $2.03
200 W Broad St 3% 1 / 1 958 $1,799 $1.88
Stamford, Connecticut 06902 loft 1 / 1 994 $2,160 $2.17
(203) 357-1313 loft 1 / 1 1,106 $1,999 $1.81

2 / 2 1,095 $1,999 $1.83
Note: formerly Avalon Grove; after purchase developer had planned 2 / 2 1,110 $1,999 $1.80
to renovate, emptied roughly 80 units and failed to move forward - loft 2 / 2 1,220 $2,249 $1.84
sudden reappearance of available units hurt rents loft 2 / 2 1,263 $2,399 $1.90

3 / 2 1,415 $3,135 $2.22
3 / 2 1,524 $3,299 $2.16

loft 3 / 2.5 1,524 $3,225 $2.12
loft 3 / 2.5 1,704 $3,400 $2.00
Weighted Average: 1,227 $2,435 $1.98
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APPENDIX B

SELECTED FOR-RENT COMPARABLE DATA
STAMFORD, CONNECTICUT

OCTOBER 2009

Year 
Built/ Total Units/ Unit Base Net

Project Remodeled Vacancy Bed/Bath Size (sf) (1) Rent (1) PSF

Canterbury Green Apartments 1988 110 0 / 1 450 $1,050 $2.33
201 Broad St 0 / 1 556 $1,075 $1.93
Stamford, Connecticut 06901 ongoing renovations 0% 1 / 1 635 $1,300 $2.05
(203) 328-3601 1 / 1 775 $1,425 $1.84

2 / 2 865 $1,800 $2.08
Note: typical leases are 1 year, offer some furnished units 2 / 2 1,075 $2,000 $1.86
Reduced rents in June, now fully occupied and expect to raise Weighted Average: 704 $1,380 $1.96

Park Square West 2001 143 0 / 1 529 $1,700 $3.21
101 Summer St 3% 1 / 1 720 $2,250 $3.13
Stamford, CT 06901 2 / 1 920 $2,500 $2.72
(203) 353-9000 2 / 2 1,010 $2,675 $2.65

2 / 2 1,115 $2,975 $2.67
Note: occupancy lower over the summer, had special rates then but now have raised 3 / 2 1,227 $3,150 $2.57
some rents; still a few special offers Weighted Average: 896 $2,493 $2.78

Cornerstone at Bedford 1963 368 Studio 529 $1,160 $2.19
1425 Bedford St # 1N 4% 1 / 1 700 $1,324 $1.89
Stamford, CT 06905 1 / 1 768 $1,471 $1.92
(203) 327-6200 2 / 1 921 $1,590 $1.73

2 / 1 922 $1,552 $1.68
3 / 1 1,128 $2,234 $1.98
3 / 1 1,083 $2,117 $1.95

Weighted Average: 794 $1,490 $1.88

(1) Weighted Averages based on estimated unit mix per TCG

06009.05 Apt Comps NEW.xls: Comps Page 2 of 4 THE CONCORD GROUP



APPENDIX B

SELECTED FOR-RENT COMPARABLE DATA
STAMFORD, CONNECTICUT

OCTOBER 2009

Year 
Built/ Total Units/ Unit Base Net

Project Remodeled Vacancy Bed/Bath Size (sf) (1) Rent (1) PSF

Jefferson at 55/77 Water 2007 136 1 / 1 677 $1,817 $2.68
Norwalk 2% 1 / 1 751 $1,876 $2.50
55 N Water St 1 / 1 755 $1,901 $2.52
S Norwalk, CT  06854 1 / 1 763 $2,001 $2.62
Phone: (203) 899-9924 1 / 1 777 $1,791 $2.31

1 / 1 998 $2,123 $2.13
2 / 2 1,067 $2,568 $2.41
2 / 2 1,218 $2,533 $2.08

Weighted Average: 876 $2,071 $2.36

Stamford Corners 1999 195 1 / 1 791 $1,740 $2.20
1453 Washington Blvd 2% 1 / 1 1,073 $2,136 $1.99
Stamford, CT 06902 2 / 2 1,077 $2,240 $2.08
(203) 708-0000 2 / 2 1,090 $1,984 $1.82

2 / 2 1,292 $2,004 $1.55
2 / 2 1,547 $2,459 $1.59

Weighted Average: 1,147 $2,090 $1.82

Avalon Glen 1991 230 1 / 1 628 $1,495 $2.38
66 Glenbrook Road 2% 1 / 1 719 $1,615 $2.25
Stamford, CT  06902 loft 1 / 1 855 $1,815 $2.12
866-667-6148 1 / 1 1,001 $1,900 $1.90

2 / 2 1,010 $1,850 $1.83
loft 2 / 2 1,153 $2,100 $1.82
loft 2 / 2 1,155 $2,355 $2.04

2 / 2 1,221 $2,375 $1.95
loft 2 / 2 1,349 $2,385 $1.77

2 / 2 1,400 $2,265 $1.62
Weighted Average: 1,045 $2,021 $1.93

(1) Weighted Averages based on estimated unit mix per TCG

06009.05 Apt Comps NEW.xls: Comps Page 3 of 4 THE CONCORD GROUP



APPENDIX B

SELECTED FOR-RENT COMPARABLE DATA
STAMFORD, CONNECTICUT

OCTOBER 2009

Year 
Built/ Total Units/ Unit Base Net

Project Remodeled Vacancy Bed/Bath Size (sf) (1) Rent (1) PSF

Avalon at Greyrock Place 2000 306 1 / 1 749 $1,555 $2.08
50 Forest Street 6% 1 / 1 875 $1,660 $1.90
Stamford, CT  06901 1 / 1 917 $1,715 $1.87
866-485-2751 1 / 1 937 $1,735 $1.85

1 / 1 990 $1,825 $1.84
2 / 2 999 $1,855 $1.86

Rents include current special offers 2 / 2 1,071 $1,870 $1.75
2 / 2 1,198 $2,145 $1.79
2 / 2 1,312 $2,045 $1.56
2 / 2 1,452 $2,575 $1.77
3 / 2 1,668 $2,870 $1.72

Weighted Average: 1,106 1,986 $1.80

Avalon on Stamford Harbor 2004 323 0 / 1 522 $1,515 $2.90
150 Southfield Avenue 3% 0 / 1 673 $1,875 $2.79
Stamford, CT  06902 1 / 1 780 $1,650 $2.12
203-324-0300 1 / 1 840 $1,750 $2.08

loft 1 / 1 929 $2,050 $2.21
1 / 1 958 $2,115 $2.21

Rumors of building going back on market for sale loft 1 / 1 1,046 $2,200 $2.10
2 / 2 1,088 $2,385 $2.19
2 / 2 1,116 $2,410 $2.16
2 / 2 1,133 $2,435 $2.15
2 / 2 1,189 $2,485 $2.09

loft 2 / 2 1,215 $2,515 $2.07
loft 2 / 2 1,266 $2,460 $1.94
loft 2 / 2 1,308 $2,575 $1.97

2 / 2 1,348 $2,650 $1.97
loft 2 / 2 1,358 $2,685 $1.98
loft 2 / 2 1,534 $3,050 $1.99

3 / 2 1,283 $2,550 $1.99
loft 3 / 2 1,464 $2,915 $1.99

3 / 2 1,558 $3,300 $2.12
3 / 2 1,586 $3,500 $2.21

loft 3 / 2 1,765 $3,715 $2.10
loft 3 / 2 1,767 $3,750 $2.12

Weighted Average: 1,205 $2,545 $2.11

(1) Weighted Averages based on estimated unit mix per TCG

06009.05 Apt Comps NEW.xls: Comps Page 4 of 4 THE CONCORD GROUP



APPENDIX C

SELECTED FUTURE FOR-SALE RESIDENTIAL DEVELOPMENT DATA
CMA - I-95 CORRIDOR

NOVEMBER 2009

City (1) Project Name Builder/Developer Location Units Status

Darien Allen-O'Neil Darien Housing Authority NA 120 Approved
Darien Vespera Hoit Street Partners Hoit St. 62 Approved
Norwalk District 95/7 95/7 Ventures (Spinnaker Real Estate Partners LLC) West Ave and Reed St. 250 Approved
Norwalk Poco/Wall Street Place POKO Partners LLC Wall St. and Isaac St. 180 Approved
Norwalk Waypointe Stanley M. Seligson Properties West Ave and Academy St. 90 Approved
Norwalk The Berkeley The Berkeley & Frost Bldg LLC 500-520 West Ave/Lynes Place 60 Approved
Norwalk Giuliano Assoc. Giuliano Assoc. 4246 St.uart 18 Approved
Norwalk Silvermine LLC Silvermine Development Corp. 22 Oakwood 11 Approved
Norwalk Strawberry Fields Spinnaker Real Estate Partners LLC Nr Norden Park 200 Pending
Port Chester The Castle Phoenix Capital Partners Willett Ave and Abendroth Place 83 Approved
Rye Brook Bowman Avenue K&M Realty Group, Inc. Bowman Avenue and S. Ridge St. 10 Under Construction
Rye Brook The Kingswood Kingswood LLC Anderson Hill Road and King St. 30 Pending
Stamford Atlantic Center (Ritz Carlton) Rich/Cappelli/Trump Atlantic/Tresser 289 Approved
Stamford Southfield/Davenport Landing Tarregon Corp Petro Oil site, Southfield Ave 256 Approved
Stamford New Hope Manor New Hope Realty E. Main 125 Approved
Stamford Parish at St. Andrews RMS Washington Blvd. LLC Washington/Broad 94 Approved
Stamford Park Square West Phase II Park Square West/Urban Development Corp Summer/Main St. 92 Approved
Stamford Park Square West Phase IV Park Square West/Urban Development Corp Summer/Main St. 75 Approved
Stamford Park Square West Phase III Park Square West/Urban Development Corp Summer/Main St. 40 Approved
Westport NA Marsh Development LLC 5533, 570, 580 Riverside and 9 Ketchum St. 27 Approved
Westport NA Hamilton Development LLC 1518 Riverside and 1216 and 20 Ketchum 27 Approved
White Plains Hamilton Condominiums ASB Capital Management Inc, Spaulding & Slye Colliers Int'l. 116-120 Church St. 86 Approved
White Plains 10 Windsor Terrace Pulte Homes of New York, Inc. 10 Windsor Terrace 71 Approved
White Plains 114 Hale Ave (Hale Terrace) 100-114 Hale, LLC 100-114 Hale Avenue 70 Approved
White Plains 111 Hale Ave (Hale Terrace) 97-111 Hale, LLC 97-111 Hale Avenue 57 Approved
White Plains North Street Community North Street Community, LLC 311 North St. 335 Pending

Under Construction Total 10
Approved Total 2,183

Pending Total 565

Grand Total 2,758

(1) Other cities within PMA reported no major planned or proposed for-sale projects

06009.05 P&P New: P&P The Concord Group



APPENDIX D

SELECTED FUTURE FOR-RENT DEVELOPMENT DATA
NOVEMBER 2009

City Project Name Builder/Developer Location Units Status

Stamford Metro Green (1) W&M and Jonathon Rose Co. 669 Atlantic St 188 Under Construction
Stamford Century Plaza Century Plaza Investor Assoc, LLC Prospect St 94 Under Construction
Stamford Tresser Square Lowe Enterprises 873 Washington Blvd 316 Approved
Stamford New Hope Manor New Hope Realty E. Main 125 Approved
Stamford Park Square West Phase II (2) Park Square West/Urban Development Company 101 Summer Street 184 Approved
Stamford Park Square West Phase III (2) Park Square West/Urban Development Company 101 Summer Street 80 Approved
Stamford Park Square West Phase IV (2) Park Square West/Urban Development Company 101 Summer Street 150 Approved
Stamford The Atlantic Hotel + Residences F.D. Rich Company Courtyard by Marriott Expansion 54 Approved
Stamford Garden Homes Garden Homes Propect St Limited Partnership 25 3rd St 50 Approved

Under Construction Total 282
Approved Total 959

Pending Total 0
Grand Total 1,241

(1) Metro Green is currently leasing 50 affordable units; remaining 188 units will be a mix of market rate and BMR, ratio currently uncertain
(2) Park Square West approved units included in flow chart, but Phases II-IV not currently moving forward due to financing issues
Source: City of Stamford Land Use Bureau, City of Stamford Office of Economic Development

06009.05 Apt P&P: P&P The Concord Group



APPENDIX E

SELECTED FUTURE OFFICE DEVELOPMENT DATA
STAMFORD, CONNECTICUT

NOVEMBER 2009

City Project Name Builder/Developer Location Size (SF) Status Description
Stamford Gateway Harbor Point Building & Land Technology 424 Washington Blvd 490,000 Approved Demolition complete; potential large-block tenant
Stamford Metro Green Malkin Properties and Jonathon Rose Co. 669 Atlantic St 350,000 Approved Mixed-Use project to include retail, residential

Under Construction Total: 0
Approved Total: 840,000

Pending Total: 0

Grand Total: 840,000

Source: City of Stamford Land Use Bureau, City of Stamford Office of Economic Development

06009.05 O P&P.xls: Appendix The Concord Group



APPENDIX F

SELECTED FUTURE RETAIL DEVELOPMENT DATA
STAMFORD, CONNECTICUT

NOVEMBER 2009

City Project Name Builder/Developer Location Size (SF) Status Description
Stamford Metro Green Malkin Properties and Jonathon Rose Co. 669 Atlantic St 6,500 Under Const. Mixed-Use to include office, residential
Stamford Gateway Harbor Point Building & Land Technology 424 Washington Blvd 5,344 Approved Office bldg - ground floor retail unit; demo complet
Stamford Tresser Square Lowe Enterprises 873 Washington Blvd 56,000 Approved Mixed-Use to include residential, structured parking
Stamford Atlantic Centre (1) Rich Cappelli Assoc, LLC 421 Atlantic St 66,000 Approved Mixed-Use to include hotel, residential, retail uses
Stamford Park Square West Park Square West LLC, & URC Washington Blvd & Park Pl 29,000 Approved Mixed-Use to include residential, structured parking
Stamford 969 High Ridge 969 Associates, LLC 969 High Ridge Rd 38,500 Approved

Under Construction Total: 6,500
Approved Total: 194,844

Pending Total: 0

Grand Total: 201,344

(1) Currently on hold

Source: City of Stamford Land Use Bureau, City of Stamford Office of Economic Development

06009.05 Retail P&P NEW 2: Appendix The Concord Group



APPENDIX G

SELECTED FUTURE HOTEL DEVELOPMENT DATA
STAMFORD, CONNECTICUT

NOVEMBER 2009

City Project Name Builder/Developer Location Rooms Status Description
Stamford Ritz Carlton Rich Cappelli Associates, LLC Tresser Blvd & Atlantic St 198 Approved Will include retail space; Ritz Carlton flag not certai
Stamford Courtyard by Marriott Marriott 275 Summer St 100 Approved Expansion of existing hotel

Under Construction Total: 0
Approved Total: 298

Pending Total: 0

Grand Total: 298

Source: City of Stamford Land Use Bureau, City of Stamford Office of Economic Development

06009.05 H P&P.xls: Appendix The Concord Group
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I.  Executive Summary 
 
PURPOSE OF STUDY 
 
The purpose of this study is to estimate tax revenues resulting from the proposed 
development within the Harbor Point Infrastructure Improvement District (the “Harbor 
Point District”) in the City of Stamford, Connecticut.  Specifically, this study focuses on the 
projected incremental real property taxes that will be generated by the proposed commercial 
and residential development within the Harbor Point District.  In addition, this study 
provides projections of special assessments that might be collected in the Harbor Point 
District.   
 
In order to calculate incremental revenues, it is first necessary to estimate assessed values 
that will be generated by the growth within the Harbor Point District over an established 
base value.  This study provides assessed value information for the following set of 
assumptions: 
  
Scenario A 
 

� The Harbor Point development is completed as proposed; 
 

� Property values increase at a net three percent rate of inflation, including net changes 
in values and tax rates;  

 
� Values are projected to increase only in the years property is reassessed; and 

 
� Mill rates decrease in years of the revaluation in order to maintain a net three percent 

rate of inflation. 
 
Scenario B 
 

� The Harbor Point development is completed as proposed; and 
 

� Property values and mill rates remain static for the period reviewed in this study. 
 
After providing estimates of real property value, this study projects the incremental tax 
revenues to the City of Stamford and projected debt service coverage. 
 
ORGANIZATION OF STUDY 
 

This report begins with a discussion of the assessment and tax collection process in the City 
of Stamford.  Following the discussion of assessment and taxation procedures is an 
evaluation of the historical appreciation of real property near or within the Harbor Point 
District.  The report then includes a description of the Harbor Point District.   After a 
narrative describing the existing Harbor Point District, the study provides an account of the 
proposed new development within the Harbor Point District, including an estimate of the 
projected market and assessed values for the proposed properties.  This portion of the study 
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includes a presentation of the assessed values as calculated for the scenarios listed earlier.  
The study then analyzes recent projects in this market area comparable to the proposed 
development within the Harbor Point District.  Included in this section is an analysis of the 
assessed values achieved by these comparable properties.   
 
The subsequent section of the report uses the estimates of assessed values to calculate 
incremental real property tax revenues.  After analyzing real property tax revenues, the study 
provides an explanation of the potential special assessments on property within the Harbor 
Point District.  Finally, the report provides comprehensive projections of all estimated 
available revenue created by the Harbor Point District along with projected debt service 
coverage. 
 
RESULTS OF STUDY 
 

In summary, the study concludes that the Harbor Point District will result in an estimated 
$1,774,399,154 in assessed value at full build-out, with $265,798,482 of this value attributable 
to Phase I.  This information is expressed graphically in Chart 1 at the end of this executive 
summary.  The projected incremental tax revenues generated by the Harbor Point District 
available for use, in full or in part, to repay debt service on bonds issued on behalf of the 
Harbor Point District are as shown in Table I-A.1 
 
The attached Charts 1 and 2 at the end of this executive summary graphically expresses the 
projected incremental taxes available to the District over time.   
 

TABLE I-A 
Projected District Revenues 

 
Scenario Annual District Revenues Through 2039 

 Scenario A (3% net appreciation)    
  Gross real property taxes  $3,667,150 to $72,442,604 $1,262,987,025  
  (Less:  base taxes) ($1,091,173) ($30,552,844) 
  Incremental real property taxes $2,575,977 to $71,351,431 $1,232,434,181  
  Percentage of taxes available for debt service 50% 50% 
     Total available incremental taxes (Scenario A) $1,287,988 to $35,675,716 $616,217,091  

 Scenario B (no appreciation)    
  Gross real property taxes  $3,355,961 to $29,845,394 $718,365,410  
  (Less:  base taxes) ($1,091,173) ($30,552,844) 
  Incremental real property taxes $2,264,788 to $28,754,221 $687,812,566  
  Percentage of taxes available for debt service 50% 50% 
     Total available incremental taxes (Scenario B) $1,132,394 to $14,377,110 $343,906,283  

 

�������������������������������������������������
1 The methodology used to calculate incremental taxes is explained in Section VIII of this report.�
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The projected annual assessments available to pay debt service are shown below in Table I-
B.2   

 
TABLE I-B 

Maximum Special Assessments 
 

Maximum Special Assessment Annual Available Assessments Through 2039 
 Total maximum special assessments  
 (Part II) 

$12,560,963 to $16,284,157 $416,437,988 

 
The attached Chart 2 at the end of this executive summary graphically expresses the 
projected maximum special assessments available to the District over time.   

2 The methodology used to calculate maximum special assessments is explained in Section X of this report. 
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CHART 1: DEVELOPMENT ASSESSED VALUE BY PHASE 
AND BY DEVELOPMENT TYPE  
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CHART 2:  PROJECTED AVAILABLE REVENUES & DEBT SERVICE
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II. Assessment and Tax Collection Procedures 
 
ASSESSMENT PROCEDURES 
 
Overview 
Pursuant to the Connecticut General Statutes (12-63), all property must be appraised 
uniformly at its “fair market value.”  Statutory rules define “fair market value” as “the 
amount of money for which property may be exchanged (1) within a reasonable period of 
time, and (2) under conditions in which both parties to the exchange are willing, able, and 
reasonably well informed.”  In the City of Stamford, the Office of Assessment and Tax 
Collection (the “Assessment Office”) generates assessed values from the full appraised value 
by applying the “assessment ratio,” or the relationship between assessed value and market 
value.  Section 12-62(s) of the General Statue mandates assessment of all property at seventy 
percent of fair market value.   
 
The Assessment Office is responsible for assessing all real property uniformly and according 
to law.  Pursuant to Section 12-62 of the General Statutes, each city must implement a 
revaluation at a minimum of every five years.  Over the last ten years, the City of Stamford 
has revalued property in 1999, 2003, 2006 and 2007, with those revaluations implemented in 
1999, 2006 and 2007.  In 2003, the Board of Representatives chose to defer the revaluation 
of property due to inconsistencies in property values.  In 2006, the Assessment Office 
conducted a revaluation and instituted a five year phase-in.  Only one year later, due to a 
substantial increase in commercial property values, the Board of Representatives initiated 
another revaluation in order to redistribute some of the tax burden from residential property 
to commercial property. 
 
The Assessment Office follows three major steps when assessing property.  The steps are as 
follows: 
 

� Discovery – locating both real and personal property starting with the previous year’s 
tax lists, to ensure no property is omitted or listed twice; 

� Listing – documenting all property information on new tax lists and record cards in 
the name of the person the title stands. This step makes certain property is assessed 
to the correct person or persons; and 

� Pricing – assessing property uniformly and at the same level of value pursuant to the 
Connecticut General Statutes (12-63). 

 
Schedule 
For all cities and towns in the State of Connecticut, property is assessed as of its condition 
on October 1st each year.  The City Assessor does not conduct mid-cycle reassessments, but 
does allow for the reevaluation of property should the physical condition of the property 
change during the course of the cycle.  Such changes can result in a pro rata abatement or 
increase in property taxes for the portion of the year in which the state of the property 
changed from its condition as of the original assessment.  Property owners have ninety days 
from the date a physical change occurs to the property to request a mid-cycle reassessment.  
If no request is made, property will be revalued the following year on October 1st.  Value of 
newly constructed property is discounted to the date of the last reassessment based on 
permits and the portion of construction or demolition complete by October 1st. 
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Real estate taxes are collected in two installments in Stamford, although towns also have the 
option to collect in one, two, or four installments annually.  No discount is granted for 
paying in advance.  Tax due notices are mailed on or about June 15th and December 15th.  
Bills for the first half installment of real estate taxes are due July 1st.  Second half installments 
are due January 1st.  Taxes for all property become delinquent thirty days after the due dates 
indicated above.  Interest is charged on delinquent taxes at a rate of 1.5% per full or partial 
month in accord with Connecticut General Statue 12-146.  Detailed schedules of the 
assessment, appellate, and taxation processes are included at the end of this section as Tables 
II-A, II-B and II-C.  Any special assessments levied will be collected only once per year.     
 
Methodology 
The Assessment Office applies generally accepted valuation methods to determine property 
values.  In the case of for-sale residential properties, the Assessment Office uses the sales 
comparison approach, while employing an income-capitalization approach for income-
producing commercial property.  For property that does not produce income and that has 
no known comparables in the market, the Assessment Office determines the fair market 
value of the property on a cost basis.  The brief description of these methods is included 
below. 
 
Income Capitalization Approach – The income capitalization approach to value is based 
on the premise that the value of a property is directly related to the income it will generate. 
The Assessment Office analyzes both the property’s ability to produce future income and its 
expenses, and then estimates the property’s value. The Assessment Office develops a 
capitalization rate by analyzing the sales of similar income properties and determining the 
relationship between the sale price and net income. 
 
The steps in applying the income capitalization approach are to determine the stabilized, net-
operating income by:  

� Estimating potential gross income from all sources;  
� Deducting an allowance for vacancy and bad debts; and  
� Deducting all direct and indirect operating expenses. 

The resulting net-operating income is capitalized by a market rate, which reflects the 
property type and effective date of valuation to produce an estimate of overall property 
value.  

To determine the potential gross income, the Assessment Office determines market rents by 
analyzing rents, both within the property being assessed and in comparable properties in the 
neighborhood and making an allowance for vacancy and collection loss. 

To determine the net operating income, the Assessment Office deducts operating expenses.  

The Assessment Office determines the capitalization rate by analyzing sales (comparing net 
operating income to sale price) in the same market to determine rates of return. The 
capitalization rate will vary depending on the attractiveness of a property as an investment, 
income risks and physical factors.  The capitalized value of the income stream provides an 
estimate of the market value of the property (land and improvements). 
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According to the Assessment Office, commercial property is appraised using the income 
capitalization approach. 

Sales Comparison Approach – The sales comparison approach is based on the premise 
that the value of a specific property is set by the price an informed purchaser would pay for 
a comparable property, offering similar desirability and usefulness.  For instance, if recent 
sales of condominium units within the same building indicate an increase in market values, 
all assessed values for condominiums in the building will be reassessed to reflect this increase 
in market value.  This requires an understanding of all market variables, including location, 
property size, physical features and economic factors.  The process of identifying and 
analyzing comparable property sales is repeated until a satisfactory range of value indicators 
for the subject property is established and a final estimate of value is possible.  The 
limitations of the sales comparison approach are that it requires recent and accurate sales 
data for similar properties.  In City of Stamford, the Assessment Office relies on the sales 
comparison approach for assessing for-sale residential property. 

Cost Approach – As the name implies, the cost approach values property on the basis of 
the costs of development.  The value of a structure is determined by estimating the cost to 
replace the building with a new structure and then subtracting depreciation.  This method 
assumes the cost of replacing the existing building plus the value of the land equals market 
value.  The steps in applying the cost approach include: 

� Estimating the site value (land and site improvements) through review of comparable 
sales;  

� Estimating the cost of replacing the existing building with one of similar usefulness 
(reflecting current building design and materials); and  

� Deducting all sources of depreciation, including physical deterioration (“wear and 
tear” on a building) and functional and economic obsolescence.  Functional 
obsolescence is the reduced ability of the building to perform the function it was 
originally designed and built for.  Economic obsolescence refers to external forces 
that affect the ability of the building to continue to perform, including changes in 
transportation corridors, new types of building design demanded by the market, etc.  

The Assessment Office relies upon the cost approach most often (1) when the property 
being appraised is new or nearly new and income is not yet stabilized, (2) when there are no 
comparable sales, or (3) the improvements are relatively unique or specialized.  

Appeals                                                                                                                           

Property owners in the City of Stamford have the right to object to property assessments on 
the basis of the fair market value.  The Assessment Office sends notices of new property 
value to property owners by December 31st.  During years that a revaluation occurs, there are 
three levels at which an owner can appeal property value.  The first level is considered an 
informal hearing with the Assessment Office.  Owners have the opportunity to set 
appointments with assessors to review their values from December 31st to February 28th.  
Second level appeals must be filed by application to the Board of Assessments and Appeals 
(the “BAA”) by March 20th.  Hearings are held in April to determine the results of 
applications filed in March.  Commercial appeals exceeding $500,000 can automatically be 
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waived to the Superior Court.  After April, the appellate process continues to the Superior 
Court as a civil case for all property.   During years that a revaluation does not occur, 
informal hearings are not held and the BAA oversees the appellate process starting January 
1st or earlier pending notice arrival.   

The timeline for the appellate process is outlined in Tables II-A and II-B. 

TAXATION PROCEDURES 
 
Overview 
The Assessment Office is responsible for determination of the total assessed value of all 
taxable property known as the “Grand List.”  The Grand List must be completed and filed 
with the Town Clerk by January 31st.  The Assessor may request an extension to the end of 
February to complete duties if informal hearings are not complete.  The amount of revenue 
that must be raised in property taxes is referred to as the “Grand Levy.”  The Grand Levy 
divided by the Grand List is used to determine the property tax rate.  The property tax rate is 
shown in mills, or per $1,000 of assessed value. The property tax rate, or mill rate, is applied 
to each taxpayer’s taxable property.  The Office of Assessment and Tax Collection is 
responsible for mailing bills to owners and for maintaining information on all tax parcels. 
 
Credits and Exemptions 
The City of Stamford offers various programs for tax relief, including a discount on tax bills 
to elderly or permanently disabled citizens and veterans who meet certain income or net 
worth requirements. 
 
As the development within the Harbor Point District is not expected to qualify for tax relief 
under any of these programs, they are not factored into estimates of tax increment in this 
report. 
 
Tax Rates 
The City of Stamford is divided into four taxing districts based upon municipal services 
supplied to the property.  The Harbor Point Development is located in District A(1) and is 
described as having basic services (i.e. schools, police, and public works).  The property tax 
rate is set by the Board of Finance.  The property tax rate for District A(1), shown in mills, 
for fiscal year 2008-2009 is $16.82 per $1,000 of assessed value. 
 
The 2008 City property tax rate decreased significantly from the 2007 tax rate.  However, the 
reduced rate does not reflect a decrease in tax revenues.  Due to an even more significant 
increase in property valuations during the most recent revaluation, real property taxes are 
expected to increase.  It is likely that tax rates will continue to change over time; for 
projecting estimated future tax revenue in this report, however, a static rate of $16.82 per 
$1,000 of assessed value is used for Scenario B.  In Scenario A, the tax rate is assumed to 
increase by three percent per year in years between the five-year revaluation, with the rate 
reverting to $16.82 per $1,000 of assessed value in the years when a revaluation is projected 
to occur in order to maintain consistent growth of three percent per year. 
 
Penalties and Interest 
All property taxes not paid within thirty days of the due dates (July 1st and January 1st) are 
subject to an automatic one and one-half percent (1.5%) monthly interest rate.  Unpaid taxes 
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are delinquent the first day of each month thereafter and continue to accrue at a rate of 1.5% 
interest per month.  Therefore, on August 1, properties are subject to 3% of accrued interest. 
Delinquent notices are mailed the last week in September.  At the end of December, owners 
receive the January 1st installment notice with any previous past due amount listed.  In March 
or April a second delinquent notice is issued, followed by an Intent to Lien Notice in April or 
May.  The Intent to Lien Notice informs owners that if taxes are not paid in full by May 31st, a 
lien will be placed on the property.  Liens are formally placed in June by the Office of the 
Town Clerk.  The City may sell any tax lien that was not paid in the fiscal year it became due.   
 
Under Connecticut law, tax liens are most commonly enforced through any of three 
proceedings:  1) judicial foreclosure; 2) extra-judicial levy and sale, and 3) summary 
foreclosure.  The City and the District have agreed pursuant to a collection agreement to use 
judicial foreclosure to enforce payment of delinquent real property tax.  The Limited Offering 
Memorandum provides a detailed summary of the judicial foreclosure process.  Historically, 
the City has a collection rate of over 97%.3  
 
Table II-A outlines the assessment and appellate timeline during years with no revaluation. 
 

TABLE II-A 
Assessment and Appellate Timeline (No Revaluation) 

 

Process Date 

Effective date of reassessment October 1 
Notice of property value sent to owners by December 31 
Board of Assessment and Appeal application period begins by March 1 
Board of Assessment and Appeal application period ends by March 20 
Board of Assessment and Appeal hearings held April 
Appeals to Superior Court begin May 

Source - City of Stamford Office of Assessment and Tax Collection   
 
Table II-B on the following page outlines the assessment and appellate timeline during years 
with revaluation. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

�������������������������������������������������
3 According to City of Stamford 2007 Comprehensive Annual Financial Report, from 1998 through 2007, collections 
within the fiscal year of the levy ranged from a low of 97.1% to a high of 99.1%.  
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TABLE II-B 
Assessment and Appellate Timeline (Revaluation Year) 

 

Process Date 

Effective date of reassessment October 1 
Notice of property value sent to owners by December 31 
Informal hearings with the Office of Assessment begin by January 1 
Informal hearings with the Office of Assessment end by February 28 
Board of Assessment and Appeal application period begins by By January 31 
Board of Assessment and Appeal application period ends by February 20 
Board of Assessment and Appeal hearings held April 

Appeals to Superior Court begin 

2 months after 
notice of  BAA’s 

ruling 

Source - City of Stamford Office of Assessment and Tax Collection   
 
Table II-C outlines the taxation timeline. 
 

TABLE II-C 
Taxation Timeline 

 

Process Date 

Property assessed "as of" date October 1 
City tax bill for 1st half installment mailed June 15 
Final day to pay 1st installment without penalty July 31 
1.5% monthly interest first applied to delinquent payment (amount due 
will be 3% for two months of accrued interest) August 1 
Delinquent notice for 1st half installment mailed End of September 
City tax bill for 2nd half installment mailed December 15 
Final day to pay 2nd installment without penalty January 31 
1.5% monthly interest first applied to delinquent payment (amount due 
will be 3% for two months of accrued interest) February 1 
Delinquent notice for all delinquent payments mailed End of March 
Notice of intent to lien mailed April 1 
Final due date before lien May 31 
Interest accrues on a monthly basis for each preceding month at 1.5%  Ongoing 
Foreclosure procedures begin At City’s discretion  

Source - City of Stamford Office of Assessment and Tax Collection   
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III. Historical Appreciation in Market Values 
 
Property values typically appreciate over time.  For purposes of projecting a reasonable rate of 
appreciation for future values, it is useful to research how local property values have performed 
in the past.   
 
In the case of the Harbor Point District, however, such research is difficult, due to the sporadic 
nature of revaluations in the past.  Furthermore, since the Assessment Office has adopted new 
assessment practices, particularly in the case of commercial properties, comparisons of current 
to past assessed values reflect changes in methodology in addition to simple inflation.   
 
Since values going forward are meant to be based on market value, and market values will be 
based on property sales, a reasonable indicator for future values is to track historic selling prices 
for parcels over time.  The Assessment Office provided MuniCap, Inc. with a list of parcels 
within the City of Stamford that had been resold since 2000.  From this list, MuniCap, Inc. 
analyzed the difference between original and subsequent sales prices for the parcels and averaged 
out appreciation on an annual basis.  Though the sample size is small, the results did show 
historically robust appreciation over time, as shown below in Table III-A.   
 

TABLE III-A 
Historical Increase in Sales Price of Resold Properties* 

 
2008 2007 2006 2005 2004 2003 2002 

8.57% 6.68% 9.38% 14.18% 9.74% 4.34% 14.83% 
*Based on sales data provided by the City of Stamford Office of Assessment and Tax Collection.  Percentages 
reflect annual increase from preceding year. 

 
From 2002 through 2008, the historic sales prices shown in Table III-A increased by an average 
of 9.67% annually.  For this same timeframe, the real property tax rate decreased by an average 
of .85% annually.  Based on this data, the rate of appreciation of 3% used in Scenario A appears 
reasonable, although Scenario B, which assumes no appreciation, is also included in this report.   
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IV. Description of Harbor Point District 
 
HISTORY 
 
The property within the Harbor Point District is proposed to be developed as a mixed-use 
development on a 66 acre waterfront site in the City of Stamford, Connecticut.  At full 
build-out, the District will consist of four neighborhoods:  Harbor Point Commons, Harbor 
Point Park, Harbor Point Square, and Yale & Towne.  The Square and Park will be 
positioned along the waterfront while the Commons and Yale & Towne will be set back 
from the harbor to the northeast of the other neighborhoods, proximate to the Stamford 
Transportation Center and Interstate-95.  Located within the four neighborhoods will be 
11.4 acres of parks and open space, 4,000 residential units and approximately 795,000 square 
feet of mixed-use commercial space consisting of office, restaurants, retail, and hotels.  
 
On June 2, 2008, the City Zoning Board approved simultaneous applications for the planned 
Harbor Point development.  Harbor Point applications include the Coastal Site Plan for 
Harbor Point Marina and amended General Development Plan for Harbor Point Commons, 
Harbor Point Park and Harbor Point Square, together assigned Application No. 208-05.  
The final site plan for additional improvements including public and publicly accessible 
roadways, private drives, sidewalks, landscaping and lighting was also approved June 2, 2008 
as application 208-06.  The major uses identified within application 208-05 and application 
208-06 establish the maximum development that can be built. 
�
Major uses approved for the Harbor Point development include a marina located on the 
south end of the peninsula; publicly accessible open space areas; approximately 3,000 
housing units; approximately 290,000 square feet of office use; approximately 75,000 square 
feet of retail use and a hotel containing approximately 114 guest rooms.   
 
On January 26, 2009, the City Zoning Board approved a text amendment to the SRD-N 
regulation (Zoning Certificate No. 208-37), the amendment to the approved General 
Development Plan, including the Design Guidelines applicable to the property, and the Final 
Site and Costal Plan for the Yale and Towne development.  The General Development Plan 
was assigned Zoning Certificate No. 208-38 and includes Zoning Certificate No. 208.39.  
The amended General Development Plan was recorded on the Stamford Land Records as 
Map No. 14188. 
 
Major uses approved within the Yale and Towne development include approximately 
330,000 square feet of retail space, a hotel with up to 150 rooms and approximately 1,000 
residential units.  Additional improvements include public and publicly accessible roadways, 
private drives, sidewalks, landscaping and lighting.  
 

LOCATION 
 
The Harbor Point District is located in the South End neighborhood of the City of 
Stamford.  The neighborhood is a peninsula bordered by Interstate 95 to the north and 
almost totally by water on all other sides, with a few streets linking it to neighborhoods to 
the east and west.  Essentially, the 66 acre Harbor Point site covers the northern half of the 
South End neighborhood.   
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LOCAL AND REGIONAL ECONOMY 
 

The City of Stamford is located on Long Island Sound, 25 miles to the northeast of New 
York City, 40 miles southwest of New Haven and 90 miles southwest of Connecticut’s 
capital, Hartford.  Stamford lies within Fairfield County and borders Greenwich, New 
Canaan and Darien, Connecticut and Pound Ridge, New York.  Since the early part of the 
20th century, the city has transformed first from a factory hub to a research center, and then 
to a corporate headquarters community and national financial center. 
 
Today, Stamford is the 4th largest city in Connecticut (expecting to be the second largest by 
the 2010 census).  Stamford, with a population over 122,261, grew 8.4% between the 1990 
census and the 2000 census and has continued to increase annually.  Of the five largest cities 
in Connecticut, Stamford is the only one that has gained in population since the last census.4  

The economy of Stamford, Connecticut is unusual for having a cluster of corporate 
headquarters (many of which moved from New York in the 1980s both to lower their tax 
bill and to be closer to the homes of their top executives). 

The city has four Fortune 500 Companies, nine Fortune 1000 Companies, and thirteen 
Courant 100 Companies, as well as numerous divisions of large corporations. This gives 
Stamford the largest financial district in New York Metro outside New York City itself and 
one of the largest concentrations of corporations in the nation.5 

According to the Bureau of Labor Statistics, the unemployment rate for the Bridgeport-
Norwalk-Stamford Metropolitan Statistical Area (MSA) was 7.9% in September, 2009, 
compared to 8.4% for the State of Connecticut and 9.8% nationally.6 Due to the 
concentration of well-paying finance and managerial jobs, the 2008 Median Household 
Income in the City of Stamford Metropolitan was $77,598, while the average home price was 
$608,800. 
 
Stamford is economically and demographically diverse, and has a median age of only 37.5.  
In addition, the workforce is highly educated, with 65.5% of the population having at least 
some college education, while the area boasts 74 colleges, universities, and professional 
schools within thirty miles.7 
 

�������������������������������������������������
4 Comprehensive Annual Financial Report, Fiscal Year Ended June 30, 2007, City of Stamford, Connecticut. 
5 Source:  City of Stamford Chamber of Commerce.�
6 Source:  U.S. Department of Labor, Bureau of Labor Statistics. 
7 MONEY Magazine, Best Places to Live 2007, “Stamford, CT Snapshot.”�
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V.  Proposed Development 
 
OVERVIEW 
 
As planned, the development at Harbor Point is to include 4,000 residential units and 
approximately 795,000 square feet of mixed-use commercial space consisting of office, 
restaurants, retail, and hotels.  In addition, the plans include 11.4 acres of parks and open 
space. 

Taking advantage of the natural attributes of the site, Harbor Point is designed to address a 
pent-up need for retail and entertainment opportunities in the South End neighborhood, as 
well as provide upscale residential and office options along the water.   
   
According to Harbor Point Holding Company, LLC, the development at Harbor Point will 
be built in multiple phases.  Table V-A below shows the projected full development. 
  

TABLE V-A 
Proposed Development – Full Build-Out of Harbor Point 

 

Development Type Units/SF/Rooms1

Residential (Units) 
Apartments (market rate) 1,590  
Apartments (below market rate) 331  
Condos Type A (waterfront) 851  
Condos Type B (interior) 598  
Condos Type C (interior) 561  
Condos Type D (below market rate) 69  

Sub-total residential 4,000  
    
Commercial (SF) 

Office 289,378  
Retail 194,964  
Grocery store anchored retail 65,000  
    
  (Rooms) 
Hotel 235  

    
1Provided by Harbor Point Holding Company LLC. 

 
The above development plan provides the basis for projecting incremental revenues in 
Scenarios A and B. 
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As mentioned, Harbor Point Holding Company, LLC intends to develop Harbor Point in 
phases.  Table V-B shows the proposed development for Phase I only.  
 

TABLE V-B 
Proposed Development – Full Build-Out of Phase I 

 

Development Type Units/SF/Rooms1

Residential (Units) 
Apartments (market rate) 525 
Apartments (below market rate) 66 
Condos Type A (waterfront) 0  
Condos Type B (interior) 0  
Condos Type C (interior) 0  
Condos Type D (below market rate) 0  

Sub-total residential 591  
    
Commercial (SF) 

Office 289,378  
Retail 87,196  
Grocery store anchored retail 65,000  
    
  (Rooms) 
Hotel 0  

    
1Provided by Harbor Point Holding Company LLC. 

 
 
Detailed schedules showing the proposed development as well as projected absorption are 
included in Appendix A.  Detail schedules showing the projected absorption of Phase I only 
are included as Appendix B. 
 
A site plan for Harbor Point is included as Exhibit A at the end of this section. 
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VI. Projection of Market Value and Assessed Value 
 
PROPOSED DEVELOPMENT MARKET VALUE 
 
As outlined in the discussion on assessment procedures in the City of Stamford, assessed 
values are taken at 70% of values as appraised by the Real Estate Assessment Office, which, 
in turn, are meant to represent fair market value.  Different property types are appraised 
using different methods, as described in Section II of this report.  This section of the report 
includes the estimated market value and an explanation of the methodology used for the 
proposed development within the Harbor Point District. 
 
Assumptions 
The properties are first assumed to be on the tax roll at developed property values based on 
estimates of when the properties will be substantially completed, as projected in “Market 
Analysis and Product Program Recommendations for the Harbor Point Development in 
Stamford, Connecticut” (the “Market Study”) by the Concord Group.  No interim 
construction values are estimated in this report.  According to Harbor Point Holding 
Company, LLC, some components of the development at Harbor Point will begin to be 
completed in 2009.  Projected absorption in the Market Study continues through 2019. 
Appendix A at the end of this report provides a detailed projected absorption schedule for 
the above components. 
 
As noted in Section II, the Assessment Office recently completed a city-wide revaluation.  
For purposes of this report, the Assessment Office developed some initial assumptions of 
assessed value for the income-producing properties proposed development at Harbor Point.  
Estimated market and assessed values for for-sale residential properties are based on 
projected values per square foot for the various unit types as reported in the Market Study. 
In addition, MuniCap, Inc. checked these projected values against existing comparable 
properties whenever possible, as is discussed in Section VII.   
 
Estimates of Value 
Estimates of appraised values are given for the project at stabilization in current dollars.  
Sources for the information given in this section are noted in the Appendix A at the end of 
this report.   
 
As described in Section V of this report, the proposed development by Harbor Point 
Holding Company, LLC, contains residential, retail, restaurant, hotel, and office 
components.  The estimates of appraised value for each type of development are shown on 
the following page in Table VI-A.  Except where noted, all values were developed in 
conjunction with the Assessment Office, and represent weighted averages. 
 
The values developed in conjunction with the Assessment Office were suggested by 
Assessment Office staff using their computer assisted mass appraisal (CAMA) system.   
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TABLE VI-A 
Estimates of Appraised Value 

 

Property Type 
Units/GLA

/Rooms 
Value per 

Sq. Ft. 
Value per  

Unit/Room 
Total Appraised 

Value 
Waterfront Condo (market rate) 1,191 $700  $896,507  $1,067,739,876  
Condo (market rate) 819 $565  $722,603  $591,811,853  
Condo (affordable units) 69 $283  $357,990  $24,701,285  
Apartments (market rate) 1,590 $280  $275,683  $438,335,465  
Apartments (affordable units) 279 $165  $198,210  $54,633,126  
Office 289,378 $540  NA $156,264,120  
Restaurant 75,551 $580  NA $43,819,580  
Convenience retail 119,413 $510  NA $60,900,630  
Grocery store anchored retail 65,000 $330  NA $21,450,000  
Hotel 235 $307  $320,000  $75,200,000  
    TOTAL  $2,534,855,935  

 
In total, the development outlined in Table VI-A equals an estimated appraised value of 
$2,534,855,935 for the full build-out of Harbor Point.  Using the development mix outlined 
in Section V, the total estimated appraised value for Phase I only is $379,712,118. 
 
A detailed calculation of the estimated property values, along with documentation of 
information sources, is included in the attached Schedule I of Appendix A at the end of this 
report.  Additional schedules show the projected assessed values through tax year 2039, both 
with and without appreciation.   
 

 
PROJECTED ASSESSED VALUE 
 
Potential Assessed Value 
As described in Section II of this report, the State of Connecticut mandates that property be 
assessed at 70% of appraised value, which, in turn, is meant to represent 100% of market 
value.  As outlined in Section II, none of the property in the Harbor Point District is 
expected to be eligible for exemptions that will lower the effective assessed value.  
Therefore, the projected assessed value for the entire development is $1,774,399,154.  
 

Estimated Appraised Value ($2,534,855,935) × Assessment Ratio (70%) = 
Assessed Value ($1,774,399,154) 

 
TABLE VI-B 

Projected Assessed Values 
 

Development Appraised Value Assessed Value 
Full build-out $2,534,855,935  $1,774,399,154  
Phase I only $379,712,118  $265,798,482 
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VII. Comparable Properties 
 

OVERVIEW 
 
This section compares the projected assessed values of the subject properties to the assessed 
values of comparable properties.  The purpose of doing these comparisons is to provide a 
check on the values calculated in the previous section of the study.  Generally, it is expected 
that newly developed property will achieve similar values to comparable existing property in 
the same market area.  A straightforward comparison between estimated and historic values 
serves as a helpful indicator as to whether the estimated values are reasonable.  The two 
major challenges in making these comparisons are: 
 

1. Accurately identifying the true market area in which the subject property will be 
competing; and 

2. Accurately identifying similar projects that truly allow for a direct comparison of the 
subject property. 

 
These challenges were evident in the Harbor Point District, chiefly because most of the 
proposed development at Harbor Point introduces new product to an area where similar 
projects are not available for comparison. 
 
To find adequate comparable properties, the market area was considered to include all of the 
City of Stamford and surrounding areas.  The resulting comparables were then shown to the 
Assessment Office for verification that they were suitable comparisons for the subject 
properties.  Generally speaking, the values projected for the development at Harbor Point 
fell within the range of values for existing comparable properties. 
 
RESULTS – COMMERCIAL PROPERTIES 
 
Analysis of existing commercial property in the market area generally supports the values 
projected for the Harbor Point District.  Comparisons of projected values to current actual 
values for the various types of commercial property are summarized in Tables VII-A 
through VII-E.  Appendix D at the end of this study lists the comparable properties used. 
 
 

TABLE VII-A 
Subject vs. Sample Property – Office 

 

Property Range of Market Value Per Sq. Ft. 

Comparison properties $540 to $593 

Harbor Point $540 
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TABLE VII-B 
Subject vs. Sample Property – Retail, Grocery Anchored 

 

Property Range of Market Value Per Sq. Ft. 

Comparison properties $482 to $894 

Harbor Point $330 

 
TABLE VII-C 

Subject vs. Sample Property – Retail, Convenience 
 

Property Range of Market Value Per Sq. Ft. 

Comparison properties $469 to $550 

Harbor Point $510 

 
TABLE VII-D 

Subject vs. Sample Property – Restaurants 
 

Property Range of Market Value Per Sq. Ft. 

Comparison properties $471 to $569 

Harbor Point $580 

 
TABLE VII-E 

Subject vs. Sample Property – Hotels 
 

Property Range of Market Value Per Sq. Ft. 

Comparison properties $279,657 to $333,937 

Harbor Point $320,000 

 
 
Charts 4 through 8 at the end of this section express this information graphically.   
 
As shown in Tables VII-A through VII-E, most of the projected market values fall within 
the range of assessed values for property of similar category in and around the City of 
Stamford.  While some of the development is towards the high end of the range, or, in some 
cases, slightly exceeding the range, the Assessment Office believes that this is reasonable, 
given the waterfront location at Harbor Point and the expected high level of fit-out. 
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RESULTS – RESIDENTIAL PROPERTIES 
 
As with commercial properties, research concluded that projected values for the residential 
components of Harbor Point also fell within the range of market values for existing 
comparable properties, particularly on a per square foot basis.  The results are shown below 
in Tables VII-F and VII-G. 
 

TABLE VII-F 
Subject vs. Sample Property – Apartments 

 

Property Range of Market Value Per Sq. Ft. 

Comparison properties $262 to $289 

Harbor Point $275 

 
 

TABLE VII-G 
Subject vs. Sample Property – Condominiums 

 

Property Range of Market Value Per Sq. Ft. 

Comparison properties $501 to $640 

Harbor Point $552 to $731 

 
Charts 9 and 10 at the end of this section express this information graphically.   
 
As shown in Tables VII-F and VII-G, most of the projected market values fall within the 
range of market values for property of similar category in and around the City of Stamford.  
The high end of the range for condominiums at Harbor Point represent waterfront 
condominiums, which are expected to command a high premium due to the limited amount 
of units of this type in Stamford. 
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VIII. Comparison with Appraisal 
 
OVERVIEW 
 
CB Richard Ellis, Inc. estimated appraised values for the Harbor Point Development and 
presented their findings in “Harbor Point Development – Self Contained Appraisal Report” 
(the “Appraisal”).  These values were checked against those presented in this report.   
 
For the entire Harbor Point Development at completion, total estimated value in the 
Appraisal is within 95 percent of the total value estimated in this Section VI of this report.   
 
Table VIII-A on the following page provides a comparison of the values found in this study 
with those found in the Appraisal.  



TABLE VIII-A
Comparison of Market Values -- MuniCap vs. Appraisal

Estimated Market Value -- MuniCap Estimates Estimated Market Value -- Appraisal 1 Percentage
Project/Building Per SF Per Unit Per Room Per SF Per Unit Per Room Comparison

Harbor Square
Apartments (below market rate) $165 $165,000 NA $8,365,500 $138 $134,139 NA $6,975,210 83.4%
Waterfront condo (market rate) $731 $966,388 NA 53,151,340 $686 $905,714 NA 49,814,287 93.7%
Office $540 NA NA $156,264,120 $573 NA NA $165,728,155 106.1%
Retail $539 NA NA $40,073,960 $182 NA NA $13,544,096 33.8%
Hotel NA NA $320,000 $43,200,000 NA NA $239,614 $32,347,829 74.9%

Sub-total $301,054,920 $268,409,577 89.2%

Harbor Commons
Condo (market rate)2 $581 $742,816 NA $276,327,651 $481 $615,707 NA $240,741,522 87.1%
Condo (below market rate) $290 $371,408 NA $7,056,755 NA NA NA NA NA
Apartments (market rate)2 $275 $277,588 NA $315,617,945 $271 $273,888 NA $374,131,559 118.5%
Apartments (below market rate) $165 $166,553 NA $38,140,638 NA NA NA NA NA

Sub-total $637,142,988 $614,873,081 96.5%

Harbor Park
Waterfront condo (market rate) $698 $893,124 NA $1,014,588,536 $679 $868,354 NA $986,450,462 97.2%

Sub-total $1,014,588,536 $986,450,462 97.2%

Yale & Towne
Condo (market rate)2 $552 $705,781 NA $315,484,202 $528 $675,474 NA $335,710,653 106.4%
Condo (below market rate) $276 $352,891 NA $17,644,530 NA NA NA NA NA
Apartments (market rate)2 $275 $270,900 NA $122,717,520 $235 $231,758 NA $116,574,154 95.0%
Apartments (below market rate) $165 $162,540 NA $8,126,988 NA NA NA NA NA
Retail $464 NA NA $86,096,250 $419 NA NA $77,681,336 90.2%
Hotel NA NA $320,000 $32,000,000 NA NA $191,784 $19,178,389 59.9%

Sub-total $582,069,491 $549,144,532 94.3%

Total $2,534,855,935 $2,418,877,652 95.4%
1Source:  "Harbor Point Development Self Contained Appraisal Report," CB Richard Ellis, Inc.
2Per square foot and per unit values for these units represent a weighted average for both market and below market rate in the case of Appraisal estimates of market value.
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IX. Projection of Incremental Revenue 
 
INCREMENTAL TAXES 
 
Methodology 
The property value created within the Harbor Point District will produce revenue in the 
form of additional real property taxes.  Currently, the total tax rate per $1,000 of assessed 
value is $16.82 for the City of Stamford, as described in Section II of this report.   
 
The projected assessed value for the entire Harbor Point District is $1,774,399,154, as 
described in Section VI.  Therefore, at full build-out in current dollars, the District would be 
expected to generate $29,845,394 on an annual basis in real property taxes, as shown below. 
 

Scenarios A and B: 
($1,774,399,154 � 1,000 � $16.82) = $29,845,394 

 
As discussed in Section VI, the projected assessed value at completion of Phase I only is 
$265,798,482.  Therefore, gross real property taxes on the property would be $4,470,730, as 
shown below. 
 

 Phase I only: 
($265,798,482 � 1,000 � $16.82) = $4,470,730 

 
For Scenarios A and B, it is assumed that base taxes of $1,093,173 must be netted out to 
calculate incremental taxes, as described in the Interlocal Agreement dated July 1, 2008 
between the City of Stamford, Connecticut and the Harbor Point Infrastructure 
Improvement District.8  It is further assumed that only 50% of the incremental tax revenues 
will be available to pledge towards debt service.  Therefore, the projected taxes eligible for 
use by the District are as follows: 
 

Scenarios A and B:  
$29,845,394 � $1,091,173 = $28,754,221 

 $28,754,221 � 50% = $14,377,110 
 
Results 
Section I of this report set forth two scenarios under which incremental taxes were to be 
estimated.  
 
Scenario A 
 

� The Harbor Point development is completed as proposed; 
 

� Property values increase at a net three percent rate of inflation, including net changes 
in values and tax rates;  

 

�������������������������������������������������
8 If base taxes are apportioned pro rata according to projected assessed value at full build-out, the incremental 
taxes eligible for use by the District attributable to Phase I are estimated at $1,617,885, as shown in Appendix 
B. 
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� Values are projected to increase only in the years property is reassessed; and 
 

� Mill rates decrease in years of the revaluation in order to maintain a net three percent 
rate of inflation. 

 
Scenario B 
 

� The Harbor Point development is completed as proposed; and 
 

� Property values and mill rates remain static for the period reviewed in this study. 
 

 
Based on the methodology outlined throughout this report, the total estimated tax revenues 
for each scenario are shown below in Table IX-A. 
 

TABLE IX-A 
Projected Incremental Taxes 

 
Scenario Annual District Revenues Through 2039 

 Scenario A (3% net appreciation)    
  Gross real property taxes  $3,667,150 to $72,442,604 $1,262,987,025  
  (Less:  base taxes) ($1,091,173) ($30,552,844) 
  Incremental real property taxes $2,575,977 to $71,351,431 $1,232,434,181  
  Percentage of taxes available for debt service 50% 50% 
     Total available incremental taxes (Scenario A) $1,287,988 to $35,675,716 $616,217,091  

 Scenario B (no appreciation)    
  Gross real property taxes  $3,355,961 to $29,845,394 $718,365,410  
  (Less:  base taxes) ($1,091,173) ($30,552,844) 
  Incremental real property taxes $2,264,788 to $28,754,221 $687,812,566  
  Percentage of taxes available for debt service 50% 50% 
     Total available incremental taxes (Scenario B) $1,132,394 to $14,377,110 $343,906,283  

 
 
Detailed calculations of these figures are included in Appendix A at the end of this study.  
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X. Projected Assessments 
 
Special assessments have been imposed on assessed property in an amount equal to debt 
service on the bonds and administrative expenses related to the bonds.  The special 
assessments will provide for the levy of an obligation sufficient to repay the bonds if 
property tax revenues are not sufficient to pay debt service.  The calculation of special 
assessments imposed on assessed property is shown below in Table X-A. 
 

TABLE X-A 
Calculation of Special Assessments 

 
Assessment Component Total 

Part 2 principal $145,000,000 
Part 2 interest $268,334,609 
Part 2 administrative $3,103,379 
      Total Part 2 special assessments $416,437,988 
 
Special assessments are imposed on assessed property.  Assessed property consists of 
property within the District other than public property, owner association property, and 
public utility property. 
 
Special assessments are allocated to parcels of assessed property on the basis of the 
proposed development on each parcel.  Proposed future development is classified into one 
of five categories, as follows: 
 
Class 1   Apartments (market rate) 
Class 2   Apartments (affordable) 
Class 3   Condos – Type A 
Class 4   Condos – Type B 
Class 5   Condos – Type C 
Class 6   Condos – Affordable 
Class 7   Office and retail 
Class 8   Anchor retail 
Class 9   Hotel 
 
Each of these classes is assigned an equivalent unit factor.  Equivalent unit factors are based 
on estimated future assessed value of property in each class.   For example, the estimated 
average assessed value of units in Class 3 is $514,771.  This class is assigned an equivalent 
unit factor of 1.00.  The estimated average assessed value of units in Class 4 is $425,561.  
This class is assigned an equivalent unit factor of 0.83 ($425,561 ÷ $514,771 = 0.83).  The 
equivalent unit factors for each class of property are shown in Table X-B on the following 
page. 
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TABLE X-B 
Equivalent Unit Factors 

 

Property Class 
Average 

Estimated 
Assessed Values

Equivalent Assessment Factors

       
Apartments (market rate) $192,500 0.37 Per 1,000 BSF 
Apartments (below market rate) $115,500 0.22 Per 1,000 BSF 
Condos Type A (waterfront) $514,771 1.00 Per 1,000 BSF 
Condos Type B (interior) $425,561 0.83 Per 1,000 BSF 
Condos Type C (interior) $382,571 0.74 Per 1,000 BSF 
Condos Type D (below market rate) $195,859 0.38 Per 1,000 BSF 
Office and Retail $377,190 0.73 Per 1,000 BSF 
Anchor Retail $231,000 0.45 Per 1,000 BSF 
Hotel $224,000 0.44 Per 1,000 BSF 
Parking $0 0.00 Per Space 
 
Based on the development plan for the District, the projected total equivalent units are 4,088 
as shown below in Table X-C. 
 

TABLE X-C 
Total Equivalent Unit Factors 

 

Property Class 
Total 1,000 

BSF/Rooms 
Equivalent 

Assessment Factors
Total Equivalent 

Units 
    
Class 1 1,593 0.37 596 
Class 2 331 0.22 74 
Class 3 1,091 1.00 1,091 
Class 4 764 0.83 632 
Class 5 717 0.74 533 
Class 6 88 0.38 34 
Class 7 484 0.73 355 
Class 8 65 0.45 29 
Class 9 245 0.44 107 
   Total   3,451 

 
The equivalent units of each parcel are based on the estimated development that will occur 
on the parcel and the equivalent units for each class of property.  
 
Special assessments are allocated to each parcel pro rata to the equivalent units of each 
parcel.  As a result, a parcel that represents ten percent of the equivalent units will be 
allocated ten percent of the special assessments.  For example, projected development 
includes 65,000 square feet of anchor retail (Class 8) and 245 hotel rooms (Class 9).  If all of 
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this development were to be on a single parcel, the total equivalent units for the parcel 
would be 154, as shown below in Table X-D. 
 

TABLE X-D 
Equivalent Units on a Sample Parcel 

 

Property Class 
Total 1,000 

BSF/Rooms 
Equivalent 

Assessment Factors
Total Equivalent 

Units 
    
Class 8 65 0.45 29 
Class 9 245 0.44 107 
   Total 310  137 

 
Based on the total development outlined in Table X-C, the sample parcel in Table X-D 
would be responsible for 3.97% of the total assessments, as shown below in Table X-E. 
 

TABLE X-E 
Allocation of Assessments to Sample Parcel 

 
Total equivalent units 3,451 
Equivalent units on sample parcel 137 
  Share of equivalent units or sample parcel 3.97% 
  
Total special assessments (Part 2) $416,437,988 
   Allocation of assessments to sample parcel $16,532,588 
 
The special assessments are payable each year as the annual installments.  The annual 
installments are equal to annual debt service plus administrative expenses related to the 
bonds.  Each parcel’s share of the annual installments is equal to its share of the special 
assessments (which are based on its share of the total equivalent units).   
 
Each parcel receives a credit to the annual installment for the property taxes produced by the 
parcel that are available to apply to the repayment of the bonds.  In addition, it is expected 
that a reimbursement from the U.S. Treasury will be available to reduce debt service.  The 
annual payment for a parcel is generally equal to the annual installment less the credit for 
property taxes available to pay debt service on the bonds, and the deduction in debt service 
from U.S. Treasury payments.  The annual obligation each parcel will be required to pay is 
the annual payment.  As a result, annual installments are collected only in the amount 
necessary to pay debt service and administrative expenses less the tax revenues available to 
repay the bonds.  
 
An example of the credit calculation for the sample parcel is shown in Table X-F on the 
following page.  In this example, the sample parcel has an assumed base value of zero.  
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TABLE X-F 
Example of Credit for Property Taxes 

 
Annual Installment 
   Total annual installment (estimated max) $16,284,157
   Parcel share of annual installment 3.97%
      Parcel annual installment $646,481
Annual Property Taxes 
   Projected parcel assessed value $67,655,00
   Assumed millage rate $16.82
      Total projected parcel property taxes $1,137,957
Credit for Real Property Taxes 
    Percent of property taxes available for debt service 50%
    Parcel credit for real property taxes $568,979
U.S. Treasury Payment 
   Total annual U.S. Treasury payment $900,000
   Parcel share of annual installment 3.97%
      Pro rata portion of U.S. Treasury payment credited to parcel $35,730
Total Parcel Annual Payment 
   Parcel annual installment $646,481
   Parcel annual credit (property taxes plus U.S. Treasury Payment) $1,173,687
      Total parcel annual payment $0

 
The special assessments are subject to a mandatory prepayment of special assessments under 
two circumstances.  One of these circumstances is if the use of a parcel of assessed property 
is converted to non-assessed property and the assessments may not be reallocated to any 
other parcel (e.g., as a result of a transfer of the development from one parcel to the other).  
The second circumstance under which a parcel may be subject to a mandatory prepayment 
of special assessments is if there is a reduction in development proposed for a parcel, 
resulting in an increase in the special assessment per equivalent unit to an amount that is 
greater than the maximum special assessment per equivalent unit (if the special assessment 
may not be transferred to another parcel) as identified in the true-up agreement. 

 
Total projected annual debt service and revenue sources are shown in Table X-G on the 
following page. 



TABLE X-G

Projected Debt Service and Revenue Sources

Final Bond Net
Tax Due Year Inflation Annual Property Tax Potential

Date Ending Factor Debt Service 1 Increment Assessments Tax Increment All Revenues
31-Jan-11 1-Sep-11 100.0% $0 $0 $0 NA 0%
31-Jan-12 1-Sep-12 100.0% $8,032,346 $1,287,988 $6,744,358 16% 100%
31-Jan-13 1-Sep-13 100.0% $11,702,163 $2,292,475 $9,409,687 20% 100%
31-Jan-14 1-Sep-14 115.9% $11,829,113 $5,010,080 $6,819,032 42% 100%
31-Jan-15 1-Sep-15 115.9% $11,954,163 $7,692,433 $4,261,729 64% 100%
31-Jan-16 1-Sep-16 115.9% $12,081,613 $10,185,436 $1,896,177 84% 100%
31-Jan-17 1-Sep-17 115.9% $12,205,413 $12,523,676 $0 103% 103%
31-Jan-18 1-Sep-18 115.9% $12,339,863 $14,987,816 $0 121% 121%
31-Jan-19 1-Sep-19 134.4% $12,468,213 $18,815,521 $0 151% 151%
31-Jan-20 1-Sep-20 134.4% $12,599,763 $19,396,354 $0 154% 154%
31-Jan-21 1-Sep-21 134.4% $12,733,113 $20,730,611 $0 163% 163%
31-Jan-22 1-Sep-22 134.4% $12,871,863 $21,368,897 $0 166% 166%
31-Jan-23 1-Sep-23 134.4% $13,004,263 $22,026,331 $0 169% 169%
31-Jan-24 1-Sep-24 155.8% $13,138,013 $22,703,489 $0 173% 173%
31-Jan-25 1-Sep-25 155.8% $13,272,625 $23,400,961 $0 176% 176%
31-Jan-26 1-Sep-26 155.8% $13,410,738 $24,119,358 $0 180% 180%
31-Jan-27 1-Sep-27 155.8% $13,544,594 $24,859,306 $0 184% 184%
31-Jan-28 1-Sep-28 155.8% $13,681,831 $25,621,453 $0 187% 187%
31-Jan-29 1-Sep-29 180.6% $13,824,300 $26,406,464 $0 191% 191%
31-Jan-30 1-Sep-30 180.6% $13,963,456 $27,215,026 $0 195% 195%
31-Jan-31 1-Sep-31 180.6% $14,101,150 $28,047,844 $0 199% 199%
31-Jan-32 1-Sep-32 180.6% $14,238,838 $28,905,647 $0 203% 203%
31-Jan-33 1-Sep-33 180.6% $14,382,581 $29,789,184 $0 207% 207%
31-Jan-34 1-Sep-34 209.4% $14,522,656 $30,699,227 $0 211% 211%
31-Jan-35 1-Sep-35 209.4% $14,664,731 $31,636,571 $0 216% 216%
31-Jan-36 1-Sep-36 209.4% $14,808,688 $32,602,036 $0 220% 220%
31-Jan-37 1-Sep-37 209.4% $14,949,013 $33,596,465 $0 225% 225%
31-Jan-38 1-Sep-38 209.4% $15,095,194 $34,620,726 $0 229% 229%
31-Jan-39 1-Sep-39 242.7% $15,677,438 $35,675,716 $0 228% 228%

Total $371,097,728 $616,217,091 $29,130,983
1Provided by Stone & Youngberg, LLC.  Net annual debt service is net of anticipated interest subsidy payment.

Debt Service Coverage
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XI. Assumptions & Limitations 
�
The valuation of property for real estate tax purposes is determined by the City of Stamford 
Office of Assessment and Tax Collection.  This report attempts to estimate how the Office 
of Assessment and Tax Collection may estimate the value of the subject properties in the 
future.  The values estimated by the Office of Assessment and Tax Collection could be 
materially different than the estimates included in this report.  Section III of this report 
includes an analysis of changes in assessed values.  As can be seen in this section, values can 
change significantly over time, and these changes can be significantly higher or lower than 
values in previous years.  The history of values in Section III demonstrates that determining 
property values for tax purposes is not as straightforward or as simple as the analysis in this 
report.  Many factors not considered in this report may impact actual future values.  
Furthermore, as shown by the values in Section III, property values are not likely to be 
consistent from year to year. 
 
The Office of Assessment and Tax Collection often relies on market data to estimate the 
value of property.  Market rent rates, vacancy levels, expense ratios, capitalization rates, 
construction costs and other assumptions may change or be different than estimated in this 
report.   Rent rates, vacancies, and expenses for the subject properties may be different than 
market conditions and could result in property values of the subject properties being less 
than estimated in this report.  Property values can be appealed, competition can be greater, 
national or local market conditions can change; in short, there are many factors that can 
affect the valuation of property.  These factors make the projection of future values an 
imprecise exercise.  The successful development and operation of the subject properties is 
critical to the values estimated in the report. 
 
This report has made assumptions regarding the effect of exemptions on incremental real 
property taxes.  There is no historical or statistical basis for these assumptions.  The actual 
effect of exemptions will likely be different than assumed in this report and a significant 
increase in exemptions would materially affect the tax increment revenues available for debt 
service on the bonds. 
 
This report has made assumptions regarding property taxes that are delinquent and not paid.  
This study does not include an analysis to determine if the owners of property within the 
Harbor Point District will be able or willing to pay property taxes or if the tax collector will 
be able to collect unpaid taxes.  The actual delinquencies in the payment of real property 
taxes in the Harbor Point District will likely be different than assumed in this report and a 
significant increase in the failure to pay property taxes would materially affect the tax 
increment revenues available for debt service on the bonds.   
 
This report estimates future tax increment revenues based on current real estate tax rates and 
does not assume real estate tax rates in the future will be different than tax rates in 2009. 
Chart 3 shows the historical real estate tax rates levied by the City of Stamford. As shown by 
Chart 3, real estate tax rates have varied significantly over the years and have declined in 
some years.  Real estate tax rates will likely vary significantly in future years and be different 
than assumed in this report and a significant decrease in real estate tax rates could materially 
affect the tax increment revenues available for debt service on the bonds. 
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This report includes projections of tax increment revenues based on no appreciation and 
three percent annual appreciation.  Changes in values will not be consistent from year to 
year.  Future values are estimated based on values in 2009.  Values in any future year may be 
less than values in 2009. 
 
This report assumes that the subject properties will be developed as projected in this report.��
A delay in the development of properties or changes to the program of development would 
reduce tax increment revenues during the years of the delay and could result in there being 
inadequate tax revenues to pay debt service on the bonds.  No analysis has been conducted 
to determine if the subject properties are likely to be developed as projected.�
 
This report includes a summary of provisions on the laws of the State of Connecticut, and 
City of Stamford relating to the assessment of real estate, collection of real estate taxes, and 
tax increment financing districts.  This summary is general in nature, is not intended to be 
definitive, and is qualified in its entirety by the applicable provisions of law. 
 
The limited offering memorandum includes additional information on the proposed 
development, as well as information regarding the Harbor Point District, the collection of 
property taxes, and other matters relevant to this report, including risk factors related to the 
bonds.  This report should be reviewed in conjunction with the limited offering 
memorandum and all relevant information therein applies to this report. 
 
Numerous sources of information were relied on in the preparation of this report.  These 
sources are believed to be reliable; however, no effort has been made to verify information 
obtained from other sources. 
 
In summary, this report necessarily incorporates numerous estimates and assumptions with 
respect to property performance, general and local business and economic conditions, the 
absence of material changes in the competitive environment and other matters.  Some 
estimates or assumptions will inevitably not materialize and unanticipated events and 
circumstance will occur.  As a result, actual results will vary from the estimates in this report 
and the variations may be material. 
 
Other assumptions made in the preparation of this report and limiting conditions to this 
report are as follows: 
 

1. There are no zoning, building, safety, environmental or other federal, state, or local 
laws, regulations, or codes that would prohibit or impair the development, marketing 
or operation of the subject properties in the manner contemplated in this report, and 
the subject properties will be developed, marketed and operated in compliance with 
all applicable laws, regulations, and codes. 

 
2. No material changes will occur in (a) any federal, state or local law, regulation or 

code affecting the subject properties or (b) any federal, state or local grant, financing 
or other program to be utilized in connection with the subject properties. 

 
3. The local, national and international economies will not deteriorate and there will be 

no significant changes in interest rates or in rates of inflation or deflation. 
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4. The subject properties will be served by adequate transportation, utilities and 

governmental facilities. 
 

5. The subject properties will not be subjected to any war, energy crises, embargo, 
strike, earthquake, flood, fire or other casualty or act of God. 

 
6. The subject properties will be developed, marketed, and operated in a highly 

professional manner. 
 

7. There are no existing, impending or threatened litigation that could hinder the 
development, marketing, or operation of the subject properties. 

 
8. MuniCap, Inc. has no responsibility for legal, environmental, architectural, geologic, 

engineering, and other matters related to the development and operation of the 
subject properties. 
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Harbor Point TIF
City of Stamford, Connecticut

Schedule I:  Summary of Proposed Development

Total Estimated
Estimated Full Proposed Development2 Estimated Market Value3 Total Estimated Assessed Value

Project/Building Parcel1 Development GLA SF Units SF Per Unit NSF Per Unit4 Rooms Per SF Per Unit Per Room Market Value (70% of Fair Market Value)

Harbor Square
Apartments (below market rate) S5 2011 50,700 52 975 - NA $165 $160,875 NA $8,365,500 $5,855,850
Waterfront condo (market rate)4 S3 2012 85,486 55 1,554 1,321 NA $731 $966,388 NA $53,151,340 $37,205,938
Office S1/S2 2010 289,378 NA NA - NA $540 NA NA $156,264,120 $109,384,884
Restaurants S1/S4 2012 30,734 NA NA - NA $580 NA NA $17,825,720 $12,478,004
Convenience retail S2/S3 2012 43,624 NA NA - NA $510 NA NA $22,248,240 $15,573,768
Hotel S3 2012 149,361 NA NA - 135 NA NA $320,000 $43,200,000 $30,240,000
Sub-total 649,283 107 $301,054,920 $210,738,444

Harbor Commons
Condo (market rate)4 C2/C5 2014 559,860 372 1,505 1,279 NA $581 $742,816 NA $276,327,651 $193,429,356
Condo (below market rate)4 C2/C5 2014 28,595 19 1,505 1,279 NA $290 $371,408 NA $7,056,755 $4,939,728
Apartments (market rate) C1/C6/C7/C8 2016 1,147,702 1,137 1,009 - NA $275 $277,588 NA $315,617,945 $220,932,561
Apartments (below market rate) C1/C6/C7/C8 2016 231,155 229 1,009 - NA $165 $166,553 NA $38,140,638 $26,698,447
Sub-total 1,967,312 1,757 $637,142,988 $446,000,092

Harbor Park
Waterfront condo (market rate)4 P1-P6 2017 1,709,680 1,136 1,505 1,279 NA $698 $893,124 NA $1,014,588,536 $710,211,975
Sub-total $1,014,588,536 $710,211,975

Yale & Towne
Condo (market rate)4 Y2/Y3 2019 672,735 447 1,505 1,279 NA $552 $705,781 NA $315,484,202 $220,838,942
Condo (below market rate)4 Y2/Y3 2019 75,250 50 1,505 1,279 NA $276 $352,891 NA $17,644,530 $12,351,171
Apartments (market rate) Y4/Y5/Y6/Y8 2013 446,246 453 985 - NA $275 $270,900 NA $122,717,520 $85,902,264
Apartments (below market rate) Y4/Y5/Y6/Y8 2013 49,254 50 985 - NA $165 $162,540 NA $8,126,988 $5,688,892
Grocery store anchored retail Y7 2010 65,000 NA NA - NA $330 NA NA $21,450,000 $15,015,000
Convenience retail Y1/Y2/Y4/Y7/Y8 2019 75,789 NA NA - NA $510 NA NA $38,652,390 $27,056,673
Restaurant Y3/Y5 2017 44,817 NA NA - NA $580 NA NA $25,993,860 $18,195,702
Hotel Y1 2015 95,800 NA NA - 100 NA NA $320,000 $32,000,000 $22,400,000
Sub-total 1,524,891 1,000 $582,069,491 $407,448,643

Total 5,851,166 4,000 $2,534,855,935 $1,774,399,154
MuniCap, Inc. 26-Jan-10

1See Appendix C for a detailed breakout of development by parcel.
2Based on development plan as outlined in "Market Analysis and Product Program Recommendations for the Harbor Point Development in Stamford, Connecticut," The Concord Group, November 2009.
3Provided by City of Stamford, Office of Assessment and Tax Collection, except as noted.
4Estimated market value based on suggested effective unit prices as stated in "Market Analysis and Product Program Recommendations for the Harbor Point Development in Stamford, Connecticut," The Concord Group, November 2009.  The market analysis assumes effective 
square feet for for-sale to be 85% of total square feet.  For consistency in presentation, unit sizes are shown in terms of effective square feet rather than gross square feet in this study.
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Harbor Point TIF
City of Stamford, Connecticut

Schedule II: Projected Absorption

Harbor Square1

Development Apartments (below market rate) Waterfront Condo (market rate) Office Restaurant Convenience Retail Hotel
Year (Units) (Units) (SF) (SF) (SF) (Rooms)

Ending Annual Cumulative Annual Cumulative Annual Cumulative Annual Cumulative Annual Cumulative Annual Cumulative
31-Dec-09 0 0 0 0 0 0 0 0 0 0 0 0
31-Dec-10 0 0 0 0 289,378 289,378 26,234 26,234 20,666 20,666 0 0
31-Dec-11 52 52 0 0 0 289,378 0 26,234 0 20,666 0 0
31-Dec-12 0 52 55 55 0 289,378 4,500 30,734 22,958 43,624 135 135
31-Dec-13 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-14 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-15 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-16 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-17 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-18 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-19 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-20 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-21 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-22 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-23 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-24 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-25 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-26 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-27 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-28 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-29 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-30 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-31 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-32 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-33 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-34 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-35 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-36 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135
31-Dec-37 0 52 0 55 0 289,378 0 30,734 0 43,624 0 135

Total 52 55 289,378 30,734 43,624 135
MuniCap, Inc. 26-Jan-10

1Provided by Harbor Point Holding Company, LLC.
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Harbor Point TIF
City of Stamford, Connecticut

Schedule II: Projected Absorption, continued

Harbor Commons1 Harbor Park1

Development
Year (Units) (Units) (Units) (Units) (Units)

Ending Annual Cumulative Annual Cumulative Annual Cumulative Annual Cumulative Annual Cumulative
31-Dec-09 0 0 0 0 0 0 0 0 0 0
31-Dec-10 0 0 0 0 0 0 0 0 0 0
31-Dec-11 0 0 0 0 296 296 40 40 0 0
31-Dec-12 0 0 0 0 306 602 69 109 200 200
31-Dec-13 258 258 13 13 0 602 0 109 136 336
31-Dec-14 114 372 6 19 0 602 0 109 250 586
31-Dec-15 0 372 0 19 135 737 25 134 210 796
31-Dec-16 0 372 0 19 400 1,137 95 229 160 956
31-Dec-17 0 372 0 19 0 1,137 0 229 180 1,136
31-Dec-18 0 372 0 19 0 1,137 0 229 0 1,136
31-Dec-19 0 372 0 19 0 1,137 0 229 0 1,136
31-Dec-20 0 372 0 19 0 1,137 0 229 0 1,136
31-Dec-21 0 372 0 19 0 1,137 0 229 0 1,136
31-Dec-22 0 372 0 19 0 1,137 0 229 0 1,136
31-Dec-23 0 372 0 19 0 1,137 0 229 0 1,136
31-Dec-24 0 372 0 19 0 1,137 0 229 0 1,136
31-Dec-25 0 372 0 19 0 1,137 0 229 0 1,136
31-Dec-26 0 372 0 19 0 1,137 0 229 0 1,136
31-Dec-27 0 372 0 19 0 1,137 0 229 0 1,136
31-Dec-28 0 372 0 19 0 1,137 0 229 0 1,136
31-Dec-29 0 372 0 19 0 1,137 0 229 0 1,136
31-Dec-30 0 372 0 19 0 1,137 0 229 0 1,136
31-Dec-31 0 372 0 19 0 1,137 0 229 0 1,136
31-Dec-32 0 372 0 19 0 1,137 0 229 0 1,136
31-Dec-33 0 372 0 19 0 1,137 0 229 0 1,136
31-Dec-34 0 372 0 19 0 1,137 0 229 0 1,136
31-Dec-35 0 372 0 19 0 1,137 0 229 0 1,136
31-Dec-36 0 372 0 19 0 1,137 0 229 0 1,136
31-Dec-37 0 372 0 19 0 1,137 0 229 0 1,136

Total 372 19 1,137 229 1,136
MuniCap, Inc. 26-Jan-10

1Provided by Harbor Point Holding Company, LLC.

Condo (market rate) Waterfront Condo (market rate)Apartments (market rate) Apartments (below market rate)Condo (below market rate)
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Harbor Point TIF
City of Stamford, Connecticut

Schedule II: Projected Absorption, continued

Development
Year (Units) (Units) (Units) (Units) (SF) (SF) (SF) (Rooms)

Ending Annual Cumulative Annual Cumulative Annual Cumulative Annual Cumulative Annual Cumulative Annual Cumulative Annual Cumulative Annual Cumulative
31-Dec-09 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
31-Dec-10 0 0 0 0 229 229 26 26 65,000 65,000 30,000 30,000 0 0 0 0
31-Dec-11 0 0 0 0 112 341 12 38 0 65,000 0 30,000 23,817 23,817 0 0
31-Dec-12 0 0 0 0 0 341 0 38 0 65,000 0 30,000 0 23,817 0 0
31-Dec-13 0 0 0 0 112 453 12 50 0 65,000 15,000 45,000 0 23,817 0 0
31-Dec-14 0 0 0 0 0 453 0 50 0 65,000 0 45,000 0 23,817 0 0
31-Dec-15 0 0 0 0 0 453 0 50 0 65,000 18,000 63,000 0 23,817 100 100
31-Dec-16 0 0 0 0 0 453 0 50 0 65,000 0 63,000 0 23,817 0 100
31-Dec-17 338 338 38 38 0 453 0 50 0 65,000 0 63,000 21,000 44,817 0 100
31-Dec-18 0 338 0 38 0 453 0 50 0 65,000 0 63,000 0 44,817 0 100
31-Dec-19 109 447 12 50 0 453 0 50 0 65,000 12,789 75,789 0 44,817 0 100
31-Dec-20 0 447 0 50 0 453 0 50 0 65,000 0 75,789 0 44,817 0 100
31-Dec-21 0 447 0 50 0 453 0 50 0 65,000 0 75,789 0 44,817 0 100
31-Dec-22 0 447 0 50 0 453 0 50 0 65,000 0 75,789 0 44,817 0 100
31-Dec-23 0 447 0 50 0 453 0 50 0 65,000 0 75,789 0 44,817 0 100
31-Dec-24 0 447 0 50 0 453 0 50 0 65,000 0 75,789 0 44,817 0 100
31-Dec-25 0 447 0 50 0 453 0 50 0 65,000 0 75,789 0 44,817 0 100
31-Dec-26 0 447 0 50 0 453 0 50 0 65,000 0 75,789 0 44,817 0 100
31-Dec-27 0 447 0 50 0 453 0 50 0 65,000 0 75,789 0 44,817 0 100
31-Dec-28 0 447 0 50 0 453 0 50 0 65,000 0 75,789 0 44,817 0 100
31-Dec-29 0 447 0 50 0 453 0 50 0 65,000 0 75,789 0 44,817 0 100
31-Dec-30 0 447 0 50 0 453 0 50 0 65,000 0 75,789 0 44,817 0 100
31-Dec-31 0 447 0 50 0 453 0 50 0 65,000 0 75,789 0 44,817 0 100
31-Dec-32 0 447 0 50 0 453 0 50 0 65,000 0 75,789 0 44,817 0 100
31-Dec-33 0 447 0 50 0 453 0 50 0 65,000 0 75,789 0 44,817 0 100
31-Dec-34 0 447 0 50 0 453 0 50 0 65,000 0 75,789 0 44,817 0 100
31-Dec-35 0 447 0 50 0 453 0 50 0 65,000 0 75,789 0 44,817 0 100
31-Dec-36 0 447 0 50 0 453 0 50 0 65,000 0 75,789 0 44,817 0 100
31-Dec-37 0 447 0 50 0 453 0 50 0 65,000 0 75,789 0 44,817 0 100

Total 447 50 453 50 65,000 75,789 44,817 100
MuniCap, Inc. 26-Jan-10

1Provided by Harbor Point Holding Company, LLC.

Yale & Towne1

Condo (market rate) Apartments (below market rate) Convenience Retail HotelApartments (market rate) Grocery Anchored RetailCondo (below market rate) Restaurant
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Harbor Point TIF
City of Stamford, Connecticut

Schedule III: Projection of Market Value

Harbor Square
Development Final Apartments (below market rate) Waterfront Condo (market rate) Office Restaurant Convenience Retail

Year Tax Due Inflation Value Per No. of Total Value Per No. of Total Value Per Total Value Per Total Value Per Total
Ending Date Factor1 Unit Units Market Value Unit Units Market Value SF SF Market Value SF SF Market Value SF SF Market Value

31-Dec-09 31-Jan-11 100.0% $160,875 0 $0 $966,388 0 $0 $540 0 $0 $580 0 $0 $510 0 $0
31-Dec-10 31-Jan-12 100.0% $160,875 0 $0 $966,388 0 $0 $540 289,378 $156,264,120 $580 26,234 $15,215,720 $510 20,666 $10,539,660
31-Dec-11 31-Jan-13 100.0% $160,875 52 $8,365,500 $966,388 0 $0 $540 289,378 $156,264,120 $580 26,234 $15,215,720 $510 20,666 $10,539,660
31-Dec-12 31-Jan-14 115.9% $186,498 52 $9,697,907 $1,120,309 55 $61,616,970 $626 289,378 $181,152,943 $672 30,734 $20,664,895 $591 43,624 $25,791,808
31-Dec-13 31-Jan-15 115.9% $186,498 52 $9,697,907 $1,120,309 55 $61,616,970 $626 289,378 $181,152,943 $672 30,734 $20,664,895 $591 43,624 $25,791,808
31-Dec-14 31-Jan-16 115.9% $186,498 52 $9,697,907 $1,120,309 55 $61,616,970 $626 289,378 $181,152,943 $672 30,734 $20,664,895 $591 43,624 $25,791,808
31-Dec-15 31-Jan-17 115.9% $186,498 52 $9,697,907 $1,120,309 55 $61,616,970 $626 289,378 $181,152,943 $672 30,734 $20,664,895 $591 43,624 $25,791,808
31-Dec-16 31-Jan-18 115.9% $186,498 52 $9,697,907 $1,120,309 55 $61,616,970 $626 289,378 $181,152,943 $672 30,734 $20,664,895 $591 43,624 $25,791,808
31-Dec-17 31-Jan-19 134.4% $216,203 52 $11,242,532 $1,298,745 55 $71,430,956 $726 289,378 $210,005,910 $779 30,734 $23,956,277 $685 43,624 $29,899,774
31-Dec-18 31-Jan-20 134.4% $216,203 52 $11,242,532 $1,298,745 55 $71,430,956 $726 289,378 $210,005,910 $779 30,734 $23,956,277 $685 43,624 $29,899,774
31-Dec-19 31-Jan-21 134.4% $216,203 52 $11,242,532 $1,298,745 55 $71,430,956 $726 289,378 $210,005,910 $779 30,734 $23,956,277 $685 43,624 $29,899,774
31-Dec-20 31-Jan-22 134.4% $216,203 52 $11,242,532 $1,298,745 55 $71,430,956 $726 289,378 $210,005,910 $779 30,734 $23,956,277 $685 43,624 $29,899,774
31-Dec-21 31-Jan-23 134.4% $216,203 52 $11,242,532 $1,298,745 55 $71,430,956 $726 289,378 $210,005,910 $779 30,734 $23,956,277 $685 43,624 $29,899,774
31-Dec-22 31-Jan-24 155.8% $250,638 52 $13,033,176 $1,505,601 55 $82,808,056 $841 289,378 $243,454,407 $904 30,734 $27,771,891 $795 43,624 $34,662,033
31-Dec-23 31-Jan-25 155.8% $250,638 52 $13,033,176 $1,505,601 55 $82,808,056 $841 289,378 $243,454,407 $904 30,734 $27,771,891 $795 43,624 $34,662,033
31-Dec-24 31-Jan-26 155.8% $250,638 52 $13,033,176 $1,505,601 55 $82,808,056 $841 289,378 $243,454,407 $904 30,734 $27,771,891 $795 43,624 $34,662,033
31-Dec-25 31-Jan-27 155.8% $250,638 52 $13,033,176 $1,505,601 55 $82,808,056 $841 289,378 $243,454,407 $904 30,734 $27,771,891 $795 43,624 $34,662,033
31-Dec-26 31-Jan-28 155.8% $250,638 52 $13,033,176 $1,505,601 55 $82,808,056 $841 289,378 $243,454,407 $904 30,734 $27,771,891 $795 43,624 $34,662,033
31-Dec-27 31-Jan-29 180.6% $290,558 52 $15,109,024 $1,745,404 55 $95,997,232 $975 289,378 $282,230,383 $1,048 30,734 $32,195,233 $921 43,624 $40,182,796
31-Dec-28 31-Jan-30 180.6% $290,558 52 $15,109,024 $1,745,404 55 $95,997,232 $975 289,378 $282,230,383 $1,048 30,734 $32,195,233 $921 43,624 $40,182,796
31-Dec-29 31-Jan-31 180.6% $290,558 52 $15,109,024 $1,745,404 55 $95,997,232 $975 289,378 $282,230,383 $1,048 30,734 $32,195,233 $921 43,624 $40,182,796
31-Dec-30 31-Jan-32 180.6% $290,558 52 $15,109,024 $1,745,404 55 $95,997,232 $975 289,378 $282,230,383 $1,048 30,734 $32,195,233 $921 43,624 $40,182,796
31-Dec-31 31-Jan-33 180.6% $290,558 52 $15,109,024 $1,745,404 55 $95,997,232 $975 289,378 $282,230,383 $1,048 30,734 $32,195,233 $921 43,624 $40,182,796
31-Dec-32 31-Jan-34 209.4% $336,837 52 $17,515,499 $2,023,402 55 $111,287,103 $1,131 289,378 $327,182,366 $1,214 30,734 $37,323,099 $1,068 43,624 $46,582,874
31-Dec-33 31-Jan-35 209.4% $336,837 52 $17,515,499 $2,023,402 55 $111,287,103 $1,131 289,378 $327,182,366 $1,214 30,734 $37,323,099 $1,068 43,624 $46,582,874
31-Dec-34 31-Jan-36 209.4% $336,837 52 $17,515,499 $2,023,402 55 $111,287,103 $1,131 289,378 $327,182,366 $1,214 30,734 $37,323,099 $1,068 43,624 $46,582,874
31-Dec-35 31-Jan-37 209.4% $336,837 52 $17,515,499 $2,023,402 55 $111,287,103 $1,131 289,378 $327,182,366 $1,214 30,734 $37,323,099 $1,068 43,624 $46,582,874
31-Dec-36 31-Jan-38 209.4% $336,837 52 $17,515,499 $2,023,402 55 $111,287,103 $1,131 289,378 $327,182,366 $1,214 30,734 $37,323,099 $1,068 43,624 $46,582,874
31-Dec-37 31-Jan-39 242.7% $390,486 52 $20,305,264 $2,345,677 55 $129,012,253 $1,311 289,378 $379,294,034 $1,408 30,734 $43,267,701 $1,238 43,624 $54,002,318

MuniCap, Inc. 26-Jan-10

1Assumes revaluation every 5 years.  Assumes next revaluation in 2012.  Inflation rate assumed to be 3% compounded annually. 
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Harbor Point TIF
City of Stamford, Connecticut

Schedule III: Projection of Market Value, continued

Harbor Square Harbor Commons
Development Final Hotel Condo (market rate) Condo (below market rate) Apartments (market rate) Apartments (below market rate)

Year Tax Due Inflation Value Per No. of Total Value Per No. of Total Value Per No. of Total Value Per No. of Total Value Per No. of Total
Ending Date Factor1 Room Rooms Market Value Unit Units Market Value Unit Units Market Value Unit Units Market Value Unit Units Market Value

31-Dec-09 31-Jan-11 100.0% $320,000 0 $0 $742,816 0 $0 $371,408 0 $0 $277,588 0 $0 $166,553 0 $0
31-Dec-10 31-Jan-12 100.0% $320,000 0 $0 $742,816 0 $0 $371,408 0 $0 $277,588 0 $0 $166,553 0 $0
31-Dec-11 31-Jan-13 100.0% $320,000 0 $0 $742,816 0 $0 $371,408 0 $0 $277,588 296 $82,166,149 $166,553 40 $6,662,120
31-Dec-12 31-Jan-14 115.9% $370,968 135 $50,080,640 $861,128 0 $0 $430,564 0 $0 $321,801 602 $193,724,183 $193,081 109 $21,045,783
31-Dec-13 31-Jan-15 115.9% $370,968 135 $50,080,640 $861,128 258 $222,170,931 $430,564 13 $5,597,330 $321,801 602 $193,724,183 $193,081 109 $21,045,783
31-Dec-14 31-Jan-16 115.9% $370,968 135 $50,080,640 $861,128 372 $320,339,482 $430,564 19 $8,180,713 $321,801 602 $193,724,183 $193,081 109 $21,045,783
31-Dec-15 31-Jan-17 115.9% $370,968 135 $50,080,640 $861,128 372 $320,339,482 $430,564 19 $8,180,713 $321,801 737 $237,167,313 $193,081 134 $25,872,798
31-Dec-16 31-Jan-18 115.9% $370,968 135 $50,080,640 $861,128 372 $320,339,482 $430,564 19 $8,180,713 $321,801 1,137 $365,887,701 $193,081 229 $44,215,453
31-Dec-17 31-Jan-19 134.4% $430,053 135 $58,057,188 $998,283 372 $371,361,256 $499,141 19 $9,483,688 $373,056 1,137 $424,164,126 $223,833 229 $51,257,828
31-Dec-18 31-Jan-20 134.4% $430,053 135 $58,057,188 $998,283 372 $371,361,256 $499,141 19 $9,483,688 $373,056 1,137 $424,164,126 $223,833 229 $51,257,828
31-Dec-19 31-Jan-21 134.4% $430,053 135 $58,057,188 $998,283 372 $371,361,256 $499,141 19 $9,483,688 $373,056 1,137 $424,164,126 $223,833 229 $51,257,828
31-Dec-20 31-Jan-22 134.4% $430,053 135 $58,057,188 $998,283 372 $371,361,256 $499,141 19 $9,483,688 $373,056 1,137 $424,164,126 $223,833 229 $51,257,828
31-Dec-21 31-Jan-23 134.4% $430,053 135 $58,057,188 $998,283 372 $371,361,256 $499,141 19 $9,483,688 $373,056 1,137 $424,164,126 $223,833 229 $51,257,828
31-Dec-22 31-Jan-24 155.8% $498,550 135 $67,304,192 $1,157,284 372 $430,509,476 $578,642 19 $10,994,194 $432,474 1,137 $491,722,474 $259,484 229 $59,421,872
31-Dec-23 31-Jan-25 155.8% $498,550 135 $67,304,192 $1,157,284 372 $430,509,476 $578,642 19 $10,994,194 $432,474 1,137 $491,722,474 $259,484 229 $59,421,872
31-Dec-24 31-Jan-26 155.8% $498,550 135 $67,304,192 $1,157,284 372 $430,509,476 $578,642 19 $10,994,194 $432,474 1,137 $491,722,474 $259,484 229 $59,421,872
31-Dec-25 31-Jan-27 155.8% $498,550 135 $67,304,192 $1,157,284 372 $430,509,476 $578,642 19 $10,994,194 $432,474 1,137 $491,722,474 $259,484 229 $59,421,872
31-Dec-26 31-Jan-28 155.8% $498,550 135 $67,304,192 $1,157,284 372 $430,509,476 $578,642 19 $10,994,194 $432,474 1,137 $491,722,474 $259,484 229 $59,421,872
31-Dec-27 31-Jan-29 180.6% $577,956 135 $78,024,005 $1,341,609 372 $499,078,475 $670,804 19 $12,745,284 $501,355 1,137 $570,041,116 $300,813 229 $68,886,235
31-Dec-28 31-Jan-30 180.6% $577,956 135 $78,024,005 $1,341,609 372 $499,078,475 $670,804 19 $12,745,284 $501,355 1,137 $570,041,116 $300,813 229 $68,886,235
31-Dec-29 31-Jan-31 180.6% $577,956 135 $78,024,005 $1,341,609 372 $499,078,475 $670,804 19 $12,745,284 $501,355 1,137 $570,041,116 $300,813 229 $68,886,235
31-Dec-30 31-Jan-32 180.6% $577,956 135 $78,024,005 $1,341,609 372 $499,078,475 $670,804 19 $12,745,284 $501,355 1,137 $570,041,116 $300,813 229 $68,886,235
31-Dec-31 31-Jan-33 180.6% $577,956 135 $78,024,005 $1,341,609 372 $499,078,475 $670,804 19 $12,745,284 $501,355 1,137 $570,041,116 $300,813 229 $68,886,235
31-Dec-32 31-Jan-34 209.4% $670,009 135 $90,451,207 $1,555,292 372 $578,568,737 $777,646 19 $14,775,277 $581,208 1,137 $660,833,887 $348,725 229 $79,858,026
31-Dec-33 31-Jan-35 209.4% $670,009 135 $90,451,207 $1,555,292 372 $578,568,737 $777,646 19 $14,775,277 $581,208 1,137 $660,833,887 $348,725 229 $79,858,026
31-Dec-34 31-Jan-36 209.4% $670,009 135 $90,451,207 $1,555,292 372 $578,568,737 $777,646 19 $14,775,277 $581,208 1,137 $660,833,887 $348,725 229 $79,858,026
31-Dec-35 31-Jan-37 209.4% $670,009 135 $90,451,207 $1,555,292 372 $578,568,737 $777,646 19 $14,775,277 $581,208 1,137 $660,833,887 $348,725 229 $79,858,026
31-Dec-36 31-Jan-38 209.4% $670,009 135 $90,451,207 $1,555,292 372 $578,568,737 $777,646 19 $14,775,277 $581,208 1,137 $660,833,887 $348,725 229 $79,858,026
31-Dec-37 31-Jan-39 242.7% $776,724 135 $104,857,739 $1,803,010 372 $670,719,737 $901,505 19 $17,128,595 $673,780 1,137 $766,087,592 $404,268 229 $92,577,340

MuniCap, Inc. 26-Jan-10

1Assumes revaluation every 5 years.  Assumes next revaluation in 2012.  Inflation rate assumed to be 3% compounded annually. 
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Harbor Point TIF
City of Stamford, Connecticut

Schedule III: Projection of Market Value, continued

Harbor Park Yale & Towne
Development Final Waterfront Condo (market rate) Condo (market rate) Condo (below market rate) Apartments (market rate) Apartments (below market rate)

Year Tax Due Inflation Value Per No. of Total Value Per No. of Total Value Per No. of Total Value Per No. of Total Value Per No. of Total
Ending Date Factor1 Unit Units Market Value Unit Units Market Value Unit Units Market Value Unit Units Market Value Unit Units Market Value

31-Dec-09 31-Jan-11 100.0% $893,124 0 $0 $705,781 0 $0 $352,891 0 $0 $270,900 0 $0 $162,540 0 $0
31-Dec-10 31-Jan-12 100.0% $893,124 0 $0 $705,781 0 $0 $352,891 0 $0 $270,900 229 $62,036,009 $162,540 26 $4,226,034
31-Dec-11 31-Jan-13 100.0% $893,124 0 $0 $705,781 0 $0 $352,891 0 $0 $270,900 341 $92,376,764 $162,540 38 $6,176,511
31-Dec-12 31-Jan-14 115.9% $1,035,375 200 $207,075,033 $818,194 0 $0 $409,097 0 $0 $314,047 341 $107,089,988 $188,428 38 $7,160,269
31-Dec-13 31-Jan-15 115.9% $1,035,375 336 $347,886,055 $818,194 0 $0 $409,097 0 $0 $314,047 453 $142,263,239 $188,428 50 $9,421,407
31-Dec-14 31-Jan-16 115.9% $1,035,375 586 $606,729,846 $818,194 0 $0 $409,097 0 $0 $314,047 453 $142,263,239 $188,428 50 $9,421,407
31-Dec-15 31-Jan-17 115.9% $1,035,375 796 $824,158,630 $818,194 0 $0 $409,097 0 $0 $314,047 453 $142,263,239 $188,428 50 $9,421,407
31-Dec-16 31-Jan-18 115.9% $1,035,375 956 $989,818,656 $818,194 0 $0 $409,097 0 $0 $314,047 453 $142,263,239 $188,428 50 $9,421,407
31-Dec-17 31-Jan-19 134.4% $1,200,284 1,136 $1,363,522,152 $948,511 338 $320,596,695 $474,255 38 $18,021,708 $364,066 453 $164,922,085 $218,440 50 $10,921,992
31-Dec-18 31-Jan-20 134.4% $1,200,284 1,136 $1,363,522,152 $948,511 338 $320,596,695 $474,255 38 $18,021,708 $364,066 453 $164,922,085 $218,440 50 $10,921,992
31-Dec-19 31-Jan-21 134.4% $1,200,284 1,136 $1,363,522,152 $948,511 447 $423,984,387 $474,255 50 $23,712,773 $364,066 453 $164,922,085 $218,440 50 $10,921,992
31-Dec-20 31-Jan-22 134.4% $1,200,284 1,136 $1,363,522,152 $948,511 447 $423,984,387 $474,255 50 $23,712,773 $364,066 453 $164,922,085 $218,440 50 $10,921,992
31-Dec-21 31-Jan-23 134.4% $1,200,284 1,136 $1,363,522,152 $948,511 447 $423,984,387 $474,255 50 $23,712,773 $364,066 453 $164,922,085 $218,440 50 $10,921,992
31-Dec-22 31-Jan-24 155.8% $1,391,458 1,136 $1,580,695,880 $1,099,584 447 $491,514,108 $549,792 50 $27,489,603 $422,053 453 $191,189,897 $253,232 50 $12,661,583
31-Dec-23 31-Jan-25 155.8% $1,391,458 1,136 $1,580,695,880 $1,099,584 447 $491,514,108 $549,792 50 $27,489,603 $422,053 453 $191,189,897 $253,232 50 $12,661,583
31-Dec-24 31-Jan-26 155.8% $1,391,458 1,136 $1,580,695,880 $1,099,584 447 $491,514,108 $549,792 50 $27,489,603 $422,053 453 $191,189,897 $253,232 50 $12,661,583
31-Dec-25 31-Jan-27 155.8% $1,391,458 1,136 $1,580,695,880 $1,099,584 447 $491,514,108 $549,792 50 $27,489,603 $422,053 453 $191,189,897 $253,232 50 $12,661,583
31-Dec-26 31-Jan-28 155.8% $1,391,458 1,136 $1,580,695,880 $1,099,584 447 $491,514,108 $549,792 50 $27,489,603 $422,053 453 $191,189,897 $253,232 50 $12,661,583
31-Dec-27 31-Jan-29 180.6% $1,613,081 1,136 $1,832,459,753 $1,274,719 447 $569,799,562 $637,360 50 $31,867,984 $489,275 453 $221,641,491 $293,565 50 $14,678,244
31-Dec-28 31-Jan-30 180.6% $1,613,081 1,136 $1,832,459,753 $1,274,719 447 $569,799,562 $637,360 50 $31,867,984 $489,275 453 $221,641,491 $293,565 50 $14,678,244
31-Dec-29 31-Jan-31 180.6% $1,613,081 1,136 $1,832,459,753 $1,274,719 447 $569,799,562 $637,360 50 $31,867,984 $489,275 453 $221,641,491 $293,565 50 $14,678,244
31-Dec-30 31-Jan-32 180.6% $1,613,081 1,136 $1,832,459,753 $1,274,719 447 $569,799,562 $637,360 50 $31,867,984 $489,275 453 $221,641,491 $293,565 50 $14,678,244
31-Dec-31 31-Jan-33 180.6% $1,613,081 1,136 $1,832,459,753 $1,274,719 447 $569,799,562 $637,360 50 $31,867,984 $489,275 453 $221,641,491 $293,565 50 $14,678,244
31-Dec-32 31-Jan-34 209.4% $1,870,003 1,136 $2,124,323,084 $1,477,749 447 $660,553,860 $738,875 50 $36,943,728 $567,204 453 $256,943,235 $340,322 50 $17,016,108
31-Dec-33 31-Jan-35 209.4% $1,870,003 1,136 $2,124,323,084 $1,477,749 447 $660,553,860 $738,875 50 $36,943,728 $567,204 453 $256,943,235 $340,322 50 $17,016,108
31-Dec-34 31-Jan-36 209.4% $1,870,003 1,136 $2,124,323,084 $1,477,749 447 $660,553,860 $738,875 50 $36,943,728 $567,204 453 $256,943,235 $340,322 50 $17,016,108
31-Dec-35 31-Jan-37 209.4% $1,870,003 1,136 $2,124,323,084 $1,477,749 447 $660,553,860 $738,875 50 $36,943,728 $567,204 453 $256,943,235 $340,322 50 $17,016,108
31-Dec-36 31-Jan-38 209.4% $1,870,003 1,136 $2,124,323,084 $1,477,749 447 $660,553,860 $738,875 50 $36,943,728 $567,204 453 $256,943,235 $340,322 50 $17,016,108
31-Dec-37 31-Jan-39 242.7% $2,167,846 1,136 $2,462,672,677 $1,713,116 447 $765,762,965 $856,558 50 $42,827,906 $657,544 453 $297,867,631 $394,527 50 $19,726,333

MuniCap, Inc. 26-Jan-10

1Assumes revaluation every 5 years.  Assumes next revaluation in 2012.  Inflation rate assumed to be 3% compounded annually. 
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Harbor Point TIF
City of Stamford, Connecticut

Schedule III: Projection of Market Value, continued

Yale & Towne
Development Final Grocery Store Convenience Retail Restaurant Hotel

Year Tax Due Inflation Value Per Total Value Per Total Value Per Total Value Per No. of Total Total 
Ending Date Factor1 SF SF Market Value SF SF Market Value SF SF Market Value Room Rooms Market Value Market Value

31-Dec-09 31-Jan-11 100.0% $330 0 $0 $510 0 $0 $580 0 $0 $320,000 0 $0 $0
31-Dec-10 31-Jan-12 100.0% $330 65,000 $21,450,000 $510 30,000 $15,300,000 $580 0 $0 $320,000 0 $0 $285,031,543
31-Dec-11 31-Jan-13 100.0% $330 65,000 $21,450,000 $510 30,000 $15,300,000 $580 23,817 $13,813,860 $320,000 0 $0 $428,330,405
31-Dec-12 31-Jan-14 115.9% $383 65,000 $24,866,429 $591 30,000 $17,736,893 $672 23,817 $16,014,050 $370,968 0 $0 $943,717,792
31-Dec-13 31-Jan-15 115.9% $383 65,000 $24,866,429 $591 45,000 $26,605,340 $672 23,817 $16,014,050 $370,968 0 $0 $1,358,599,910
31-Dec-14 31-Jan-16 115.9% $383 65,000 $24,866,429 $591 45,000 $26,605,340 $672 23,817 $16,014,050 $370,968 0 $0 $1,718,195,634
31-Dec-15 31-Jan-17 115.9% $383 65,000 $24,866,429 $591 63,000 $37,247,476 $672 23,817 $16,014,050 $370,968 100 $37,096,770 $2,031,633,470
31-Dec-16 31-Jan-18 115.9% $383 65,000 $24,866,429 $591 63,000 $37,247,476 $672 23,817 $16,014,050 $370,968 100 $37,096,770 $2,344,356,539
31-Dec-17 31-Jan-19 134.4% $443 65,000 $28,827,006 $685 63,000 $43,180,033 $779 44,817 $34,933,574 $430,053 100 $43,005,324 $3,288,790,106
31-Dec-18 31-Jan-20 134.4% $443 65,000 $28,827,006 $685 63,000 $43,180,033 $779 44,817 $34,933,574 $430,053 100 $43,005,324 $3,288,790,106
31-Dec-19 31-Jan-21 134.4% $443 65,000 $28,827,006 $685 75,789 $51,945,580 $779 44,817 $34,933,574 $430,053 100 $43,005,324 $3,406,634,410
31-Dec-20 31-Jan-22 134.4% $443 65,000 $28,827,006 $685 75,789 $51,945,580 $779 44,817 $34,933,574 $430,053 100 $43,005,324 $3,406,634,410
31-Dec-21 31-Jan-23 134.4% $443 65,000 $28,827,006 $685 75,789 $51,945,580 $779 44,817 $34,933,574 $430,053 100 $43,005,324 $3,406,634,410
31-Dec-22 31-Jan-24 155.8% $514 65,000 $33,418,401 $795 75,789 $60,219,164 $904 44,817 $40,497,587 $498,550 100 $49,854,957 $3,949,222,952
31-Dec-23 31-Jan-25 155.8% $514 65,000 $33,418,401 $795 75,789 $60,219,164 $904 44,817 $40,497,587 $498,550 100 $49,854,957 $3,949,222,952
31-Dec-24 31-Jan-26 155.8% $514 65,000 $33,418,401 $795 75,789 $60,219,164 $904 44,817 $40,497,587 $498,550 100 $49,854,957 $3,949,222,952
31-Dec-25 31-Jan-27 155.8% $514 65,000 $33,418,401 $795 75,789 $60,219,164 $904 44,817 $40,497,587 $498,550 100 $49,854,957 $3,949,222,952
31-Dec-26 31-Jan-28 155.8% $514 65,000 $33,418,401 $795 75,789 $60,219,164 $904 44,817 $40,497,587 $498,550 100 $49,854,957 $3,949,222,952
31-Dec-27 31-Jan-29 180.6% $596 65,000 $38,741,086 $921 75,789 $69,810,516 $1,048 44,817 $46,947,803 $577,956 100 $57,795,560 $4,578,231,782
31-Dec-28 31-Jan-30 180.6% $596 65,000 $38,741,086 $921 75,789 $69,810,516 $1,048 44,817 $46,947,803 $577,956 100 $57,795,560 $4,578,231,782
31-Dec-29 31-Jan-31 180.6% $596 65,000 $38,741,086 $921 75,789 $69,810,516 $1,048 44,817 $46,947,803 $577,956 100 $57,795,560 $4,578,231,782
31-Dec-30 31-Jan-32 180.6% $596 65,000 $38,741,086 $921 75,789 $69,810,516 $1,048 44,817 $46,947,803 $577,956 100 $57,795,560 $4,578,231,782
31-Dec-31 31-Jan-33 180.6% $596 65,000 $38,741,086 $921 75,789 $69,810,516 $1,048 44,817 $46,947,803 $577,956 100 $57,795,560 $4,578,231,782
31-Dec-32 31-Jan-34 209.4% $691 65,000 $44,911,537 $1,068 75,789 $80,929,521 $1,214 44,817 $54,425,370 $670,009 100 $67,000,894 $5,307,425,412
31-Dec-33 31-Jan-35 209.4% $691 65,000 $44,911,537 $1,068 75,789 $80,929,521 $1,214 44,817 $54,425,370 $670,009 100 $67,000,894 $5,307,425,412
31-Dec-34 31-Jan-36 209.4% $691 65,000 $44,911,537 $1,068 75,789 $80,929,521 $1,214 44,817 $54,425,370 $670,009 100 $67,000,894 $5,307,425,412
31-Dec-35 31-Jan-37 209.4% $691 65,000 $44,911,537 $1,068 75,789 $80,929,521 $1,214 44,817 $54,425,370 $670,009 100 $67,000,894 $5,307,425,412
31-Dec-36 31-Jan-38 209.4% $691 65,000 $44,911,537 $1,068 75,789 $80,929,521 $1,214 44,817 $54,425,370 $670,009 100 $67,000,894 $5,307,425,412
31-Dec-37 31-Jan-39 242.7% $801 65,000 $52,064,780 $1,238 75,789 $93,819,496 $1,408 44,817 $63,093,921 $776,724 100 $77,672,399 $6,152,760,681

MuniCap, Inc. 26-Jan-10

1Assumes revaluation every 5 years.  Assumes next revaluation in 2012.  Inflation rate assumed to be 3% compounded annually. 
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Harbor Point TIF
City of Stamford, Connecticut

Schedule IV-A: Projected Net Incremental Real Property Taxes (No Inflation)

Total
Final Bond Total Mill Available Available

Tax Due Year Inflation Projected Assessment Projected Rate Real Property City Base Incremental For Debt Property Tax
Date Ending Factor  Market Value Ratio Assessed Value Inflation Mill Rate1 Tax Revenues Taxes2 Tax Revenues  Service Increment

31-Jan-11 1-Sep-11 100.0% $0 70% $0 100% $16.82 $0 NA $0 50% $0
31-Jan-12 1-Sep-12 100.0% $285,031,543 70% $199,522,080 100% $16.82 $3,355,961 ($1,091,173) $2,264,788 50% $1,132,394
31-Jan-13 1-Sep-13 100.0% $428,330,405 70% $299,831,283 100% $16.82 $5,043,162 ($1,091,173) $3,951,989 50% $1,975,995
31-Jan-14 1-Sep-14 100.0% $814,059,257 70% $569,841,480 100% $16.82 $9,584,734 ($1,091,173) $8,493,561 50% $4,246,780
31-Jan-15 1-Sep-15 100.0% $1,171,940,217 70% $820,358,152 100% $16.82 $13,798,424 ($1,091,173) $12,707,251 50% $6,353,626
31-Jan-16 1-Sep-16 100.0% $1,482,130,648 70% $1,037,491,453 100% $16.82 $17,450,606 ($1,091,173) $16,359,433 50% $8,179,717
31-Jan-17 1-Sep-17 100.0% $1,752,504,878 70% $1,226,753,415 100% $16.82 $20,633,992 ($1,091,173) $19,542,819 50% $9,771,410
31-Jan-18 1-Sep-18 100.0% $2,022,262,544 70% $1,415,583,781 100% $16.82 $23,810,119 ($1,091,173) $22,718,946 50% $11,359,473
31-Jan-19 1-Sep-19 100.0% $2,447,168,705 70% $1,713,018,094 100% $16.82 $28,812,964 ($1,091,173) $27,721,791 50% $13,860,896
31-Jan-20 1-Sep-20 100.0% $2,447,168,705 70% $1,713,018,094 100% $16.82 $28,812,964 ($1,091,173) $27,721,791 50% $13,860,896
31-Jan-21 1-Sep-21 100.0% $2,534,855,935 70% $1,774,399,154 100% $16.82 $29,845,394 ($1,091,173) $28,754,221 50% $14,377,110
31-Jan-22 1-Sep-22 100.0% $2,534,855,935 70% $1,774,399,154 100% $16.82 $29,845,394 ($1,091,173) $28,754,221 50% $14,377,110
31-Jan-23 1-Sep-23 100.0% $2,534,855,935 70% $1,774,399,154 100% $16.82 $29,845,394 ($1,091,173) $28,754,221 50% $14,377,110
31-Jan-24 1-Sep-24 100.0% $2,534,855,935 70% $1,774,399,154 100% $16.82 $29,845,394 ($1,091,173) $28,754,221 50% $14,377,110
31-Jan-25 1-Sep-25 100.0% $2,534,855,935 70% $1,774,399,154 100% $16.82 $29,845,394 ($1,091,173) $28,754,221 50% $14,377,110
31-Jan-26 1-Sep-26 100.0% $2,534,855,935 70% $1,774,399,154 100% $16.82 $29,845,394 ($1,091,173) $28,754,221 50% $14,377,110
31-Jan-27 1-Sep-27 100.0% $2,534,855,935 70% $1,774,399,154 100% $16.82 $29,845,394 ($1,091,173) $28,754,221 50% $14,377,110
31-Jan-28 1-Sep-28 100.0% $2,534,855,935 70% $1,774,399,154 100% $16.82 $29,845,394 ($1,091,173) $28,754,221 50% $14,377,110
31-Jan-29 1-Sep-29 100.0% $2,534,855,935 70% $1,774,399,154 100% $16.82 $29,845,394 ($1,091,173) $28,754,221 50% $14,377,110
31-Jan-30 1-Sep-30 100.0% $2,534,855,935 70% $1,774,399,154 100% $16.82 $29,845,394 ($1,091,173) $28,754,221 50% $14,377,110
31-Jan-31 1-Sep-31 100.0% $2,534,855,935 70% $1,774,399,154 100% $16.82 $29,845,394 ($1,091,173) $28,754,221 50% $14,377,110
31-Jan-32 1-Sep-32 100.0% $2,534,855,935 70% $1,774,399,154 100% $16.82 $29,845,394 ($1,091,173) $28,754,221 50% $14,377,110
31-Jan-33 1-Sep-33 100.0% $2,534,855,935 70% $1,774,399,154 100% $16.82 $29,845,394 ($1,091,173) $28,754,221 50% $14,377,110
31-Jan-34 1-Sep-34 100.0% $2,534,855,935 70% $1,774,399,154 100% $16.82 $29,845,394 ($1,091,173) $28,754,221 50% $14,377,110
31-Jan-35 1-Sep-35 100.0% $2,534,855,935 70% $1,774,399,154 100% $16.82 $29,845,394 ($1,091,173) $28,754,221 50% $14,377,110
31-Jan-36 1-Sep-36 100.0% $2,534,855,935 70% $1,774,399,154 100% $16.82 $29,845,394 ($1,091,173) $28,754,221 50% $14,377,110
31-Jan-37 1-Sep-37 100.0% $2,534,855,935 70% $1,774,399,154 100% $16.82 $29,845,394 ($1,091,173) $28,754,221 50% $14,377,110
31-Jan-38 1-Sep-38 100.0% $2,534,855,935 70% $1,774,399,154 100% $16.82 $29,845,394 ($1,091,173) $28,754,221 50% $14,377,110
31-Jan-39 1-Sep-39 100.0% $2,534,855,935 70% $1,774,399,154 100% $16.82 $29,845,394 ($1,091,173) $28,754,221 50% $14,377,110

Total $718,365,410 ($30,552,844) $687,812,566 $343,906,283
MuniCap, Inc. 26-Jan-10

1Represents the City of Stamford tax rate for the 2008-2009 fiscal year.

2Provided by Harbor Point Holding Company, LLC per the Interlocal Agreement dated July 1, 2008 between the City of Stamford, Connecticut and the Harbor Point Infrastructure Improvement Distric
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Harbor Point TIF
City of Stamford, Connecticut

Schedule IV-B: Projected Net Incremental Real Property Taxes (Inflated)

Total
Final Bond Total Mill Available Available

Tax Due Year Inflation Projected Assessment Projected Rate Real Property City Base Incremental For Debt Property Tax
Date Ending Factor Market Value Ratio Assessed Value Inflation1 Mill Rate2 Tax Revenues Taxes3 Tax Revenues Service Increment

31-Jan-11 1-Sep-11 100.0% $0 70% $0 106% $17.84 $0 NA $0 50% $0
31-Jan-12 1-Sep-12 100.0% $285,031,543 70% $199,522,080 109% $18.38 $3,667,150 ($1,091,173) $2,575,977 50% $1,287,988
31-Jan-13 1-Sep-13 100.0% $428,330,405 70% $299,831,283 113% $18.93 $5,676,123 ($1,091,173) $4,584,950 50% $2,292,475
31-Jan-14 1-Sep-14 115.9% $943,717,792 70% $660,602,454 100% $16.82 $11,111,333 ($1,091,173) $10,020,160 50% $5,010,080
31-Jan-15 1-Sep-15 115.9% $1,358,599,910 70% $951,019,937 103% $17.32 $16,476,040 ($1,091,173) $15,384,867 50% $7,692,433
31-Jan-16 1-Sep-16 115.9% $1,718,195,634 70% $1,202,736,944 106% $17.84 $21,462,045 ($1,091,173) $20,370,872 50% $10,185,436
31-Jan-17 1-Sep-17 115.9% $2,031,633,470 70% $1,422,143,429 109% $18.38 $26,138,524 ($1,091,173) $25,047,351 50% $12,523,676
31-Jan-18 1-Sep-18 115.9% $2,344,356,539 70% $1,641,049,577 113% $18.93 $31,066,805 ($1,091,173) $29,975,632 50% $14,987,816
31-Jan-19 1-Sep-19 134.4% $3,288,790,106 70% $2,302,153,074 100% $16.82 $38,722,215 ($1,091,173) $37,631,042 50% $18,815,521
31-Jan-20 1-Sep-20 134.4% $3,288,790,106 70% $2,302,153,074 103% $17.32 $39,883,881 ($1,091,173) $38,792,708 50% $19,396,354
31-Jan-21 1-Sep-21 134.4% $3,406,634,410 70% $2,384,644,087 106% $17.84 $42,552,395 ($1,091,173) $41,461,222 50% $20,730,611
31-Jan-22 1-Sep-22 134.4% $3,406,634,410 70% $2,384,644,087 109% $18.38 $43,828,967 ($1,091,173) $42,737,794 50% $21,368,897
31-Jan-23 1-Sep-23 134.4% $3,406,634,410 70% $2,384,644,087 113% $18.93 $45,143,836 ($1,091,173) $44,052,663 50% $22,026,331
31-Jan-24 1-Sep-24 155.8% $3,949,222,952 70% $2,764,456,067 100% $16.82 $46,498,151 ($1,091,173) $45,406,978 50% $22,703,489
31-Jan-25 1-Sep-25 155.8% $3,949,222,952 70% $2,764,456,067 103% $17.32 $47,893,096 ($1,091,173) $46,801,923 50% $23,400,961
31-Jan-26 1-Sep-26 155.8% $3,949,222,952 70% $2,764,456,067 106% $17.84 $49,329,888 ($1,091,173) $48,238,715 50% $24,119,358
31-Jan-27 1-Sep-27 155.8% $3,949,222,952 70% $2,764,456,067 109% $18.38 $50,809,785 ($1,091,173) $49,718,612 50% $24,859,306
31-Jan-28 1-Sep-28 155.8% $3,949,222,952 70% $2,764,456,067 113% $18.93 $52,334,079 ($1,091,173) $51,242,906 50% $25,621,453
31-Jan-29 1-Sep-29 180.6% $4,578,231,782 70% $3,204,762,248 100% $16.82 $53,904,101 ($1,091,173) $52,812,928 50% $26,406,464
31-Jan-30 1-Sep-30 180.6% $4,578,231,782 70% $3,204,762,248 103% $17.32 $55,521,224 ($1,091,173) $54,430,051 50% $27,215,026
31-Jan-31 1-Sep-31 180.6% $4,578,231,782 70% $3,204,762,248 106% $17.84 $57,186,861 ($1,091,173) $56,095,688 50% $28,047,844
31-Jan-32 1-Sep-32 180.6% $4,578,231,782 70% $3,204,762,248 109% $18.38 $58,902,467 ($1,091,173) $57,811,294 50% $28,905,647
31-Jan-33 1-Sep-33 180.6% $4,578,231,782 70% $3,204,762,248 113% $18.93 $60,669,541 ($1,091,173) $59,578,368 50% $29,789,184
31-Jan-34 1-Sep-34 209.4% $5,307,425,412 70% $3,715,197,788 100% $16.82 $62,489,627 ($1,091,173) $61,398,454 50% $30,699,227
31-Jan-35 1-Sep-35 209.4% $5,307,425,412 70% $3,715,197,788 103% $17.32 $64,364,316 ($1,091,173) $63,273,143 50% $31,636,571
31-Jan-36 1-Sep-36 209.4% $5,307,425,412 70% $3,715,197,788 106% $17.84 $66,295,245 ($1,091,173) $65,204,072 50% $32,602,036
31-Jan-37 1-Sep-37 209.4% $5,307,425,412 70% $3,715,197,788 109% $18.38 $68,284,102 ($1,091,173) $67,192,929 50% $33,596,465
31-Jan-38 1-Sep-38 209.4% $5,307,425,412 70% $3,715,197,788 113% $18.93 $70,332,625 ($1,091,173) $69,241,452 50% $34,620,726
31-Jan-39 1-Sep-39 242.7% $6,152,760,681 70% $4,306,932,477 100% $16.82 $72,442,604 ($1,091,173) $71,351,431 50% $35,675,716

Total $1,262,987,025 ($30,552,844) $1,232,434,181 $616,217,091
MuniCap, Inc. 26-Jan-10

1Assumed inflation of 3% annually.  During years of revaluation, mill rate is assumed to decrease in order to maintain a 3% increase in revenue
2Represents the City of Stamford tax rate for the 2008-2009 fiscal year.
3Provided by Harbor Point Holding Company, LLC per the Interlocal Agreement dated July 1, 2008 between the City of Stamford, Connecticut and the Harbor Point Infrastructure Improvement Distric
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Harbor Point TIF
City of Stamford, Connecticut

Schedule V-A: Projected Debt Service Coverage (No Inflation)

Final Bond Net
Tax Due Year Inflation Annual Property Tax Potential

Date Ending Factor Debt Service1 Increment Assessments Tax Increment All Revenues
31-Jan-11 1-Sep-11 100.0% $0 $0 $0 NA 0%
31-Jan-12 1-Sep-12 100.0% $8,032,346 $1,132,394 $6,899,952 14% 100%
31-Jan-13 1-Sep-13 100.0% $11,702,163 $1,975,995 $9,726,168 17% 100%
31-Jan-14 1-Sep-14 100.0% $11,829,113 $4,246,780 $7,582,332 36% 100%
31-Jan-15 1-Sep-15 100.0% $11,954,163 $6,353,626 $5,600,537 53% 100%
31-Jan-16 1-Sep-16 100.0% $12,081,613 $8,179,717 $3,901,896 68% 100%
31-Jan-17 1-Sep-17 100.0% $12,205,413 $9,771,410 $2,434,003 80% 100%
31-Jan-18 1-Sep-18 100.0% $12,339,863 $11,359,473 $980,389 92% 100%
31-Jan-19 1-Sep-19 100.0% $12,468,213 $13,860,896 $0 111% 111%
31-Jan-20 1-Sep-20 100.0% $12,599,763 $13,860,896 $0 110% 110%
31-Jan-21 1-Sep-21 100.0% $12,733,113 $14,377,110 $0 113% 113%
31-Jan-22 1-Sep-22 100.0% $12,871,863 $14,377,110 $0 112% 112%
31-Jan-23 1-Sep-23 100.0% $13,004,263 $14,377,110 $0 111% 111%
31-Jan-24 1-Sep-24 100.0% $13,138,013 $14,377,110 $0 109% 109%
31-Jan-25 1-Sep-25 100.0% $13,272,625 $14,377,110 $0 108% 108%
31-Jan-26 1-Sep-26 100.0% $13,410,738 $14,377,110 $0 107% 107%
31-Jan-27 1-Sep-27 100.0% $13,544,594 $14,377,110 $0 106% 106%
31-Jan-28 1-Sep-28 100.0% $13,681,831 $14,377,110 $0 105% 105%
31-Jan-29 1-Sep-29 100.0% $13,824,300 $14,377,110 $0 104% 104%
31-Jan-30 1-Sep-30 100.0% $13,963,456 $14,377,110 $0 103% 103%
31-Jan-31 1-Sep-31 100.0% $14,101,150 $14,377,110 $0 102% 102%
31-Jan-32 1-Sep-32 100.0% $14,238,838 $14,377,110 $0 101% 101%
31-Jan-33 1-Sep-33 100.0% $14,382,581 $14,377,110 $5,471 100% 100%
31-Jan-34 1-Sep-34 100.0% $14,522,656 $14,377,110 $145,546 99% 100%
31-Jan-35 1-Sep-35 100.0% $14,664,731 $14,377,110 $287,621 98% 100%
31-Jan-36 1-Sep-36 100.0% $14,808,688 $14,377,110 $431,577 97% 100%
31-Jan-37 1-Sep-37 100.0% $14,949,013 $14,377,110 $571,902 96% 100%
31-Jan-38 1-Sep-38 100.0% $15,095,194 $14,377,110 $718,083 95% 100%
31-Jan-39 1-Sep-39 100.0% $15,677,438 $14,377,110 $1,300,327 92% 100%

Total $371,097,728 $343,906,283 $40,585,804
MuniCap, Inc. 26-Jan-10

1Provided by Stone & Youngberg, LLC. 
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Harbor Point TIF
City of Stamford, Connecticut

Schedule V-B: Projected Debt Service Coverage (Inflated)

Final Bond Net
Tax Due Year Inflation Annual Property Tax Potential

Date Ending Factor Debt Service1 Increment Assessments Tax Increment All Revenues
31-Jan-11 1-Sep-11 100.0% $0 $0 $0 NA 0%
31-Jan-12 1-Sep-12 100.0% $8,032,346 $1,287,988 $6,744,358 16% 100%
31-Jan-13 1-Sep-13 100.0% $11,702,163 $2,292,475 $9,409,687 20% 100%
31-Jan-14 1-Sep-14 115.9% $11,829,113 $5,010,080 $6,819,032 42% 100%
31-Jan-15 1-Sep-15 115.9% $11,954,163 $7,692,433 $4,261,729 64% 100%
31-Jan-16 1-Sep-16 115.9% $12,081,613 $10,185,436 $1,896,177 84% 100%
31-Jan-17 1-Sep-17 115.9% $12,205,413 $12,523,676 $0 103% 103%
31-Jan-18 1-Sep-18 115.9% $12,339,863 $14,987,816 $0 121% 121%
31-Jan-19 1-Sep-19 134.4% $12,468,213 $18,815,521 $0 151% 151%
31-Jan-20 1-Sep-20 134.4% $12,599,763 $19,396,354 $0 154% 154%
31-Jan-21 1-Sep-21 134.4% $12,733,113 $20,730,611 $0 163% 163%
31-Jan-22 1-Sep-22 134.4% $12,871,863 $21,368,897 $0 166% 166%
31-Jan-23 1-Sep-23 134.4% $13,004,263 $22,026,331 $0 169% 169%
31-Jan-24 1-Sep-24 155.8% $13,138,013 $22,703,489 $0 173% 173%
31-Jan-25 1-Sep-25 155.8% $13,272,625 $23,400,961 $0 176% 176%
31-Jan-26 1-Sep-26 155.8% $13,410,738 $24,119,358 $0 180% 180%
31-Jan-27 1-Sep-27 155.8% $13,544,594 $24,859,306 $0 184% 184%
31-Jan-28 1-Sep-28 155.8% $13,681,831 $25,621,453 $0 187% 187%
31-Jan-29 1-Sep-29 180.6% $13,824,300 $26,406,464 $0 191% 191%
31-Jan-30 1-Sep-30 180.6% $13,963,456 $27,215,026 $0 195% 195%
31-Jan-31 1-Sep-31 180.6% $14,101,150 $28,047,844 $0 199% 199%
31-Jan-32 1-Sep-32 180.6% $14,238,838 $28,905,647 $0 203% 203%
31-Jan-33 1-Sep-33 180.6% $14,382,581 $29,789,184 $0 207% 207%
31-Jan-34 1-Sep-34 209.4% $14,522,656 $30,699,227 $0 211% 211%
31-Jan-35 1-Sep-35 209.4% $14,664,731 $31,636,571 $0 216% 216%
31-Jan-36 1-Sep-36 209.4% $14,808,688 $32,602,036 $0 220% 220%
31-Jan-37 1-Sep-37 209.4% $14,949,013 $33,596,465 $0 225% 225%
31-Jan-38 1-Sep-38 209.4% $15,095,194 $34,620,726 $0 229% 229%
31-Jan-39 1-Sep-39 242.7% $15,677,438 $35,675,716 $0 228% 228%

Total $371,097,728 $616,217,091 $29,130,983
MuniCap, Inc. 26-Jan-10

1Provided by Stone & Youngberg, LLC.
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APPENDIX E 
 

FORM OF INDENTURE 
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INDENTURE OF TRUST 
 

BETWEEN 
 

HARBOR POINT INFRASTRUCTURE IMPROVEMENT DISTRICT 
 
 

AND 
 

DEUTSCHE BANK NATIONAL TRUST COMPANY, 
AS TRUSTEE 

 
_______________________________________________ 

 

 
HARBOR POINT INFRASTRUCTURE IMPROVEMENT DISTRICT 

(HARBOR POINT PROJECT) 
SPECIAL OBLIGATION REVENUE BONDS 
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INDENTURE OF TRUST 

THIS INDENTURE OF TRUST is made as of January 1, 2010 (the “Indenture”), 
between HARBOR POINT INFRASTRUCTURE IMPROVEMENT DISTRICT, a political 
subdivision of the  State of Connecticut established under Special Act No. 07-6 of the 2007 
Session of the Connecticut General Assembly (the “District”), and Deutsche Bank National Trust 
Company, a national banking association, as trustee (the “Trustee”). 

The District is a body corporate and politic and governmental subdivision duly created 
pursuant to Special Act 07-6 of the 2007 Session of the Connecticut General Assembly (the 
“Act”).  Pursuant to the Act, the District is authorized, among other things, to acquire, construct, 
and maintain certain real property and infrastructure improvements benefiting property within 
the District and to issue its revenue bonds to pay the costs associated with such improvements.  
The Act further authorizes the District to finance such improvements by special benefit 
assessments (the “Special Assessments”) imposed on property within the District’s boundaries.   

The District proposes to issue its revenue bonds in one or more series (the “Bonds”), 
including its $129,000,000 (Harbor Point Project) Special Obligation Revenue Bonds, Series 
2010A (Tax-Exempt) (the “2010A Bonds”) and its $16,000,000 (Harbor Point Project) Special 
Obligation Revenue Bonds, Series 2010B (Federally Taxable - Issuer Subsidy – Recovery Zone 
Economic Development Bonds) (the “2010B Bonds”), (i) to finance the costs of certain District 
Improvements, (ii) to acquire certain real property from the Initial District Property Owners, (iii) 
to pay the costs of issuing the 2010A Bonds and the 2010B Bonds (collectively, the “2010 
Bonds”), (iv) to deposit monies in the 2010A Debt Service Reserve Fund and the 2010B Debt 
Service Reserve Fund, and (v) to deposit proceeds from the 2010A Bonds into the 
Administrative Expense Fund.  The 2010 Bonds are payable solely from  and secured on a parity 
basis by the Tax Increment Payments, the Special Assessment Revenues, and certain other funds 
held by the Trustee pursuant to the Indenture and with respect to the 2010B Bonds only, the 
2010B Subsidy Payments.  In order to repay the Bonds, the District will levy Special 
Assessments on the taxable real property within the District’s boundaries (i) to the extent that the 
Tax Increment Payments collected from the City and the 2010B Subsidy Payments are 
insufficient to pay the debt service on the Bonds, (ii) to pay Administrative Expenses related to 
the Bonds and the District, and (iii) to replenish deficiencies in any Debt Service Reserve Fund.  
The proceeds of the 2010 Bonds are not anticipated to be sufficient to pay the total cost of all 
District Improvements; provided, however, pursuant to the Master Development Agreement, 
Holdings has agreed to complete the District Improvements and deliver them to the District for a 
cost to the District not in excess of the amount deposited in the Construction Account.  Pursuant 
to the Master Development Agreement, Holdings will be responsible for all District 
Improvement Costs in excess of the amount deposited in the Construction Account.  Each Initial 
District Property Owner, and Holdings, has executed and delivered a Completion Guaranty for 
the District Improvements to be constructed pursuant to the Master Development Agreement.  
Further, pursuant to the Sales Agreement, Walter Wheeler Drive SPE, LLC and The Strand/BRC 
Group, LLC have jointly agreed and directed that the sale proceeds received under the Sales 
Agreement be delivered to the Trustee for deposit into the Capitalized Interest Accounts for each 
Series of the 2010 Bonds. 
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All things necessary to make the 2010 Bonds valid and binding limited obligations of the 
District, when authenticated by the Trustee and issued as provided in this Indenture, and to 
constitute this Indenture a valid and binding agreement securing the payment of the principal of 
and premium, if any, and interest on the 2010 Bonds have been done and performed.  The 
execution and delivery of this Indenture and the execution and issuance of the 2010 Bonds have 
in all respects been duly authorized. 

The District covenants and agrees with the Trustee and the owners, from time to time, of 
the Bonds, as follows: 

ARTICLE I 
 

DEFINITIONS AND RULES OF CONSTRUCTION 

Section 1.1 Definitions.  The terms set forth below will have the following 
meanings in this Indenture unless the context clearly requires otherwise: 

“2010 Bonds” means Bonds issued pursuant to this Indenture consisting of the 2010A 
Bonds and the 2010B Bonds. 

“2010 Prepayment Subaccount” means the Prepayment Subaccount of the Redemption 
Account in the Bond Fund established in Section 6.1(c) hereof. 

“2010A Bonds” means the $129,000,000 Harbor Point Infrastructure Improvement 
District (Harbor Point Project) Special Obligation Revenue Bonds, Series 2010A (Tax-Exempt), 
issued pursuant to this Indenture. 

“2010A Capitalized Interest Account” means the Capitalized Interest Account of the 
Project Fund established by Section 6.1(a). 

“2010A Cost of Issuance Account” means the account established in Section 6.1(a). 

“2010A Debt Service Account” means the Debt Service Account of the Bond Fund 
established in Section 6.1(c). 

“2010A Debt Service Reserve Fund” means the fund established in Section 6.1(d)  

“2010A Debt Service Reserve Fund Requirement” means an amount, determined as of 
the date of issuance of the 2010A Bonds and after any redemption of 2010A Bonds in 
accordance with Section 4.4 hereof, equal to the least of (i) the maximum principal and interest 
due on the 2010A Bonds in the current or any future Fiscal Year, (ii) ten percent of the original 
stated principal amount of the 2010A Bonds (or ten percent of the issue price of such 2010A 
Bonds if required by the Code) less any withdrawals from the 2010A Debt Service Reserve Fund 
in accordance with Section 6.4(c) hereof, or (iii) 125% of the average annual principal and 
interest due on the 2010A Bonds in the current or any future Fiscal Year. 

“2010A Optional Redemption Subaccount” means the Optional Redemption Subaccount 
of the Redemption Account within the Bond Fund established in Section 6.1(c) hereof. 



 

 - 3 - 
 

“2010B Bonds” means the $16,000,000 Harbor Point Infrastructure Improvement District 
(Harbor Point Project) Special Obligation Revenue Bonds, Series 2010B (Federally Taxable - 
Issuer Subsidy – Recovery Zone Economic Development Bonds), issued pursuant to this 
Indenture. 

“2010B Capitalized Interest Account” means the Capitalized Interest Account of the 
Project Fund established by Section 6.1(a). 

“2010B Cost of Issuance Account” means the account established in Section 6.1(a). 

“2010B Debt Service Account” means the Debt Service Account of the Bond Fund 
established in Section 6.1(c). 

“2010B Debt Service Reserve Fund” means the fund established in Section 6.1(e)  

“2010B Debt Service Reserve Fund Requirement” means an amount, determined as of 
the date of issuance of the 2010B Bonds and after any redemption of 2010B Bonds in accordance 
with Section 4.4 hereof, equal to the least of (i) the maximum principal and interest due on the 
2010B Bonds in the current or any future Fiscal Year net of any 2010B Subsidy Payments for 
such Fiscal Year, (ii) ten percent of the original stated principal amount of the 2010B Bonds (or 
ten percent of the issue price of such 2010B Bonds if required by the Code) less any withdrawals 
from the 2010B Debt Service Reserve Fund in accordance with Section 6.4(c) hereof, or (iii) 
125% of the average annual principal and interest due on the 2010B Bonds in the current or any 
future Fiscal Year net of any 2010B Subsidy Payments for such Fiscal Year. 

“2010B Optional Redemption Subaccount” means the Optional Redemption Subaccount 
of the Redemption Account within the Bond Fund established in Section 6.1(c) hereof. 

“2010B Subsidy Account” means the account established in Section 6.1(b). 

 “2010B Subsidy Bonds” means the 2010B Bonds issued under this Indenture which the 
District (i) has determined to issue as Recovery Zone Economic Development Bonds pursuant to 
the Recovery Act and Section 1400U-2 of the Code, (ii) has made an irrevocable election to have 
Section 54AA of the Code apply, and (iii) has decided to receive the subsidy directly from the 
United States Treasury, or other party as designated by the federal government to issue such 
payments. 
 

“2010B Subsidy Payments” mean the cash payments received with respect to the 2010B 
Bonds issued under this Indenture as a result of their status as Recovery Zone Economic 
Development Bonds, paid to the District or its designee directly from the United States Treasury 
or other party as designated by the federal government to issue such payments. 

“Acquired Park Property” means the real property acquired by the District pursuant to  
the Sales Agreement.  

“Act” means Special Act No. 07-6 of the 2007 Session of the Connecticut General 
Assembly. 
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“Additional Bonds” means any Bond issued pursuant to Section 5.3(b). 

“Additional Special Assessment Restrictions” shall mean the conditions set forth in 
subsections (1) and (2) of Section 9.14 of this Indenture. 

“Administrative Expenses” means the following costs directly related to the 
administration of the District and for the purpose of financing the costs of the District 
Improvements:  the actual costs of computing the Special Assessments; the actual costs of 
collecting and enforcing the Special Assessments (whether by the City or otherwise); the actual 
costs of remitting the Special Assessments to the Trustee; the actual costs of the Administrator 
and Trustee (including legal counsel) in the discharge of their duties; the costs of the District of 
complying with arbitrage rebate requirements; the costs of the District of complying with 
securities disclosure requirements; premiums on sureties provided for the Debt Service Reserve 
Funds; and any other costs of the District or the City related to the administration and operation 
of the District for the purpose of financing the costs of the District Improvements, including, the 
costs of official meetings of the District. 

“Administrative Expense Fund” means the fund established in Section 6.1(g). 

“Administrator” means the entity selected by the District (and that is reasonably 
acceptable to the City) to perform any and all tasks set forth in Section 10.2 hereof and those 
tasks specified in the Administrator Agreement, initially, MuniCap, Inc., a Maryland 
corporation. 

“Administrator Agreement” means the Agreement for Administrative Services, dated as 
of the date hereof, by and between the District and the Administrator, as such Agreement may be 
amended from time to time. 

“Affiliate” means any corporation, limited liability company, partnership, other form of 
business organization, entity, or, as applicable, natural person, which, whether by ownership or 
any formal or informal arrangement, controls or is controlled by Holdings, or is controlled by 
one or more of the same entities or natural persons that controls Holdings. 

“Allocation Date” means prior to an Event of Default the day prior to each Interest 
Payment Date and after an Event of Default any date designated by the Trustee. 

“Annual Debt Service” shall mean the payments of principal, interest and premium on 
Refunding Bonds, if any, due on the Bonds in each Fiscal Year. 

“Approved Budget” means, with respect to the District Improvements, the construction 
cost detail set forth in Schedule A to the Interlocal Agreement, subject to modifications to the 
Approved Plans resulting in changes to said cost detail and as amended from time to time. 

“Approved Plans” means, with respect to the District Improvements, the public 
improvements, the specifications, site plans and other details described in Schedule A to the 
Interlocal Agreement, subject to approval and modification by the applicable federal, state or 
local governmental boards, agencies and officials in accordance with standard practice. 
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 “Assessed Property” has the meaning given that term in the RMA. 
 

“Authorized City Representative” means the Mayor, the Director of Administration, or 
any person or persons designated to act on behalf of the City by a certificate signed by the Mayor 
or the Director of Administration and filed with the Trustee. 

“Authorized District Representative” means the President, Vice President or Treasurer of 
the District, or any person or persons designated to act on behalf of the District by a certificate 
signed by the President, Vice President or Treasurer and filed with the Trustee. 

“Beneficial Owners” means, during any period when the Bonds are held in book entry 
form, any owner of any Bonds as shown on the records of the participants of DTC or any 
successor securities depository, and during any period when the Bonds are issued in certificated 
form, any registered owner of any Bonds. 

“Bond” or “Bonds” means the 2010 Bonds issued pursuant to this Indenture, and any 
Additional Bonds or Refunding Bonds issued under this Indenture, but will not include any 
subordinate debt or any bonds or other evidence of indebtedness of the District issued from time 
to time under any other indenture, trust agreement, resolution or similar instrument. 

“Bond Counsel” means an attorney or a firm of attorneys designated by the District of 
nationally recognized standing in matters pertaining to the validity of and the tax-exempt nature 
of interest on bonds issued by states and their political subdivisions, duly admitted to the practice 
of law before the highest court of any state of the United States of America. 

“Bond Fund” means the fund established by Section 6.1(c). 

“Bond Year” means the period ending October 1, 2010 and on each following October 1. 

“Build America Bonds” means the taxable obligations designated as “Build America 
Bonds” pursuant to Section 54AA of the Internal Revenue Code of 1986, as amended. 
 

“Business Day” means any day other than (i) a Saturday or a Sunday; (ii) a day on which 
the New York Stock Exchange is closed; or (iii) a day on which banking institutions are 
authorized or required by law or executive order to be closed for commercial banking purposes 
in New York, Massachusetts or Connecticut or such other state where the applicable corporate 
trust office of the Trustee is located, or (iv) such other days as may be specified in a 
Supplemental Indenture. 

“Capitalized Interest Period” means the period of time from the date of issuance of the 
2010 Bonds through October 1, 2011, all as more specifically set forth in Section 6.2. 

“City” means the City of Stamford, Connecticut. 

“City Engineer” means the City Engineer of the City of Stamford, Connecticut or any 
other individual designated in writing by the City Engineer, provided copies of such written 
designation are provided to the Trustee and the District. 
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“Closing” means the date the 2010 Bonds are issued and delivered by the District, and as 
to any Additional Bonds or Refunding Bonds, the date of their issue and delivery as set forth in a 
Supplemental Indenture. 

“Code” means the Internal Revenue Code of 1986, as amended, including applicable 
regulations and revenue rulings, and any successor codification. 

“Collateral Assignment of Construction Documents” means one or more assignments of 
contracts (including assignments of construction contracts and warranties; developer’s contracts; 
consultant contracts; Approved Plans; permits, licenses, approvals and contracts; and 
construction management agreements) executed and delivered by Holdings to the District. 

“Collection Agreement” means the Tax Collection Agreement dated October 28, 2009 
executed and delivered by the City and the District. 

“Completion Date” means the date of completion of the District Improvements as 
determined under Section 7.3. 

“Completion Guaranty” shall mean, collectively, the guaranties of the completion of the 
District Improvements from the Initial District Property Owners and Holdings. 

“Construction Account” means the Construction Account of the Project Fund established 
by Section 6.1(a). 

“Consulting Engineer” shall mean a person or firm experienced in the assessment of the 
progress of, and the review and approval of requisitions for, major construction projects hired by 
the District and reasonably acceptable to the Director of Operations of the City, and engaged 
pursuant to a contract reasonably acceptable to the Director of Operations of the City and the 
District, for the oversight of the construction of the District Improvements and approval of 
Construction Account fund requisitions.  Upon the City providing substantiated evidence of (i) 
any officer of the Consulting Engineer being convicted of a crime, (ii) any fraud, 
misappropriation or embezzlement by any officer of the Consulting Engineer, (iii) the Consulting 
Engineer’s intentional breach of the provisions of its contract with the District, or (iv) the 
Consulting Engineer’s repeated willful failure to perform services under its contract with the 
District, the City may direct that the District replace the Consulting Engineer upon ninety (90) 
days prior written notice to the District, with such replacement not to be unreasonably withheld 
by the District.  Any replacement Consulting Engineer shall be hired in accordance with the 
terms and provisions in the Interlocal Agreement.  The initial Consulting Engineer is Tighe & 
Bond, Inc. 

“Cost of Issuance” means all costs and expenses of the District incurred in connection 
with the authorization, issuance, sale and delivery of any series of Bonds including, but not 
limited to underwriting fees and costs, rating fees, legal fees and expenses, initial credit 
enhancement fees, financial advisory and other consultant fees (including the fees of the 
Administrator, any appraisers, engineers and market study consultants), the Trustee’s acceptance 
fees and expenses under the Indenture and initial (including first annual) fees, paying agent fees, 
fiscal or escrow agent fees, printing fees and travel expenses. 
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“Cost of the District Improvements” means all costs incurred by the District in 
connection with the acquisition, expansion, construction, development, improvement, equipping, 
planning and financing of the District Improvements or any portion of the District 
Improvements, including, without limitation, the payment or reimbursement of costs of issuance 
of the Bonds, including without limitation the reasonable costs incurred by the District, the City, 
Holdings, the Administrator or the Trustee in connection with the creation of the District, 
adoption and initial administration of Special Assessments, complying with securities disclosure 
requirements, and the issuance of the Bonds, and the funding of such funds and accounts as are 
provided in this Indenture, the cost of all lands, properties, rights, easements, franchises and 
permits acquired, the cost of all machinery and equipment, financing charges, interest prior to 
and during construction and for up to approximately one year after completion of construction, 
cost of engineering and legal expenses, plans, specifications and other expenses necessary or 
incident to construction of the District Improvements. 

“Counsel” means such attorney or firm of attorneys selected or approved by the District 
that is duly admitted to practice law before the highest court of any state of the United States of 
America, who, unless otherwise provided in this Indenture, may be an employee of the District 
or an employee or officer of the Trustee. 

 “Current Requirement” means, for any Series of Bonds, as of any Allocation Date the 
amount of the Debt Service due on such Series on the following Interest Payment Date for such 
Series less any applicable 2010B Subsidy Payment or capitalized interest allocable to the Debt 
Service Account for such Series on the next Interest Payment Date. 
 

“DSRF Surety” means a letter of credit, a surety bond or bond insurance policy deposited 
in the Debt Service Reserve Funds pursuant to Section 6.4(d). 

“Debt Service” means, as to any Series of Bonds, the principal and interest, payable in 
respect to such Series of Bonds within the Bond Year, including any premium on Refunding 
Bonds, and any amounts of principal or interest due from a prior Bond Year. 

“Debt Service Reserve Fund Requirement” means the 2010A Debt Service Reserve Fund 
Requirement or the 2010B Debt Service Reserve Fund Requirement, as the case may be, and 
with respect to Additional Bonds or Refunding Bonds, as provided for in the Supplemental 
Indenture authorizing the issuance of such Bonds.  

“Debt Service Reserve Funds” means the 2010A Debt Service Reserve Fund and the 
2010B Debt Service Reserve Fund established in Sections 6.1(d), Section 6.1(e) and Section 
6.1(f), respectively.  

“Delinquent Payments Account” means the Delinquent Payments Account in the 
Revenue Fund established by Section 6.1(b).  

“Developer Continuing Disclosure Agreement” means the Developer Continuing 
Disclosure Agreement dated as of January 1, 2010, executed and delivered by Holdings, the 
Administrator and Harbor Point Development LLC, as such Agreement may be amended from 
time to time. 
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“Disclosure Agreements” means the Developer Continuing Disclosure Agreement and 
the District Continuing Disclosure Agreement. 

“District” means the Harbor Point Infrastructure Improvement District. 

“District Continuing Disclosure Agreement” means the District Continuing Disclosure 
Agreement dated as of January 1, 2010, by and among the District, the Administrator and the 
Trustee as such Agreement may be amended from time to time. 

“District Improvements” means the construction of various improvements, including, but 
not limited to, sewers and sewer lines, traffic services improvements including new roadways, 
parks, gardens, shade trees and public spaces within and outside the District Property, all as more 
particularly described in Schedule A attached to the Interlocal Agreement, and financed, in part, 
with proceeds of the 2010 Bonds. 

“District Property” means real property within the District’s boundaries as established by 
Section 1 of the Act. 

“District Property Owners” means collectively One Harbor Point Square LLC, Two 
Harbor Point Square LLC, Three Harbor Point Square LLC, Four Harbor Point Square LLC, One 
Commons Park LLC, HS Lofts One LLC, HS Lofts Two LLC, HS Lofts Three LLC, HS Lofts 
Four LLC, HS Lofts Five LLC, Six Yale & Towne LLC, Seven Yale & Towne LLC and BLT 
Six Yale & Towne LLC.  

“Equity Construction Account” means the Equity Construction Account of the Project 
Fund established by Section 6.1(a). 

“Equity Construction Account Letter of Credit” means an irrevocable, transferable letter 
of credit deposited in the Equity Construction Account pursuant to Section 7.7. 

“Event of Default” means any Event of Default specified in Section 11.1. 

“Expected 2010B Subsidy Payment” shall have the meaning set forth in Section 6.2(d) of 
this Indenture. 

“Fiscal Year” means the period of twelve months beginning each July 1 and ending each 
June 30 or such other period of twelve months as may be established by the District as its annual 
accounting period. 

“Fitch” means Fitch Ratings, a wholly owned subsidiary of Fimalac S.A., its successors 
and assigns, and, if such corporation shall for any reason no longer perform the functions of a 
securities rating agency, “Fitch” shall be deemed to refer to any other nationally recognized 
rating agency designated by the District. 

“Government Certificates” mean certificates representing ownership of either United 
States Treasury bond principal at maturity or coupons for accrued periods of interest, which 
bonds or coupons are held by a bank or trust company, organized and existing under the laws of 
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the United States of America or any of its states acceptable to the Trustee and the District, in the 
capacity of custodian independent of the seller of the certificates. 

“Government Obligations” mean bonds, notes and other obligations of the United States 
and securities unconditionally guaranteed as to the payment of principal and interest by the 
United States of America or any agency thereof.  Such evidences of indebtedness may be held 
directly, or in the form of repurchase agreements collateralized by such debt securities, or in the 
form of securities of any open-end or closed-end management type investment company or 
investment trust registered under the Investment Company Act of 1940, provided that the 
portfolio of such investment company or investment trust is limited to such evidences of 
indebtedness, or repurchase agreements collateralized by such debt securities, or securities of 
other such investment companies or investment trusts whose portfolios are so restricted. 

“Government Requirements” means each applicable federal, state or municipal law, 
ordinance, regulation, order, permit or approval with respect to the development, servicing, use, 
operation or marketing of the District Improvements. 

“Holdings” means Harbor Point Holding Company LLC, a Delaware limited liability 
company. 

“Indenture” means this Indenture of Trust, between the District and the Trustee, as it may 
be modified, altered, amended and supplemented from time to time in accordance with its terms. 

 “Independent Financial Consultant” means MuniCap, Inc. or another consultant or firm 
of consultants appointed by the District and who:  (i) is judged by the District to have experience 
in matters relating to the issuance or administration of bonds secured by tax increment revenues, 
special assessments or payments in lieu of taxes; (ii) is in fact independent; (iii) does not have 
any substantial interest, direct or indirect, with Holdings or the Initial District Property Owners; 
and (iv) is not an officer or employee of the District, but who may be regularly retained to make 
reports to the District. 
 

“Initial District Property Owners” means collectively Walter Wheeler Drive SPE LLC, 
The Strand/BRC Group, LLC and Yale & Towne SPE, LLC.  

“Interest Account” means the Interest Account of the Bond Fund established by Section 
6.1. 

“Interest Payment Date” means with respect to the 2010 Bonds, April 1 and October 1 of 
each year commencing October 1, 2010. 

“Interlocal Agreement” means the Interlocal Agreement by and between the District and 
the City dated as of July 1, 2008, as amended from time to time. 

“Letter of Representations” means the letter, dated as of January 26, 2010 from the 
District to The Depository Trust Company and any amendment or supplement to it. 

“Majority Holders” means the Beneficial Owners of more than 50% of the aggregate 
principal amount of Bonds Outstanding. 
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“Mandatory Prepayments” means mandatory prepayments of Special Assessments made 
pursuant to (i) the RMA relating to a transfer of a parcel which results in such parcel becoming 
Non-Benefited Property, as defined in the RMA, or (ii) the True-Up Agreement. 

“Master Development Agreement” means the Amended and Restated Master 
Development Agreement relating to the construction of the District Improvements and 
disbursement of costs from Construction Account, dated as of January 1, 2010, between the 
District and Holdings, as such Agreement may be amended from time to time.  

“Moody’s” means Moody’s Investors Service, Inc., its successors and assigns, and, if 
such corporation shall for any reason no longer perform the functions of a securities rating 
agency, “Moody’s” shall be deemed to refer to any other nationally recognized rating agency 
designated by the District. 

“Non-Indenture Additional Bonds” shall have the meaning set forth in Section 5.3(c) of 
this Indenture. 

“Opinion of Counsel” means a written opinion of any Counsel in form and substance 
acceptable to the Trustee. 

“Outstanding” means, at any date, the aggregate of all Bonds authorized, issued, 
authenticated and delivered under this Indenture, except: 

(a) Bonds cancelled or surrendered to the Paying Agent for cancellation; 

(b) Bonds deemed to have been paid as provided in Section 15.1 or 15.2; and 

(c) Bonds in lieu of or in substitution for which other Bonds have been 
authenticated and delivered pursuant to this Indenture unless proof satisfactory to the Paying 
Agent is presented that any such Bond is held by a bona fide Owner. 

Bonds which are owned by the District will be disregarded and deemed not to be 
Outstanding for the purpose of any determination hereunder; provided, however, that for the 
purpose of determining whether the Trustee will be protected in relying upon any request, 
demand, authorization, direction, notice, consent or waiver, only Bonds which the Trustee knows 
to be so owned will be disregarded. 

“Owner” means the Person in whose name a particular Bond is registered on the records 
of the Paying Agent. 

“Paying Agent” means any paying agent for the Bonds (and may include the Trustee) and 
its successor or successors appointed pursuant to the provisions of any Supplemental Indenture.  
Unless otherwise provided in a Supplemental Indenture, the Trustee will be the Paying Agent. 

“Permitted Investments” means investments permitted under the General Statutes of 
Connecticut, as such law may be amended from time to time, including the following: 
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(1) the obligations of the United States of America, including the joint 
and several obligations of the Federal Home Loan Mortgage Corporation, the Federal 
National Mortgage Association, the Government National Mortgage Association, the 
Federal Savings and Loan Insurance Corporation, obligations of the United States Postal 
Service, all the federal home loan banks, all the federal land banks, all the federal 
intermediate credit banks, the Central Bank for Cooperatives, The Tennessee Valley 
Authority, or any other agency of the United States government; 

(2) shares or other interests in any custodial arrangement, pool or no-
load, open-end management-type investment company or investment trust registered or 
exempt under the Investment Company Act of 1940, as from time to time amended, 
provided (i) the portfolio of such custodial arrangement, pool, investment company or 
investment trust is limited to obligations described in subparagraph (1) above and 
repurchase agreements fully collateralized by any such obligations; (ii) such custodial 
arrangement, pool, investment company or investment trust takes delivery of such 
collateral either directly or through an authorized custodian; (iii) such custodial 
arrangement or pool is managed to maintain its shares at a constant net asset value or 
such investment company or investment trust is rated within one of the top two credit 
rating categories and, for any investment company or investment trust not managed to 
maintain its shares at a constant net asset value, within one of the top two risk rating 
categories of any nationally recognized rating service or of any rating service recognized 
by the Banking Commissioner of the State; and (iv) the District only purchases and 
redeems shares or other interests in such investment company or investment trust through 
the use of, or the custodian of such custodial arrangement or pool is, a “bank”, as defined 
in Section 36a-2 of the Connecticut General Statutes, or an “out-of-state bank”, as 
defined in Section 36a-2 of the Connecticut General Statutes, having one or more 
branches in the State; 

(3) the obligations of any state of the United States or of any political 
subdivision, authority or agency thereof, provided that at the time of investment such 
obligations are rated within one of the top two rating categories of any nationally 
recognized rating service or of any rating service recognized by the Banking 
Commissioner of the State.; 

(4) the obligations of the State, or any regional school district, town, 
city, borough or metropolitan district in the State, provided that at the time of investment 
the obligations of such government entity are rated within one of the top three rating 
categories of any nationally recognized rating service or of any rating service recognized 
by the Banking Commissioner of the State; and 

(5) the Short Term Investment Fund and the Tax Exempt Fund. 

“Person” means an individual, a corporation, a partnership, a general partner of a 
partnership, an association, a joint stock company, a trust, any unincorporated organization, or a 
Subsidiary management governmental entity. 
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“Pledged Revenues” mean all revenues, receipts and other income derived by the District 
from the Special Assessment Revenues, the Tax Increment Payments and the 2010B Subsidy 
Payments, including, without limitation, any investment earnings, and any other revenues 
derived by the District and deposited in the Revenue Fund pursuant to Section 6.2, but not 
including amounts in the Rebate Fund or the Equity Construction Account. 

“Prepayments” means any Special Assessment, or portion thereof, which is paid to the 
District before such amount becomes due, including Mandatory Prepayments. 

“President” means the President of the District. 

“Principal Account” means the Principal Accounts of the Bond Fund established by 
Section 6.1(c). 

“Principal Payment Date” means any date on which a payment of principal (including 
any sinking fund installment) of any Bond is due. 

“Project Fund” means the fund established in Section 6.1(a). 

“Pro-Rata” shall mean with respect to any Series proportionally based on the principal 
amount of Outstanding Bonds. 

“Pro-Rata Share” shall mean, as of any Allocation Date, in respect to any Series, the 
amount equal to (a) the Debt Service due on such Series on the following Interest Payment Date 
net of any capitalized interest or 2010B Subsidy Payment related to the interest due on such 
Series, divided by (b) the total Debt Service due on all Outstanding Series on the following 
Interest Payment Date net of any capitalized interest or 2010B Subsidy Payments related to the 
interest due on any Series. 

“Rating Agency” means Moody’s, S&P and Fitch, or any of them and their successors 
and assigns. 

“Rebate Amount” means the amount, if any, required to be rebated to the United States 
pursuant to Section 148(f) of the Code. 

“Rebate Fund” means the fund established in Section 6.1. 

“Recovery Act” means the American Recovery and Reinvestment Act of 2009. 

“Recovery Zone Economic Development Bonds” means the taxable obligations 
designated as “Recovery Zone Economic Development Bonds” pursuant to Section 1400U-2 of 
the Internal Revenue Code of 1986, as amended. 
 

“Redemption Account” means the Redemption Account of the Bond Fund established by 
Section 6.1(c). 

“Refunding Bonds” means any Bond issued pursuant to Section 5.3(d), 5.3(e) or 5.3(f). 
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“Revenue Fund” means the fund established in Section 6.1(b). 

“RMA” means the Method of Imposing and Collecting the Assessment that is part of the 
Assessment Plan approved by the District as part of the Special Assessment Resolution, as 
amended from time to time. 

“Sales Agreement” means the agreement between the District and certain Initial District 
Property Owners providing for the sale to the District of approximately 11.4 acres for 
development as public parks within the District. 

“S&P” means Standard & Poor’s Ratings Group, a division of The McGraw-Hill 
Companies Inc., its successors and their assigns, and, if such entity shall for any reason no longer 
perform the functions of a securities rating agency, “S&P” shall be deemed to refer to any other 
nationally recognized securities rating agency designated by the District. 

“Series” means the 2010A Bonds and the 2010B Bonds as defined herein as well as any 
series of Additional Bonds or Refunding Bonds. 

“Short Term Investment Fund” means the fund established pursuant to Section 3-27(f) of 
the Connecticut General Statutes. 

“Special Assessment Agreement” means the agreement dated as of January 1, 2010 
among the District, the Initial District Property Owners and the District Property Owners.  

“Special Assessment Resolution” means the resolution adopted by the Board of the 
District on January 5, 2010 approving the RMA included in the Assessment Plan and authorizing 
the imposition of the Special Assessments. 

“Special Assessment Revenues” means the amounts collected pursuant to the Special 
Assessments including any prepayments thereof, interest thereon and proceeds of the redemption 
or sale of property sold as a result of foreclosure of the Special Assessment lien, and default rate 
of interest thereon (to the extent such interest is not retained by the City in accordance with the 
Collection Agreement).  “Special Assessment Revenues” does not include any administrative 
expenses in connection with delinquent Special Assessments or other administrative expenses 
payable to the City in accordance with the Collection Agreement. 

“Special Assessments” means the special benefit assessments levied within the District 
pursuant to the Special Assessment Resolution. 

“State” means the State of Connecticut. 

“Supplemental Indenture” means any indenture supplemental to or amendatory of this 
Indenture as originally executed, which is duly executed and delivered in accordance with the 
provisions of this Indenture. 

“Taxable Bond” means any Bond which states, in the body thereof, that the interest 
income thereon is includable in the gross income of the Holder thereof for federal income tax 
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purposes or that such interest is subject to federal income taxation, including, but not limited to, 
the 2010B Subsidy Bonds. 

“Tax-Exempt Bond” means any Bond which states, in the body thereof, that the interest 
income thereon is excludable from gross income of the Holder thereof for federal income tax 
purposes or that such interest is not subject to federal income taxation. 

“Tax Exempt Fund” means the fund established pursuant to Section 3-24(d) of the 
Connecticut General Statutes. 

“Tax Increment Payments” shall mean the Tax Increment Payments to be made by the 
City in accordance with the terms of the Interlocal Agreement. 

“Tax Increment Revenues” shall mean, for any Fiscal Year, the portion of real property 
tax revenues with respect to the District Property which are collected during such Fiscal Year, 
less the non-incremental tax revenues of $1,091,173.00 as more fully set forth in the Interlocal 
Agreement.  Payments to be received pursuant to tax fixing agreements or agreements providing 
for payments in lieu of taxes, penalties and interest are not part of Tax Increment Revenues and 
belong to the City.  Such Tax Increment Revenues shall be determined by the Administrator. 

“Tax Regulatory Agreement” means the Tax Compliance Agreement(s) and 
Certificate(s), including all appendices, certificates and attachments thereto, executed by the 
District on the date of issuance and delivery of the 2010 Bonds, as it may be amended from time 
to time. 

“True-Up Agreement” means the True-Up Agreement among the District, the Initial 
District Property Owners and the District Property Owners dated as of January 1, 2010 and 
providing for the mandatory prepayment of Special Assessments in certain circumstances. 

“Trustee” means Deutsche Bank National Trust Company, a national banking 
association, and its successor or successors under this Indenture. 

 “Undeveloped Property” means all Assessed Property that has not been developed as 
proposed in the applicable building permits, architectural plans or other available documents 
provided to the Administrator pursuant to the terms of the RMA and the True-Up Agreement. 
 

Section 1.2 Rules of Construction.  Except where the context otherwise requires, 
(i) singular words will connote the plural number as well as the singular and vice versa, and (ii) 
pronouns inferring the masculine gender will include the feminine and neuter genders and vice 
versa.  All references to particular articles or sections are references to articles or sections of this 
Indenture unless otherwise indicated.  The headings and Table of Contents in this Indenture are 
solely for convenience of reference and will not constitute a part of this Indenture, nor will they 
affect its meaning, construction or effect.  All references to the payment of Bonds are references 
to the payment of the principal of and premium, if any, and interest on Bonds. 
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ARTICLE II 
 

ESTABLISHMENT OF TRUST 

Section 2.1 Establishment of Trust.  In order to provide for the payment of the 
principal of and the premium, if any, and interest on the Bonds and to secure the performance of 
all of the obligations of the District under the Bonds and subject to the terms of this Indenture, 
the District pledges, assigns and grants to the Trustee a security interest in the following: 

(a) All of the Pledged Revenues; 

(b) Its right to receive payments under the Interlocal Agreement and the 
Collection Agreement; 

(c) Its right to enforce the completion of the District Improvements under the 
Completion Guaranty, the Master Development Agreement and the Collateral Assignment of 
Construction Documents; 

(d) The funds, accounts, money and investments held by the Trustee and the 
Paying Agent pursuant to the terms of this Indenture, other than the Rebate Fund and the Equity 
Construction Account; and 

(e) All other property of any kind mortgaged, pledged or hypothecated by the 
District or by anyone on its behalf and with its written consent at any time as and for additional 
security under this Indenture and any Supplemental Indenture in favor of the Trustee, which is 
authorized to receive all such property at any time and to hold and apply it subject to the terms of 
this Indenture and any Supplemental Indenture. 

The property described above, which secures the payment of the principal of and 
premium, if any, and interest on the Bonds in accordance with the provisions of this Indenture, is 
to be held in trust for the equal and proportionate benefit and security of the Owners from time to 
time of the Bonds, except as otherwise provided in, and subject to its application in accordance 
with the terms of, this Indenture, including Article VI of the Indenture. 

ARTICLE III 
 

GENERAL TERMS AND CONDITIONS OF BONDS 

Section 3.1 Authority for Indenture.  This Indenture has been executed and 
delivered pursuant to resolutions adopted by the District on January 5, 2010.  The District has 
ascertained that the execution of and the transactions contemplated by this Indenture are 
necessary or convenient in order to provide for the District Improvements and that each covenant 
or agreement in this Indenture is reasonable and proper for protecting and enforcing the rights 
and remedies of the Owners. 

Section 3.2 Indenture Constitutes Contract.  In consideration of the purchase 
and acceptance of the Bonds by the Owners, the provisions of this Indenture will be a part of the 
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contract of the District with the Owners of the Bonds and will constitute a contract among the 
District, the Trustee and the Owners from time to time of the Bonds. 

Section 3.3 Authorization of Series 2010 Bonds; Form and Details of Bonds. 

(a) There are authorized to be issued the 2010 Bonds of the District in the 
aggregate principal amount of $145,000,000.  The 2010 Bonds will be issued in two (2) Series as 
fully registered bonds, without coupons and shall be designated “Harbor Point Infrastructure 
Improvement District (Harbor Point Project) Special Obligation Revenue Bonds, Series 2010__.”  
The 2010 Bonds will (i) be dated the date of delivery, (ii) be issued in denominations of 
$100,000 or any integral multiple of $1,000 in excess of $100,000; provided that if necessary to 
effectuate the partial redemption of any Bond pursuant to a Supplemental Indenture or Sections 
4.2, 4.3 or 4.4 herein, a Bond or Bonds in the principal amount equal to the unredeemed portion, 
but not less than $1,000 may be issued, and (iii) be numbered from R-1 upwards, sequentially.  If 
in any Bond Year, the Administrator determines that the amount of Tax Increment Revenues in 
the immediately prior Bond Year equals or exceeds 150% of the sum of the gross Debt Service 
due on all Outstanding 2010 Bonds during the prior Bond Year net of any 2010B Subsidy 
Payments or if the 2010 Bonds have secured an investment grade rating from at least one Rating 
Agency, such 2010 Bonds may be converted to authorized denominations of $5,000 or any 
integral multiple thereof. 

(b) The 2010A Bonds will be issued in the aggregate principal amount of 
$129,000,000, bear interest from the date the 2010A Bonds were originally issued or from the 
most recent Interest Payment Date to which interest has been paid.  Interest on the 2010A Bonds 
shall be payable each April 1 and October 1, commencing October 1, 2010.  Each 2010A Bond 
shall be subject to prior redemption in accordance with the terms thereof and this Indenture.  The 
2010A Bonds will bear interest at the annual rates and will mature on April 1 in the years and 
amounts set forth below, subject to prior redemption: 

Year Amount Interest Rate 

2022 $15,930,000 7.000% 
2039 $113,070,000 7.875% 

 
(c) The 2010B Bonds will be issued in the aggregate principal amount of 

$16,000,000, bear interest from the date the 2010B Bonds were originally issued or from the 
most recent Interest Payment Date to which interest has been paid.  Interest on the 2010B Bonds 
shall be payable each April 1 and October 1, commencing October 1, 2010.  Each 2010B Bond 
shall be subject to prior redemption in accordance with the terms thereof and this Indenture. The 
2010B Bonds will bear interest at the annual rates and will mature on April 1 in the years and 
amounts set forth below, subject to prior redemption: 

Year Amount Interest Rate 

2039 $16,000,000 12.500% 
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(d) The principal of and premium, if any, and interest on the Bonds are 
payable in lawful money of the United States of America, but only from the Pledged Revenues 
and other sources pledged for such purpose under this Indenture.  The principal of and premium, 
if any, on the Bonds will be payable upon presentation and surrender of the Bonds at the 
designated corporate trust office of the Paying Agent except that, for so long as Cede & Co. or 
other nominee of DTC is the sole registered Owner of the Bonds, principal of and premium, if 
any, on the Bonds will be paid as provided in the Letter of Representations.  Interest on the 
Bonds will be paid by check or draft mailed by the Paying Agent on each interest payment date 
to the Owners of the Bonds at their addresses as they appear on the registration books of the 
District maintained by the Paying Agent.  The registered owners for the 2010 Bonds will be 
determined on the fifteenth day of March or September, as appropriate, which next precedes each 
Interest Payment Date (or the prior Business Day if the fifteenth is not a Business Day), unless 
otherwise provided pursuant to a Supplemental Indenture. 

Notwithstanding the foregoing, if the Owner of any Bond (i) owns at least $1,000,000 in 
aggregate principal amount of Bonds and (ii) has provided satisfactory notice regarding payment 
via wire transfer to the Trustee, then interest will be paid to such Owner by wire transfer.  
Interest on the Bonds will be computed on the basis of a year of 360 days and twelve 30-day 
months, unless otherwise provided pursuant to a Supplemental Indenture. 

(e) Each Series of Bonds comprising the 2010 Bonds will be issued in 
substantially the forms set forth in Exhibit A (for the 2010A Bonds) and Exhibit B (for the 
2010B Bonds) to this Indenture, with appropriate variations, omissions and insertions as 
permitted or required by this Indenture.  There may be endorsed on the Bonds such legend or text 
as may be necessary or appropriate to conform to any applicable rules and regulations of any 
governmental authority or any usage or requirement of law. 

Section 3.4 Book Entry, Provisions. 

(a) The Bonds will be issued in fully registered form and registered in the 
name of Cede & Co., a nominee of The Depository Trust Company (“DTC”), and immobilized 
in the custody of DTC physically or through DTC’s FAST System.  One fully registered Bond 
for all fungible bonds of a Series and maturity will be registered to Cede & Co.  Beneficial 
Owners will not receive physical delivery of Bonds.  Individual purchase of Bonds may be made 
in book-entry form only in original principal amounts of $100,000 and integral multiples of 
$1,000 over $100,000.  Payments of the principal of and premium, if any, and interest on the 
Bonds will be made to DTC or its nominee as registered owner of the Bonds on the applicable 
payment date. 

Transfer of the payments of the principal of and premium, if any, and interest on the 
Bonds to the participants of DTC, which include securities brokers and dealers, banks, trust 
companies, clearing corporations and certain other organizations (the “Participants”) is the 
responsibility of DTC.  Transfer of the payments of the principal of and premium, if any, and 
interest on the Bonds to their Beneficial Owners by the Participants is the responsibility of the 
Participants and other nominees of the Beneficial Owners. 
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Transfer of ownership interest in the Bonds will be made by DTC and its Participants, 
acting as nominees of the Beneficial Owners of the Bonds, in accordance with rules specified by 
DTC and its Participants.  Neither the District nor the Trustee makes any assurances that DTC, 
its Participants or other nominees of the Beneficial Owners of the Bonds will act in accordance 
with those rules or on a timely basis.  For every transfer and exchange of beneficial ownership 
interest in the Bonds, the Beneficial Owner may be charged sums sufficient to cover any tax, fee 
or other governmental charge that may be imposed in relation to it. 

THE DISTRICT AND THE TRUSTEE DISCLAIM ANY RESPONSIBILITY OR 
OBLIGATIONS TO THE PARTICIPANTS OR THE BENEFICIAL OWNERS WITH 
RESPECT TO (i) THE ACCURACY OF ANY RECORDS MAINTAINED BY DTC OR ANY 
PARTICIPANT; (ii) THE PAYMENT BY DTC OR ANY PARTICIPANT OF ANY AMOUNT 
DUE TO ANY BENEFICIAL OWNER IN RESPECT OF THE PRINCIPAL OF AND 
PREMIUM, IF ANY, AND INTEREST ON THE BONDS; (iii) THE DELIVERY BY DTC OR 
ANY PARTICIPANT OF ANY NOTICE TO ANY BENEFICIAL OWNER WHICH IS 
REQUIRED OR PERMITTED UNDER THE TERMS OF THIS INDENTURE TO BE GIVEN 
TO BONDHOLDERS; (iv) THE SELECTION OF THE BENEFICIAL OWNERS TO 
RECEIVE PAYMENT IN THE EVENT OF ANY PARTIAL REDEMPTION OF THE 
BONDS; OR (v) ANY CONSENT GIVEN OR OTHER ACTION TAKEN BY DTC AS 
BONDHOLDER. 

So long as Cede & Co., or its successor, is the registered owner of the Bonds, as nominee 
of DTC, references in this Indenture to the Owners of the Bonds means Cede & Co. and does not 
mean the Beneficial Owners of the Bonds. 

(b) The District will appoint a substitute securities depository in the event 
that: 

(1) DTC determines not to continue to act as securities depository for 
the Bonds; or; 

(2) The Trustee (at the direction of the Owners of 100% of the Bonds 
of the applicable series) or the District has determined to use a substitute securities 
depository. 

Replacement Bonds (the “Replacement Bonds”) will be issued directly to Beneficial 
Owners of the Bonds but only in the event that: 

(3) under the circumstances described in (b)(1) or (b)(2) above, the 
District is unable to locate another qualified securities depository; or 

(4) The Trustee (at the direction of the Owners of 100% of the Bonds 
of the applicable series) or the District has determined not to continue the book-entry 
system of transfer. 

Replacement Bonds will be substantially in the forms set forth in Exhibit A (for the 
2010A Bonds) or Exhibit B (for the 2010B Bonds) to this Indenture.  In the event the Trustee or 
the District makes the determination described in clauses (b)(3) or (b)(4)  above (the Trustee and 
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the District undertake no obligation to make any investigation to determine the occurrence of any 
events that would permit the Trustee or the District to make any such determination) and the 
Trustee or the District has made provisions to notify the Beneficial Owners of Bonds by mailing 
an appropriate notice to DTC, the District will execute and the Trustee and Paying Agent wii1 
authenticate and deliver to the Participants the appropriate Replacement Bonds to which the 
Participants are entitled.  The Trustee is entitled to rely on the records provided by DTC as to the 
Participants entitled to receive Replacement Bonds. 

Section 3.5 Payment of Bonds; Special Obligations.  The principal of and 
premium, if any, and interest on the Bonds will be payable in lawful money of the United States 
of America, but only from the Pledged Revenues and other sources pledged to such payment 
pursuant to this Indenture.  Pledged Revenues (other than the 2010B Subsidy Payments) will be 
allocated on a parity basis to the various Series of Bonds as set forth in Section 6.2 herein.  If the 
date of maturity of the principal of any Bonds or the date fixed for the payment of interest on or 
the redemption of any Bonds is not a Business Day, then payment of the principal and premium, 
if any, and interest need not be made on such date, but may be made on the next succeeding date 
which is a Business Day, and, if made on such next succeeding Business Day, no additional 
interest will accrue for the period after such date of maturity or date fixed for redemption. 

The Bonds do not constitute a pledge of the faith and credit of the District, the City or the 
State and the principal of, premium, if any, and interest on the Bonds are payable solely from the 
Pledged Revenues and other sources pledged to such payment pursuant to this Indenture. 

Section 3.6 Execution of Bonds.  The Bonds will be executed on behalf of the 
District by, or bear the facsimile signature of, the President and any other Authorized District 
Representative, and attested by the manual or facsimile signature of the Clerk of the District. 

If any of the officers who have signed any of the Bonds or whose facsimile signature is 
on the Bonds ceases to be an officer of the District before the Bonds so signed have been actually 
authenticated by the Paying Agent or delivered by the District, the Bonds nevertheless may be 
authenticated, issued and delivered with the same force and effect as though the person or 
persons who signed or sealed the Bonds or whose facsimile signature is on the Bonds had not 
ceased to be an officer of the District.  Any Bond may be signed on behalf of the District by 
those persons who, at the actual date of the execution of the Bond, are proper officers of the 
District, although at the date of the Bond they were not officers of the District. 

Section 3.7 Authentication of Bonds.  No Bond will be secured by this Indenture 
or be valid for any purpose unless there is endorsed on the Bond the Paying Agent’s certificate of 
authentication, substantially in the forms provided for in the forms of Bond attached hereto as 
Exhibit A (for the 2010A Bonds) and Exhibit B (for the 2010B Bonds).  The Paying Agent will 
authenticate each Bond with the signature of an authorized representative of the Paying Agent, 
but it will not be necessary for the same person to authenticate all of the Bonds.  The Paying 
Agent’s certificate of authentication on any Bond issued by the District will be conclusive 
evidence and the only competent evidence that the Bond has been duly authenticated and 
delivered under this Indenture. 
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Section 3.8 Registration, Transfer and Exchange.  The District will cause books 
for the registration and registration of transfer or exchange of the Bonds to be kept at the 
designated corporate trust office of the Paying Agent.  The District appoints the Paying Agent as 
its registrar and transfer agent to keep such books and to make registrations and registrations of 
transfer or exchange under such reasonable regulations as the District or the Paying Agent may 
prescribe. 

Upon surrender for registration of transfer or exchange of any Bond at the designated 
corporate trust office of the Paying Agent, the District will execute and the Paying Agent will 
authenticate and deliver in the name of the transferee or transferees a new Bond or Bonds of like 
date, tenor and of any authorized denomination for the aggregate principal amount which the 
Owner is entitled to receive, subject in each case to such reasonable regulations as the District or 
the Paying Agent may prescribe.  All Bonds presented for registration of transfer, exchange, 
redemption or payment will be accompanied by a written instrument or instruments of transfer or 
authorization for exchange, in form and substance reasonably satisfactory to the District and the 
Paying Agent, duly executed by the registered Owner or by the Owner’s duly authorized 
attorney-in-fact or legal representative.  No Bond may be registered to bearer. 

New Bonds delivered upon any transfer or exchange will be valid limited obligations of 
the District evidencing the same debt as the Bonds surrendered and will be secured by this 
Indenture and entitled to the benefits of this Indenture to the same extent as the Bonds 
surrendered.  Registrations of transfers or exchange will be made by the Paying Agent within 
such time periods as are customary in the municipal securities industry. 

Section 3.9 Charges for Exchange or Transfer.  Except as provided in Section 
3.10, no charge will be made for any registration of transfer or exchange of Bonds, but the 
District or the Paying Agent may require payment by the Owner of the Bonds of a sum sufficient 
to cover any applicable tax or other governmental charge that may be imposed. 

Section 3.10 Mutilated, Lost, Stolen or Destroyed Bonds.  In the event any 
Outstanding Bond is mutilated, lost, stolen or destroyed, the District will execute, and, upon the 
District’s request in writing, the Paying Agent will authenticate and deliver, a replacement Bond 
of the same principal amount and maturity and of like tenor as the mutilated, lost, stolen or 
destroyed Bond in exchange and substitution for a mutilated Bond, or in lieu of and substitution 
for a lost, stolen or destroyed Bond. 

Application for exchange and substitution of mutilated, lost, stolen or destroyed Bonds 
will be made to the Paying Agent at its designated corporate trust office and the applicant will 
furnish to the District, the Paying Agent security or indemnification to their satisfaction.  In 
every case of loss, theft or destruction of a Bond, the applicant will also furnish to the District 
and the Paying Agent evidence to their satisfaction of the loss, theft or destruction and of the 
identity of the applicant, and in every case of mutilation of a Bond, the applicant will surrender 
the Bond so mutilated for cancellation. 

Notwithstanding the foregoing provisions of this Section, in the event any Bond has 
matured and no default has occurred which is then continuing in the payment of the principal of 
or premium, if any, or interest on the Bond, the District may authorize the payment of the Bond 
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(without surrender except in the case of a mutilated Bond) instead of issuing a substitute Bond, 
provided the evidence described above and the security or indemnification is furnished as 
provided in this Section. 

The District and the Paying Agent may charge the Owner their reasonable fees and 
expenses in connection with the issuance of any substitute Bond.  Every substitute Bond issued 
pursuant to the provisions of this Section will constitute a contractual limited obligation of the 
District, whether or not the lost, stolen or destroyed Bond is found or delivered at any time, or is 
enforceable by anyone, and will be entitled to all of the benefits of this Indenture equally and 
proportionally with any and all other Bonds duly issued under this Indenture to the same extent 
as the Bond in substitution for which such Bond was issued. 

The provisions of this Section are exclusive and will preclude (to the extent lawful) all of 
the rights and remedies with respect to the payment of mutilated, lost, stolen, or destroyed 
Bonds, including those granted by any law or statute now existing or hereafter enacted. 

Section 3.11 Destruction of Bonds.  Any temporary or mutilated Bond surrendered 
to the Paying Agent, or any Bond redeemed or paid at maturity, or any Bond delivered for 
transfer, exchange or replacement, or purchased pursuant to instructions from the District, will be 
destroyed or returned to the District, and, if destroyed, the Paying Agent will deliver a certificate 
of destruction of such Bond to the District. 

Section 3.12 Application of Proceeds of 2010A Bonds.  The Trustee will apply the 
proceeds (net of any underwriter’s discount) from the sale of the 2010A Bonds as follows: 

(a) The sum of $96,997,950 will be deposited in the Construction Account of 
the Project Fund.  

(b) The sum of $1,627,250 will be deposited in the 2010A Cost of Issuance 
Account of the Project Fund. 

(c) The sum of $12,900,000, representing, the amount of the initial 2010A 
Debt Service Reserve Fund Requirement, will be deposited in the 2010A Debt Service Reserve 
Fund.  

(d) The sum of $110,250 will be deposited in the Administrative Expense 
Fund. 

Section 3.13 Application of Proceeds of 2010B Bonds.  The Trustee will apply the 
proceeds (net of any underwriter’s discount) from the sale of the 2010B Bonds as follows: 

(a) The sum of $12,502,050 will be deposited in the 2010B Construction 
Subaccount of the Construction Account of the Project Fund.  

(b) The sum of $-0- will be deposited in the 2010B Cost of Issuance Account 
of the Project Fund. 
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(c) The sum of $1,600,000, representing the amount of the initial 2010B Debt 
Service Reserve Fund Requirement, will be deposited in the 2010B Debt Service Reserve Fund.  

Section 3.14 Application of Contribution of Initial District Property Owners.  
The aggregate sum of $16,000,000 ($14,422,050 from the proceeds of the 2010A Bonds and 
$1,577,950 from the proceeds of the 2010B Bonds) will be credited to certain of the Initial 
District Property Owners as payment of the purchase price of the Acquired Park Property 
payable by the District pursuant to the terms of the Sales Agreement.  Pursuant to the Sales 
Agreement, the District hereby directs the Trustee to apply the $14,422,050 of 2010A Bond 
proceeds credited to the Initial District Property Owners to the 2010A Capitalized Interest 
Account and to apply the $1,577,950 of 2010B Bond proceeds credited to the Initial District 
Property Owners to the 2010B Capitalized Interest Account. 

ARTICLE IV 
 

REDEMPTION OF BONDS 

Section 4.1 Redemption of Bonds.  The Bonds may not be called for mandatory 
redemption or redemption at the option of the District except as provided in this Article or in a 
Supplemental Indenture. 

Section 4.2 Optional Redemption of the 2010 Bonds. 

(a) Subject to the requirements of Section 4.6, the 2010A Bonds maturing on 
or after April 1, 2022 are subject to redemption prior to maturity commencing April 1, 2020, in 
whole or in part, at the option of the District at any time, or from time to time, from any moneys 
available for such purpose.  The 2010A Bonds to be redeemed shall be redeemed at a redemption 
price equal to 100% (expressed as a percentage of the principal amount to be redeemed) plus 
accrued interest to the date set for redemption. 

The District shall give the Trustee and the City written notice of its option to redeem the 
2010A Bonds at least 45 days before the date fixed for redemption. 

(b) Subject to the requirements of Section 4.6, the 2010B Bonds maturing on 
or after April 1, 2039 are subject to redemption prior to maturity commencing April 1, 2020, in 
whole or in part, at the option of the District at any time, or from time to time, from any moneys 
available for such purpose.  The 2010B Bonds to be redeemed shall be redeemed at a redemption 
price equal to 100% (expressed as a percentage of the principal amount to be redeemed) plus 
accrued interest to the date set for redemption. 

The District shall give the Trustee and the City written notice of its option to redeem the 
2010B Bonds at least 45 days before the date fixed for redemption. 

Section 4.3 Extraordinary Optional Redemption.  The 2010 Bonds are subject 
to redemption prior to maturity at the direction of the District, in whole or in part, at any time, at 
a redemption price equal to one hundred percent (100%) of the principal amount thereof plus 
accrued interest thereon to the date set for redemption, (a) from funds transferred from the 
Construction Account to the Bond Fund for redemption of the Bonds pursuant to Section 7.3 of 
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the Indenture; or (b) if any portion of the District is damaged or destroyed by fire or other 
casualty, in each case to the extent that the ability of District Property to generate sufficient tax 
revenues to pay debt service on the Bonds is substantially impaired.  Upon receipt by the Trustee 
of any such notice of redemption, the Trustee shall provide written notice of such redemption to 
the City. 

Section 4.4 Special Mandatory Redemption from Prepayment of Special 
Assessments.  Subject to the requirements of Section 4.6, the 2010 Bonds are subject to 
redemption, in whole or in part, from amounts received by the Trustee constituting a 
Prepayment, at the earliest applicable optional redemption date and at the respective redemption 
price as set forth in Section 4.2 above plus interest accrued thereon to the date set for 
redemption.  In connection with such redemption, a portion of the Debt Service Reserve Fund for 
the applicable Series will be transferred to the 2010 Prepayment Account in accordance with 
Section 6.4(c) hereof.  If a Prepayment is received prior to the earliest applicable optional 
redemption date, the 2010 Bonds subject to redemption shall be defeased in accordance with 
Section 15.2 herein until such optional redemption date.  Upon receipt by the Trustee of any such 
notice of redemption, the Trustee shall provide written notice of such redemption to the City. 

Section 4.5 Mandatory Sinking Fund Redemption. 

(a) The 2010A Bonds maturing on April 1, 2022, are required to be redeemed 
in part before maturity by the District on April 1 in the years and amounts set forth below, at a 
redemption price equal to the principal amount of the 2010A Bonds to be redeemed, plus accrued 
interest to the redemption date. 

Redemption Date 
(April 1) 

Principal 
Amount 

Redemption Date 
(April 1) 

Principal 
Amount 

2012 $460,000 2018 $1,595,000 
2013 $615,000 2019 $1,835,000 
2014 $785,000 2020 $2,095,000 
2015 $965,000 2021 $2,375,000 
2016 $1,160,000 2022* $2,680,000 
2017 $1,365,000   

________________ 
* final maturity 
 

(b) The 2010A Bonds maturing on April 1, 2039, are required to be redeemed 
in part before maturity by the District on April 1 in the years and amounts set forth below, at a 
redemption price equal to the principal amount of the 2010A Bonds to be redeemed, plus accrued 
interest to the redemption date. 

 
Redemption Date 

(April 1) 
Principal 
Amount 

Redemption Date 
(April 1) 

Principal 
Amount 

2023 $3,000,000 2032 $7,635,000 
2024 $3,370,000 2033 $8,380,000 
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2025 $3,770,000 2034 $9,180,000 
2026 $4,205,000 2035 $10,045,000 
2027 $4,670,000 2036 $10,980,000 
2028 $5,175,000 2037 $11,985,000 
2029 $5,725,000 2038 $5,385,000 
2030 $6,315,000 2039* $6,300,000 
2031 $6,950,000   

________________ 
* final maturity 
 

(c) The 2010B Bonds maturing on April 1, 2039, are required to be redeemed 
in part before maturity by the District on April 1 in the years and amounts set forth below, at a 
redemption price equal to the principal amount of the 2010B Bonds to be redeemed, plus accrued 
interest to the redemption date. 

 
Redemption Date 

(April 1) 
Principal 
Amount 

Redemption Date 
(April 1) 

Principal 
Amount 

2038 $7,690,000 2039* $8,310,000 
________________ 
* final maturity 
 

(d) The amount of the Bonds to be redeemed pursuant to mandatory sinking 
fund redemption may be reduced in accordance with the provisions of Section 6.3(c). 

Section 4.6 Selection of Bonds for Redemption. 

(a) If less than all the 2010 Bonds are to be called for optional redemption 
pursuant to Section 4.2 hereof, extraordinary optional redemption pursuant to Section 4.3 hereof, 
or special mandatory redemption pursuant to Section 4.4 hereof, the 2010 Bonds to be called 
shall be selected Pro-Rata from each Series.  If less than all the 2010 Bonds of any maturity are 
to be called for mandatory sinking fund redemption pursuant to Section 4.5 hereof, the 2010 
Bonds (or portions thereof) to be called shall be selected by the Trustee by lot or in any 
customary manner of selection as determined by the Trustee (including the customary practices 
of DTC or any successor securities depository).  No Owner of any Bonds may contest the 
selection methodology accepted by the District. 

(b) In the case of a partial refunding, Section 5.3(g) of the Indenture shall 
govern. 

(c) In selecting Bonds to be called for optional redemption, extraordinary 
optional redemption or special mandatory redemption pursuant to Sections 4.2, 4.3 or 4.4, as 
appropriate, or a Supplemental Indenture, or mandatory sinking fund redemption pursuant to 
Section 4.5 or a Supplemental Indenture, the Paying Agent shall count as one Bond each 
increment of $1,000 of principal amount.  If a Bond shall be called for partial redemption upon 
its surrender, a new Bond representing the unredeemed balance of the principal amount shall be 
issued to the Beneficial Owner of such Bond, unless otherwise provided for in the Bonds.  To the 
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extent practicable, however, no partial redemption may leave any Owner with an unredeemed 
portion of Bonds less than the authorized denomination for such Bonds at the time of 
redemption. 

Section 4.7 Notice of Redemption.  In the case of any redemption of Bonds, the 
Paying Agent will give in its own name, or in the name of the District, notice, as provided for in 
this Section, that the Bonds (which shall be identified by series and CUSIP numbers) have been 
called for redemption and, in the case of Bonds of a Series or maturity to be redeemed in part 
only, the principal amount of the Bonds that have been called for redemption, that they will be 
due and payable on the date fixed for redemption (specifying the date) upon surrender of the 
Bonds at the designated corporate trust office of the Paying Agent, at the applicable redemption 
price (specifying the price) together with any accrued interest to such date, and that all interest 
on the Bonds to be redeemed will cease to accrue on and after such date. 

If at the time of the mailing of the notice of optional redemption the District shall not 
have deposited with the Trustee moneys that together with the maturing principal of premium, if 
any, and interest on any securities also deposited shall be sufficient to redeem all the Bonds 
called for optional redemption, such notice may state that it is conditional and subject to the 
deposit or transfer of the redemption moneys with the Trustee not later than the opening of 
business on the redemption date, and that such notice shall be of no effect unless such moneys 
are so deposited. 

Such notice will be mailed first-class postage prepaid, not less than 30 nor more than 60 
days before the date fixed for redemption, to the Owners of the Bonds called for redemption, at 
their respective addresses as they appear on the registration books maintained by the Paying 
Agent.  The receipt of notice will not be a condition precedent to the redemption and failure to 
mail any notice to an Owner will not affect the validity of the proceedings for the redemption of 
Bonds of any other Owner. 

Section 4.8 Payment of Redeemed Bonds.  If notice of redemption has been 
given as provided in Section 4.7, the Bonds called for redemption will be due and payable on the 
date fixed for redemption at a redemption price equal to the principal amount of and premium, if 
any, on the Bonds, together with accrued interest to the date fixed for redemption.  Payment of 
the redemption price will be made by the Paying Agent upon surrender of the Bonds.  If less than 
the full principal amount of a Bond of a series and maturity is called for redemption, the District 
will execute and deliver and the Paying Agent will authenticate, upon surrender of the Bond, and 
without charge to the Owner, Bonds for the unredeemed portion of the principal amount of the 
Bond so surrendered. 

If any Bond has been duly called for redemption and payment of the principal of and 
premium, if any, and unpaid interest accrued to the date fixed for redemption on the Bond has 
been made or provided for, then, notwithstanding that the Bond called for redemption has not 
been surrendered for cancellation, interest on the Bond will cease to accrue from the redemption 
date, and, from and after the redemption date, the Bond will no longer be entitled to any lien, 
benefit or security under this Indenture, and its Owner will have no rights in respect of the Bond 
except to receive payment of the principal of and premium, if any, and unpaid interest accrued to 
the date fixed for redemption on the Bond. 
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ARTICLE V 
 

ISSUANCE OF BONDS 

Section 5.1 Issuance of Bonds.  (a) The District will not issue any bonds, notes or 
other evidences of indebtedness or incur any obligation or indebtedness which will be secured by 
a pledge of Pledged Revenues or other funds pledged by this Indenture to the payment of the 
Bonds except for Bonds issued under and in accordance with this Indenture; provided, however, 
that nothing contained in this Indenture will prevent the District from issuing or incurring 
indebtedness payable out of or secured by a pledge of Pledged Revenues to be derived on and 
after the date the pledge of Pledged Revenues provided in this Indenture is discharged as 
provided in Section 15.1. 

(b) Subject to the provisions set forth in subsection (a) of this Section, the 
District may issue from time to time bonds, notes and other evidences of indebtedness for any 
lawful purpose. 

Section 5.2 Security for Bonds.  This Indenture constitutes a continuing, 
irrevocable pledge of the Pledged Revenues and other funds of the District pledged in Article II 
to secure payment of the principal of and premium, if any, and interest on all Bonds which may, 
from time to time, be executed, authenticated and delivered under this Indenture.  Except as 
otherwise provided in this Indenture, including the provisions of Article VI, Bonds will in all 
respects be equally and ratably secured under this Indenture with other Bonds without 
preference, priority or distinction on account of the time of their authentication, delivery or 
maturity, so that Bonds at any time Outstanding under this Indenture will have the same right, 
lien and preference under this Indenture with like effect as if they had all been executed, 
authenticated and delivered simultaneously with other Bonds. 

Section 5.3 Conditions of Issuing Bonds. 

(a) Before the issuance and authentication of the 2010 Bonds by the Trustee, 
the District will deliver or cause to be delivered to the Trustee: 

(1) An original executed counterpart of this Indenture and the 
Interlocal Agreement, as amended; 

(2) A certified copy of the resolution of the District authorizing the 
issuance of the 2010 Bonds and the execution and delivery of this Indenture and other 
financing documents related to the 2010 Bonds to which the District is a party to; 

(3) An Opinion or Opinions of Counsel, addressed to the District and 
the City, subject to customary exceptions and qualifications, to the effect that this 
Indenture and related financing documents that the District is a party to have been duly 
authorized, executed and delivered by the District; 

(4) An Opinion or Opinions of Bond Counsel, addressed to the District 
and the City, subject to customary exceptions and qualifications, to the effect that the 
issuance of the 2010 Bonds has been duly authorized, that the 2010 Bonds are valid and 
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binding limited obligations of the District entitled to the benefits and security of this 
Indenture, that the interest on the 2010A Bonds is excludable from gross income for 
purposes of federal income taxation, that interest on the 2010B Bonds is not excludable 
from gross income for purposes of federal income taxation, and that interest on the 2010 
Bonds is excludable from Connecticut taxable income for purposes of Connecticut 
income tax on individuals, trusts and estates; 

(5) At or prior to the date and time of the pricing of the 2010 Bonds, a 
certificate of the City’s Director of Administration approving (a) the principal amount of 
2010 Bonds due in each year, (b) the interest rate on the 2010 Bonds (subject to the 
Mayor’s prior approval of a combined net interest cost for the 2010 Bonds (taking into 
account any interest subsidy payments received from the federal government) of not 
greater than 9.75%), (c) the redemption provisions for the 2010 Bonds, (d) any material 
modifications or alterations to the Indenture that adversely affects the City’s rights under 
the Indenture or the Interlocal Agreement, (e) those sections of the preliminary limited 
offering memorandum pertaining to the City, and (f) the final sources and uses of Bond 
proceeds to confirm substantial conformance to the sources and uses of proceeds set forth 
in Schedule B to the Interlocal Agreement; 

(6) A certificate of the President of the District that all preconditions 
to the issuance of 2010 Bonds under the Interlocal Agreement have been satisfied and the 
Interlocal Agreement is in full force and effect; 

(7) A request and authorization of the District, signed by the President, 
to the Trustee to authenticate and deliver the 2010 Bonds as directed in the request upon 
payment to the Trustee for the account of the District of the amount specified in the 
request; 

(8) A certificate of an Authorized District Representative that no 
Event of Default exists under the provisions of the Indenture and that no condition exists, 
that with the passage of time would become an Event of Default under the Indenture; 

(9) A fully executed counterpart of the Special Assessment 
Agreement, the Master Development Agreement, the True-Up Agreement, the Collection 
Agreement, the Completion Guaranty, the Sales Agreement, the Administrator 
Agreement, the District Continuing Disclosure Agreement and the Developer Continuing 
Disclosure Agreement; 

(10) A certified copy of the Special Assessment Resolution;  

(11) A certificate of the underwriter for the 2010 Bonds as to the 2010A 
Debt Service Reserve Fund Requirement and the 2010B Debt Service Reserve Fund 
Requirement; and 

(12) A schedule of the Annual Debt Service for the Bonds (net of all 
expected 2010B Subsidy Payments) signed by the District and the City in accordance 
with Section 3.3.1 of the Interlocal Agreement. 
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(b) Additional Bonds may be issued under this Indenture for the purpose of 
any authorized District purpose permitted under the Act and as permitted by the Interlocal 
Agreement.  Before the issuance and authentication of any such Additional Bonds, the District 
will deliver or cause to be delivered to the Trustee: 

(1) An executed Supplemental Indenture authorizing the issuance of 
such Bonds and setting forth their terms; 

(2) A certified copy of a resolution of the District authorizing the 
issuance, execution and delivery of the Additional Bonds, the Supplemental Indenture 
and related financing documents that the District is a party to; 

(3) An Opinion or Opinions of Counsel, subject to customary 
exceptions and qualifications, to the effect that the Supplemental Indenture and related 
financing documents that the District is a party to have has been duly authorized, 
executed and delivered by the District; 

(4) An Opinion or Opinions of Bond Counsel, subject to customary 
exceptions and qualifications, to the effect that the issuance of such Additional Bonds has 
been duly authorized, that the Additional Bonds are valid and binding limited obligations 
of the District entitled to the benefits and security of the Indenture, as to the tax status of 
the Additional Bonds, and that the issuance of such Additional Bonds will not adversely 
affect the exclusion from gross income for federal income tax purposes of the interest on 
any Outstanding Tax-Exempt Bonds; 

(5) A request and authorization of the District, signed by its President, 
to the Trustee and the Paying Agent to authenticate and deliver such Additional Bonds 
upon payment to the Trustee for the account of the District of the amount specified in the 
request; 

(6) A certificate or opinion that Interlocal Agreement is still in full 
force and effect; 

(7) Amendments to such other documents as are necessary to 
effectuate the issuance of Additional Bonds; 

(8) A certificate of an Authorized District Representative that no 
Event of Default exists under the provisions of the Indenture and that no condition exists, 
that with the passage of time would become an Event of Default; 

(9) A certified copy of a resolution of the Board of Representatives of 
the City consenting to the issuance of Additional Bonds (to the extent the principal 
amount of such issuance along with the original principal amount of all 2010 Bonds and 
Additional Bonds previously issued will exceed $145,000,000);  

(10) A City Certificate from an Authorized City Representative 
evidencing satisfaction of Section 3.4.1 of the Interlocal Agreement for the issuance of 
Additional Bonds; 
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(11) An Annual Debt Service Certificate signed by the District and the 
City in accordance with Section 3.4.4 of the Interlocal Agreement; 

(12) A certificate of the underwriter for the Additional Bonds as to the 
Debt Service Reserve Fund Requirement; and 

(13) An appraisal report from an MAI certified appraiser showing that 
the value of all taxable District Property equals or exceeds the aggregate Outstanding 
principal amount of all Bonds including the proposed Additional Bonds by a 3:1 margin. 

(c) Additional bonds may be issued under a separate indenture for the purpose 
of any authorized District purpose permitted under the Act that are secured by additional Special 
Assessments.  If the additional bonds are not issued as Additional Bonds under this Indenture 
(“Non-Indenture Additional Bonds”), the District covenants that the Non-Indenture Additional 
Bonds would not have any claim to the Pledged Revenues created under this Indenture.  
Furthermore, District covenants to deliver or caused to be delivered to the Trustee prior to the 
issuance of the Non-Indenture Additional Bonds, the following: 

(i) An Opinion or Opinions of Counsel, that the Non-Indenture 
Additional Bonds have no claims on the Pledged Revenues;  

(ii) A certificate of an Authorized District Representative that no 
Event of Default exists under the provisions of this Indenture and that no 
condition exists, that with the passage of time would become an Event of Default; 
and 

(iii) A certificate of an Authorized District Representative that the total 
amount of Special Assessments levied on District Property does not exceed the 
Additional Special Assessment Restrictions set forth in Section 9.14. 

(d) Refunding Bonds may be issued under this Indenture for the purpose of 
refunding or defeasing any Outstanding Bonds or providing funds to the District to purchase any 
Outstanding Bonds.  Before the issuance and authentication of any such Refunding Bonds, the 
District will deliver or cause to be delivered to the Trustee: 

(1) An executed Supplemental Indenture authorizing the issuance of 
such Refunding Bonds and setting forth their terms; 

(2) A certified copy of a resolution of the District authorizing the 
issuance, execution and delivery of the Refunding Bonds, the Supplemental Indenture 
and related financing documents that the District is a party to; 

(3) An Opinion or Opinions of Counsel, subject to customary 
exceptions and qualifications, to the effect that the Supplemental Indenture and related 
financing documents that the District is a party to have been duly authorized, executed 
and delivered by the District; 
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(4) An Opinion or Opinions of Bond Counsel, subject to customary 
exceptions and qualifications, to the effect that the issuance of such Refunding Bonds has 
been duly authorized, that the Refunding Bonds are valid and binding limited obligations 
of the District entitled to the benefits and security of the Indenture, as to the tax status of 
the Additional Bonds, and that the issuance of such Refunding Bonds will not adversely 
affect exclusion from gross income for federal income tax purposes of the interest on any 
Outstanding Tax-Exempt Bonds; 

(5) If required, a City Certificate from an Authorized City 
Representative evidencing satisfaction of Section 3.4.2 or 3.4.3 of the Interlocal 
Agreement for the issuance of Refunding Bonds; 

(6) An Annual Debt Service Certificate signed by the District and the 
City in accordance with Section 3.4.4 of the Interlocal Agreement; 

(7) A City Certificate from an Authorized City Representative 
approving the final form of any Supplemental Indenture and bonds for the issuance of 
Refunding Bonds; 

(8) A request and authorization of the District, signed by its President, 
to the Trustee and the Paying Agent to authenticate and deliver such Refunding Bonds 
upon payment to the Trustee for the account of the District of the amount specified in the 
request; 

(9) A certificate of an Authorized District Representative (i) that no 
Event of Default exists under the provisions of the Indenture and that no condition exists, 
that with the passage of time would become an Event of Default and (ii) that the City has 
requested or directed the issuance of the Refunding Bonds pursuant to Section 3.4.2 of 
the Interlocal Agreement or that the City and the District pursuant to Section 3.4.3 of the 
Interlocal Agreement or otherwise have mutually agreed to the issuance of the Refunding 
Bonds; 

(10) Evidence satisfactory to the Trustee that the District has made 
provision as required by the Indenture for the payment or redemption of all Bonds of the 
District to be refunded; 

(11) A written determination by a firm of independent certified public 
accountants or of financial consultants that the proceeds (excluding accrued interest) of 
the Refunding Bonds, together with any other money deposited with the Trustee for such 
purpose and the investment income to be earned on funds held by the Trustee for 
payment or redemption of Bonds of the District to be purchased or refunded, will be 
sufficient to pay, whether upon redemption or at maturity, the principal of and premium, 
if any, and interest on the Bonds of the District to be purchased or refunded and, unless 
otherwise provided for, the estimated expenses incident to the payment or refunding; and 

(12) A certificate of the underwriter for the Refunding Bonds as to the 
Debt Service Reserve Fund Requirement for such Refunding Bonds. 
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(e) Subject to the delivery of each of the items provided for in Section 5.3(d) 
above, an Authorized City Representative shall have the right, with the consent of the District 
(which consent shall not be unreasonably withheld), to direct the District to issue Refunding 
Bonds under this Indenture to refund all or a portion of the Outstanding Bonds, provided such 
refunding, including all costs of issuance related thereto, results in net present value debt service 
savings. 

(f) An Authorized City Representative shall have the right to (a) subject to the 
delivery of each of the items provided for in Section 5.3(d) above at or prior to the issuance and 
authentication of any Refunding Bonds, direct the District to issue Refunding Bonds under this 
Indenture, or (b) subject to the delivery of items (5), (6), (9), (10) and (11) provided for in 
Section 5.3(d) above at or prior to the issuance and authentication of any City refunding bonds 
described below, direct the Trustee to provide notice, in accordance with the terms of this 
Indenture, to the Owners of the refunded bonds of the redemption of all or a portion of the 
Outstanding Bonds pursuant to Section 4.2 of this Indenture and issue its general obligation 
refunding bonds, for the purpose of refunding or defeasing all or a portion of the Outstanding 
Bonds under this Indenture, or providing funds to the District to purchase a portion of the 
Outstanding Bonds in accordance with this Indenture, in its sole discretion, upon delivery to the 
Trustee and the District by the City of the following: 

(1) A certificate of a consultant with experience estimating future 
municipal tax collections, selected by the City, with the consent of the District (which 
consent shall not be unreasonably withheld), demonstrating that Tax Increment Payments 
are estimated to exceed the Annual Debt Service of the Refunding Bonds and all 
Outstanding Bonds in each Fiscal Year for the entire term of the Refunding Bonds;  

(2) In the case of Refunding Bonds, the Annual Debt Service of the 
Refunding Bonds in each Fiscal Year is less than the Annual Debt Service for the 
Outstanding Bonds being refunded in each Fiscal Year; and 

(3) In the case of general obligation refunding bonds issued by the 
City, the annual debt service of the City general obligation refunding bonds in each Fiscal 
Year is less than the Annual Debt Service for the Outstanding Bonds being refunded in 
each Fiscal Year. 

 The City agrees that the District shall not be liable for any costs related to any Refunding 
Bonds or City general obligation refunding bonds issued pursuant to this subsection (f) and all 
such costs shall be paid by the City or provided for with proceeds from the Refunding Bonds or 
refunding bonds issued pursuant to this subsection. 
 

(g) Refunding Bonds may be issued under this Indenture for the purpose of 
refunding or defeasing a portion of the Outstanding Bonds or providing funds to the District to 
purchase a portion of the Outstanding Bonds.  Notwithstanding any other provisions of this 
Indenture, proceeds from any Series of Refunding Bonds or general obligation refunding bonds 
issued by the City may be used to redeem all or any portion of the Outstanding 2010 Bonds, or a 
Pro-Rata share of each Series.  No Owner of any Bonds may contest the selection methodology 
accepted by the District. 
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ARTICLE VI 
 

FUNDS AND ACCOUNTS 

Section 6.1 Establishment of Funds.  The following funds and separate accounts 
within funds are hereby established, held and maintained by the Trustee pursuant to this 
Indenture: 

(a) Project Fund 

(1) Construction Account 

(i) 2010B Construction Subaccount 

(2) 2010A Capitalized Interest Account 

(3) 2010B Capitalized Interest Account 

(4) 2010A Cost of Issuance Account 

(5) 2010B Cost of Issuance Account  

(6) Equity Construction Account 

(b) Revenue Fund 

(1) Special Assessment Account 

(2) 2010B Subsidy Account 

(3) TIF Account 

(4) Delinquent Payments Account 

(c) Bond Fund 

(1) Redemption Account 

(i) 2010A Optional Redemption Subaccount 

(ii) 2010B Optional Redemption Subaccount 

(iii) 2010 Prepayment Subaccount 

(2) 2010A Debt Service Account 

(i) Interest Account 

(ii) Principal Account 
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(3) 2010B Debt Service Account 

(i) Interest Account 

(ii) Principal Account 

(d) 2010A Debt Service Reserve Fund 

(e) 2010B Debt Service Reserve Fund 

(f) Rebate Fund 

(g) Administrative Expense Fund 

Section 6.2 Revenue Fund.  The District will cause the 2010B Subsidy Payments, 
Special Assessment Revenues and Tax Increment Payments to be collected and deposited in the 
Revenue Fund and will collect and immediately deposit in the Revenue Fund such other moneys 
as the District may determine, except as otherwise provided for in this Indenture for investment 
income on certain funds and accounts created by this Indenture and except for Prepayments, 
which will be deposited into the 2010 Prepayment Subaccount in the Redemption Account of the 
Bond Fund.  The Trustee shall deposit Special Assessment Revenues into the Special 
Assessment Account, Tax Increment Payments into the TIF Account, and 2010B Subsidy 
Payments into the 2010B Subsidy Account.  The Trustee shall deposit into the Delinquent 
Payments Account only payments of Special Assessments designated by the Administrator, on 
behalf of the District, as delinquent, and interest thereon.  Amounts in the Delinquent Payments 
Account shall be used for transfers to the Debt Service Reserve Funds as set forth in Section 6.4 
below after making the transfers described below in Subsections (a) through (f).  Except as set 
forth below, on the Allocation Date the Trustee will make the following transfers from the above 
accounts in the following order of priority: 

(a) The Trustee shall transfer from the balance in the TIF Account, to the 
extent available, and thereafter from the Special Assessment Account to the Rebate Fund the 
amount, if any, equal to any Rebate Amount accrued (based on the most recent report of the 
Administrator filed with the Trustee and the District pursuant to Section 10.2(a)(v) hereof), but 
not previously paid or provided for in the Rebate Fund. 

(b) The Trustee shall transfer from the balance in the TIF Account, to the 
extent available, and thereafter from the Special Assessment Account to the Administrative 
Expense Fund at the Administrator’s written instructions such amount as the Administrator 
determines is required to pay Administrative Expenses. 

(c) The Trustee shall transfer from the balance in the TIF Account to the Debt 
Service Account of each Series an amount equal to the lesser of (i) each Series’ Pro-Rata Share 
of the such balance in the TIF Account, and (ii) the Current Requirement for such Series.  

(d) The Trustee shall transfer all of the moneys in the 2010B Subsidy Account 
to the 2010B Debt Service Account to the extent that such transfer to the 2010B Debt Service 
Account will not cause the amount in the 2010B Debt Service Account to exceed the Current 
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Requirement for the 2010B Bonds.  If on any Allocation Date, the 2010B Subsidy Account does 
not contain an amount at least equal to the 2010B Subsidy Payment payable in respect to the 
interest payable on the 2010B Bonds on the Interest Payment Date following the Allocation Date 
(the “Expected 2010B Subsidy Payment”), the Trustee shall transfer from the 2010B Debt 
Service Reserve Fund to the 2010B Subsidy Account such funds that are necessary so that the 
2010B Subsidy Account contains an amount equal to the Expected 2010B Subsidy Payment.  
Any 2010B Subsidy Payment received after the Allocation Date will be applied to restore any 
deficiency in 2010B Debt Service Reserve Fund that arose from a draw made pursuant to this 
Subsection 6.2(d) in respect of such payment. 

(e) The Trustee shall transfer from the balance in the Special Assessment 
Account to the Debt Service Account of each Series an amount equal to each Series’ Pro-Rata 
Share of the such balance in the Special Assessment Account to the extent that such transfer will 
not cause the amount in the Debt Service Account for each Series to exceed the Current 
Requirement for such Series. 

(f) To the extent available, the Trustee will transfer from the remaining funds 
in the Special Assessment Account, on a Pro-Rata basis, amounts: 

(1) To fund any deficiency in the 2010A Debt Service Reserve Fund; 
and 

(2) To fund any deficiency in the 2010B Debt Service Reserve Fund 
which is not expected to be funded by the 2010B Subsidy Payment. 

 Any 2010B Subsidy Payment received will be applied to restore any deficiency in 2010B 
Debt Service Reserve Fund that arose from a draw made pursuant to Subsection 6.2(d) in respect 
to such payment. 
 

In making any of the foregoing transfers from the Revenue Fund, the Trustee shall rely 
on a report furnished by the Administrator pursuant to Section 10.2(a)(i) and filed with the 
Trustee prior to each Allocation Date setting forth the amount of Pledged Revenues to be applied 
as set forth above. 

Notwithstanding the foregoing, so long as there are moneys on deposit in the Capitalized 
Interest Account for any Series, on each Allocation Date the Trustee shall, prior to making any 
transfer into any Debt Service Account from the Revenue Fund, transfer to the Interest Account 
of each Series from the Capitalized Interest Account for such Series, the amounts set forth in the 
table below with respect to each designated Interest Payment Date: 

 October 1, 2010 April 1, 2011 October 1, 2011 

2010A Capitalized Interest Account $6,596,080.31 $5,009,681.25 Amount remaining in 
Account 

2010B Capitalized Interest Account $724,166.67 $550,000.00 Amount remaining in 
Account 
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Section 6.3 Bond Fund.  

(a) After making the transfer to the Debt Service Accounts for each Series, 
the Trustee shall allocate to appropriate Interest Accounts and Principal Accounts for each Series 
from the Debt Service Account for such Series: 

(1) first, to the Interest Account an amount which, together with other 
amounts, if any, on deposit therein will equal the amount of interest due on such Series 
on such Interest Payment Date; and 

(2) then, to the Principal Account an amount which, together with 
other amounts, if any, on deposit therein will equal the principal amount (including any 
sinking fund installment), if any, due with respect to such Series on such Principal 
Payment Date. 

(b) The Trustee will pay from each Principal Account the principal (including 
sinking fund installments) of the Bonds for which it was established when due.  The Trustee will 
pay from the Interest Account the interest on the Bonds for which it was established when due to 
the extent not paid directly from the Capitalized Interest Account.  The Trustee will use money 
in the Redemption Accounts for each Series, to the extent available, to redeem Bonds pursuant to 
any optional redemption provision exercised by the District or special mandatory redemption 
provisions or, if directed by an Authorized District Representative, to purchase Bonds on the 
open market; provided, however, (i) no money will be used to purchase Bonds to the extent it is 
required to pay the redemption price of any Bonds for which notice of redemption has been 
given as provided in Section 4.7 and, (ii) Bonds will not be purchased at a price in excess of the 
applicable optional redemption price plus accrued interest. 

(c) There shall, at the option of the District, be applied or credited against any 
sinking fund or mandatory redemption requirement for Bonds of such Series and maturity, the 
principal amount of any Bonds of such Series and maturity that have been previously defeased or 
redeemed (other than by mandatory sinking fund redemption) before each such mandatory 
redemption date or that have been purchased by the District or the Trustee on behalf of the 
District and delivered to the Trustee for cancellation at least forty-five (45) days before each 
such mandatory redemption date, provided such Bonds have not previously been applied as a 
credit against any mandatory redemption payment.  The credit will be applied against payments 
required to be made on mandatory redemption dates on a generally Pro-Rata basis within such 
Series of Bonds as may be determined by the Administrator and accepted by the Trustee, unless 
the Trustee receives written instructions from the District at least forty-five (45) days before such 
dates to apply the credit in some other order. 

(d) On the Business Day immediately preceding a Principal or Interest 
Payment Date but after the transfers from the Revenue Fund required pursuant to Section 6.2, the 
Trustee will determine if the balance on deposit in each Principal Account and the Interest 
Account will be sufficient (after taking into consideration any amount to be transferred from the 
Capitalized Interest Account) to pay the principal and interest due and payable on each Series on 
the Principal or Interest Payment Date, and if a deficiency exists, will promptly notify the 
District of such fact.  If on any Principal or Interest Payment Date following the required 
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transfers from the Revenue Fund, the balance on deposit in any Principal Account or and Interest 
Account is insufficient to pay the principal and interest due and payable on Outstanding Bonds 
of a Series, the Trustee will transfer the amount of the deficiency from the Debt Service Reserve 
Fund applicable for such Series to the appropriate account in the Bond Fund as provided in 
Section 6.4. 

(e) Prepayments shall be deposited into the 2010 Prepayment Subaccount of 
the Redemption Account and shall be applied to the special mandatory redemption of the 2010 
Bonds pursuant to Section 4.4 hereof. 

(f) Transfers from any Debt Service Reserve Fund pursuant to Section 6.4(c) 
hereof shall be deposited into the 2010 Prepayment Subaccount of the Redemption Account and 
shall be applied to the special mandatory redemption of the 2010 Bonds pursuant to Section 4.4 
hereof. 

(g) Interest received on and any profit realized from the investment of money 
in the Bond Fund will become a part of the account and subaccount in which the investment is 
held. 

Section 6.4 Debt Service Reserve Funds. 

(a) If on any Principal or Interest Payment Date following the required 
transfers from the Revenue Fund, the balance on deposit in any Principal Account or any Interest 
Account is insufficient to pay the principal and interest due and payable on any Series, the 
Trustee will transfer the amount of the deficiency from the Debt Service Reserve Fund 
applicable to such Series to the appropriate Principal or Interest Account in the Bond Fund.  If 
the amount on deposit in a Debt Service Reserve Fund for a Series is less than the Debt Service 
Reserve Fund Requirement for such Series, the Trustee will transfer funds from the Revenue 
Fund to such Debt Service Reserve Fund to restore it to the Debt Service Reserve Requirement 
for such Series, to the extent and in the manner provided in Section 6.2.  Moneys in the 2010B 
Debt Service Reserve Fund may also be used to fund the 2010B Subsidy Account in accordance 
with Section 6.2(d) above. 

(b) Within 10 days after each Principal Payment Date, Interest Payment Date 
and redemption pursuant to Section 4.4 hereof and at such other times as the District may 
request, the Trustee will determine if the balance on deposit in each Debt Service Reserve Fund 
is at least equal to the Debt Service Reserve Fund Requirement for such Series.  In making such 
determination, (i) the Trustee may take into account any reduction in the Debt Service Reserve 
Fund that will result from any principal or interest payment to be made on such Principal 
Payment Date, Interest Payment Date or redemption date and (ii) securities in which such Debt 
Service Reserve Fund is invested will be valued in the manner set forth in Section 8.2.  If a 
deficit exists in a Debt Service Reserve Fund, the Trustee will immediately notify the District of 
the deficit.  If the amount on deposit in the 2010A Debt Service Reserve Fund exceeds the 
2010A Debt Service Reserve Fund Requirement, the Trustee, within 5 Business Days after such 
determination, will transfer the excess to the Interest Account of the 2010A Debt Service 
Account, to the extent needed, or at the written request of the Authorized District Representative 
to the Rebate Fund.  If the amount on deposit in the 2010B Debt Service Reserve Fund exceeds 
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the 2010B Debt Service Reserve Fund Requirement, the Trustee, within 5 Business Days after 
such determination, will transfer the excess to the Interest Account of the 2010B Debt Service 
Account, to the extent needed, or at the written request of the Authorized District Representative 
to the Rebate Fund. 

(c) Whenever a Prepayment is made and a Series of the 2010 Bonds are 
redeemed with the proceeds of such Prepayment pursuant to Section 4.4 hereof, a proportionate 
amount in the Debt Service Reserve Fund for the applicable Series (determined by the 
Administrator and accepted by the Trustee on the basis of the principal of the 2010 Bonds of 
such Series to be redeemed and the original principal of the 2010 Bonds of such Series), shall be 
transferred to the 2010 Prepayment Subaccount of the Redemption Account to be applied to the 
special mandatory redemption of the 2010 Bonds pursuant to Sections 4.4 and 6.3(f) hereof; 
provided that such transfer will be made only to the extent that an amount at least equal to the 
Debt Service Reserve Fund Requirement for such Series will remain in the Debt Service Reserve 
Fund after such transfer. 

(d) In lieu of maintaining and depositing money or securities in any Debt 
Service Reserve Fund, the District may deposit with the Trustee a DSRF Surety in the amount 
equal to all or a portion of the Debt Service Reserve Fund Requirement for any Series provided 
that the consent of the Majority Holders of such Series is required for any instrument the 
provider of which is not rated in the “A” category or better (without regard to numerical or other 
modifiers) by at least two Rating Agencies at the time of deposit. 

Any such DSRF Surety shall be payable (upon the giving of notice as required 
thereunder) on any Interest Payment Date or Principal Payment Date on which a deficiency 
exists which cannot be remedied by moneys in any other fund or account held pursuant to this 
Indenture and available for such purpose.  The District shall cause to be delivered to the Trustee 
on the date of delivery of such DSRF Surety an Opinion of Bond Counsel to the effect that the 
delivery of such DSRF Surety and the transfer of any excess moneys from a Debt Service 
Reserve Fund will not adversely affect the status, for federal income tax purposes, of interest 
paid on any Bonds theretofore issued.  If any such DSRF Surety is substituted for moneys on 
deposit in a Debt Service Reserve Fund, the excess moneys in such Debt Service Reserve Fund 
shall be transferred to and deposited at the written direction of the Authorized District 
Representative, with written notice to the Authorized City Representative, into an escrow 
account for each appropriate Series in order to defease such Bonds in accordance with Article 
XVI hereof.  Notwithstanding the prior sentence, any such excess moneys may be deposited into 
the Construction Account if approved in writing by the City and the District.  If a disbursement is 
made from a DSRF Surety, the District shall be obligated to either reinstate the maximum limits 
of such DSRF Surety, immediately following such disbursement or to deposit into such Debt 
Service Reserve Fund, as provided in this Indenture for restoration of withdrawals from a Debt 
Service Reserve Fund, funds in the amount of the disbursement made under such DSRF Surety.   

In the event that upon the occurrence of any deficiency in an Interest Account or 
Principal Account, a Debt Service Reserve Fund is then funded with a DSRF Surety, the Trustee 
shall, on an Interest Payment Date, Principal Payment Date, or mandatory redemption date to 
which such deficiency relates, draw upon or cause to be paid under the DSRF Surety in such 
Debt Service Reserve Fund, an amount sufficient to remedy such deficiency, in accordance with 
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the terms and provisions of the DSRF Surety, and any corresponding reimbursement or other 
agreement governing the DSRF Surety; provided, however, that if at the time of such deficiency, 
a Debt Service Reserve Fund is only partially funded with a DSRF Surety, prior to drawing on 
the DSRF Surety, the Trustee shall first apply any cash and securities on deposit in such Debt 
Service Reserve Fund to remedy the deficiency and, if after any such application a deficiency 
still exists, the Trustee shall make up the balance of the deficiency by drawing on the DSRF 
Surety, as provided in this sentence.  Amounts drawn on a DSRF Surety shall be applied as set 
forth in this Section.  Any amounts drawn under a DSRF Surety shall be reimbursed to the issuer 
thereof in accordance with the terms and provisions of the reimbursement or other agreement 
governing such DSRF Surety. 

Section 6.5 Rebate Fund.  The Trustee shall hold moneys in the Rebate Fund in 
trust to be applied to pay any Rebate Amount.  The Trustee shall pay to the District or to such 
place as the District may direct, upon written request of an Authorized District Representative, 
the Rebate Amount required to be paid to the United States at the times, in the manner and as 
calculated in accordance with Section 148(f) of the Code.  The Trustee shall have no 
responsibility for computation of the Rebate Amount and the District shall cause the Rebate 
Amount to be calculated in accordance with the requirements of Section 148(f) of the Code.  The 
Administrator shall compute any Rebate Amount annually. 

Section 6.6 Administrative Expense Fund.  The Trustee will deposit in the 
Administrative Expense Fund amounts necessary to pay the Administrative Expenses, including, 
but not limited to, certain capitalized construction period expenses.  At the instruction of the 
District, the Trustee will apply amounts on deposit in the Administrative Expense Fund to the 
payment of such Administrative Expenses as directed by the Administrator, however, the Trustee 
may withdraw from such fund any Trustee Fees due to it upon giving written notice to the 
District and Administrator. 

Section 6.7 Disposition of Balances in Funds.  When the balances on deposit in 
the Bond Fund and the Debt Service Reserve Fund for any Series are sufficient to pay or redeem 
all the Bonds of such Series then Outstanding, the District may direct the Trustee to transfer the 
balances in such Funds to a special account in the Bond Fund to be held by the Trustee for the 
payment or redemption of such Bonds at the earliest practicable date and for no other purpose. 

ARTICLE VII 
 

PROJECT FUND 

Section 7.1 Project Fund; Accounts.  The Trustee will deposit in the Project 
Fund the portion of the proceeds of the Bonds specified in Sections 3.12 through 3.14. 

(a) There is established in the Project Fund the following Capitalized Interest 
Accounts:  2010A Capitalized Interest Account and the 2010B Capitalized Interest Account.  
The portion of the proceeds of the 2010 Bonds to be deposited in each Capitalized Interest 
Account pursuant to Section 3.14 will be deposited in such Account.  The Trustee will transfer 
money in these Accounts to the appropriate Interest Account of the Bond Fund on or before each 
Interest Payment Date, in accordance with Section 6.2 and 6.3.  Interest earned on and any profit 
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realized from the investment of money in these Accounts will be retained in the Capitalized 
Interest Account and used to make the transfers described above.  Any amounts remaining in any 
Capitalized Interest Account after the Interest Payment Date on October 1, 2011 shall be 
transferred to the Bond Fund to be applied to the payment of interest on the respective Series of 
2010 Bonds, subject to the delivery of an Opinion of Bond Counsel that such application does 
not adversely affect the status for federal income tax purposes of interest on any Bond or, if 
required by Bond Counsel, to the Redemption Account of the Bond Fund to be used to redeem 
2010 Bonds in accordance with Section 4.3. 

(b) There is established in the Project Fund the following Cost of Issuance 
Accounts:  the 2010A Cost of Issuance Account and the 2010B Cost of Issuance Account.  The 
portion of the proceeds of the Bonds to be deposited in the 2010A Cost of Issuance Account and 
the 2010B Costs of Issuance Account pursuant to Sections 3.12 through 3.13 will be deposited in 
such Accounts.  As soon as practicable after the delivery of the Bonds, the Trustee in accordance 
with Requisitions submitted by the District shall pay from the Cost of Issuance Accounts to the 
firms, corporations or persons entitled thereto the Cost of Issuance relating to the issuance of 
such Bonds solely from moneys deposited in the Cost of Issuance Accounts.  Any moneys 
remaining on hand in the Cost of Issuance Account upon payment of all Costs of Issuance shall 
be transferred to the Construction Account or any subaccount thereof, as the case may be, if the 
Project is not completed, and if not so needed in the Construction Account or such subaccount, to 
the Trustee for deposit into the Principal Account of the respective Series of 2010 Bonds. 

(c) There is established in the Project Fund a Construction Account and a 
2010B Construction Subaccount into which the portion of the proceeds of the 2010 Bonds 
specified in Sections 3.12 through 3.13 shall be deposited.  The Trustee shall make payments 
from the Construction Account and the 2010B Construction Subaccount as set forth herein.  
Interest earned on and any profit realized from the investment of money in the Construction 
Account or the 2010B Construction Subaccount will be retained in such Account and used to pay 
Costs of the District Improvements as described in Section 7.2 below. 

Section 7.2 Payments from Construction Account. 

(a) Subject to Section 11.10, the Trustee will use money in the Construction 
Account and the 2010B Construction Subaccount solely to pay Costs of the District 
Improvements, as evidenced by the requisitions and certificates provided for in this Section.  As 
conditions precedent to each disbursement from the Construction Account or the 2010B 
Construction Subaccount, the District will file or cause to be filed with the Trustee, with a copy 
to the Authorized City Representative, the following: 

(1) A requisition, signed by an Authorized District Representative 
substantially in the form of Attachment 3 to the form of the requisition attached hereto as 
Exhibit C; 

(2) A copy of the related requisition from Holdings substantially in the 
form of the requisition attached hereto as Exhibit C (the “Requisition”); and 
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(3) A copy of the related Consulting Engineer’s certificate 
substantially in the form of Attachment 2 to the form of Requisition attached hereto as 
Exhibit C. 

 Upon receipt of each Requisition and the required Attachments, the Trustee will 
make payment from the Construction Account or the 2010B Construction Subaccount, as the 
case may be, in accordance with the Requisition.  Such payments shall be made not more 
frequently than monthly upon submission of a Requisition. 

(b) As part of its contract with the District, the Consulting Engineer is 
required to conduct a review in order to confirm that such Requisition from Holdings is complete 
and accurate, and such work for which payment is being requested has been completed relating 
to such District Improvement identified therein and to verify and approve the Cost of such 
District Improvement specified in such Requisition, provided that such Consulting Engineer’s 
review shall not be required for any amounts pertaining to park land acquisition which amounts 
have been determined by the District and City in the Interlocal Agreement and are payable upon 
the issuance of the 2010 Bonds.  Holdings agrees to cooperate with the Consulting Engineer in 
conducting each such review and to provide the Consulting Engineer with such additional 
information and documentation as is reasonably necessary for the Consulting Engineer to 
conclude each such review.  Within five (5) business days of receipt of any Requisition from 
Holdings, the Consulting Engineer shall either (i) approve and execute the Consulting Engineer’s 
Certificate attached to the Requisition as Attachment 2, and forward it to the Authorized District 
Representative for submission to the Trustee, (ii) disapprove the Requisition in whole or in part 
and execute and forward the approved portion to the Authorized District Representative for 
submission to the Trustee, or (iii) approve the Requisition subject to the satisfaction of certain 
conditions.  In the event that the Consulting Engineer rejects a Requisition in full or in part, it 
will immediately notify the District and Holdings of the reasons for rejecting the Requisition or 
part thereof.  Thereafter, Holdings may re-submit the rejected part of the Requisition which shall 
thereafter be subject to the approval process set forth above. 

(c) After the executed Consulting Engineer’s Certificate attached to the 
Requisition has been received by the Authorized District Representative from the Consulting 
Engineer, such Representative shall have five (5) business days after receipt of any executed 
Requisition to either (i) approve and execute the District’s Certificate attached to the Requisition 
as Attachment 3 and forward it to the Trustee for payment, or (ii) disapprove the Requisition in 
whole or in part and execute and forward the approved portion to the Trustee for payment or 
(iii) approve the Requisition subject to the satisfaction of certain conditions.  Pursuant to the 
terms of the Indenture, the District shall direct the Trustee to make payment to Holdings of an 
approved Requisition or partially approved Requisition.  In the event the Authorized District 
Representative disapproves the Requisition, such Representative shall give written notification to 
Holdings and the Consulting Engineer of such disapproval, in whole or in part, as applicable, 
specifying the reasons for such disapproval and the additional requirements to be satisfied for 
approval, of such Requisition.  Thereafter, Holdings may re-submit the rejected part of the 
Requisition which shall thereafter be subject to the approval process set forth above. 

(d) If any Requisition seeking reimbursement or payment for work associated 
with one or more District Improvements is approved only in part, the Consulting Engineer and 
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the Authorized District Representative, as the case may be, shall specify the extent to which the 
Requisition is approved and shall deliver such partially approved Requisition, if delivered by the 
Consulting Engineer to the Authorized District Representative, or if delivered by the Authorized 
District Representative to the Trustee.   

(e) Except as provided below, Requisitions shall be deemed to request 
payment jointly to Holdings, as appropriate, and the applicable contractor or supplier of 
materials, as their interests may appear.  Requisitions may request joint payment or payment 
solely to such third party, if Holdings so requests the same in writing or if the Authorized District 
Representative or Consulting Engineer otherwise determines such joint or third-party payment is 
appropriate to assure payment to such third party.  Payment may appropriately be made solely to, 
or for the account of, Holdings if evidence of payment of a Cost of a District Improvement by 
Holdings, and of the release of the related lien, if applicable, is presented. 

(f) Subject to the following paragraph, the Authorized District Representative 
and the Consulting Engineer, on behalf of the District, shall be entitled to cause the Trustee to 
withhold any payment hereunder, if at the time of any Requisition there are any unbonded liens 
for labor and material from a contractor with respect to a District Improvement, the provision for 
payment of which has not been previously approved and for which no lien releases have been 
provided by Holdings or if Holdings is delinquent in the payment of any ad valorem real or 
personal property taxes, special assessments and taxes, if any, or other taxes or special 
assessments levied on real property within the District by the City or District. 

 Nothing in this Indenture shall be deemed to prohibit Holdings, from contesting in 
good faith the validity or amount of any mechanic’s or materialman’s lien and/or judgment or 
limit the remedies available to Holdings, with respect thereto so long as such delay in 
performance shall not subject the District Improvements thereof to foreclosure, forfeiture, or 
sale.  In the event that any such lien and/or judgment with respect to the District Improvements is 
contested, Holdings shall be required to post or cause the delivery of a bond in the amount of 
such lien or provide title insurance with affirmative mechanic’s lien coverage. 

Section 7.3 Disposition of Balance in Construction Account.  Upon the 
completion of the District Improvements and upon the Trustee’s receipt of a certificate, signed 
by an Authorized District Representative, stating the date of completion and which items of the 
Cost of the District Improvements, if any, have not been paid and for the payment of which 
money should be reserved in the Construction Account or the 2010B Construction Subaccount, 
the balance of any money remaining in the Construction Account or the 2010B Construction 
Subaccount in excess of the amount to be reserved for payment of unpaid items of the Cost of the 
District Improvements will, at the written direction of the District, be deposited in the 
Redemption Account of the Bond Fund for the respective Series of 2010 Bonds to be used to 
redeem such 2010 Bonds in accordance with Section 4.3(a), if the amount of such balance is 
equal to or in excess of $100,000.  If such balance is less than $100,000, at the written instruction 
of the District, such balance shall be deposited in the Principal Account for the respective Series 
of 2010 Bonds to pay principal on such Bonds on the next available principal payment date. 

Section 7.4 Establishment of Equity Construction Account.  There is 
established in the Project Fund an Equity Construction Account into which funds contributed by 
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Holdings may be deposited to secure Holdings obligation under the Master Development 
Agreement to complete the District Improvements.  Payments shall be made from the Equity 
Construction Account as set forth herein and in the Master Development Agreement.  Interest 
earned on and any profit realized from the investment of money in the Equity Construction 
Account will be retained in the Equity Construction Account and used to pay Costs of the 
District Improvements as described in Section 7.5 below. 

Section 7.5 Payments from Equity Construction Account. 

(a) The Trustee will use moneys in the Equity Construction Account, only 
when funds are not available in the Construction Account or the 2010B Construction 
Subaccount, solely to pay Costs of the District Improvements, as evidenced by the requisitions 
and certificates provided for in this Section.  As conditions precedent to each disbursement from 
the Equity Construction Account, the District will file or cause to be filed with the Trustee, with 
a copy to the Authorized City Representative, the following: 

(1) A requisition, signed by an Authorized District Representative 
substantially in the form of Attachment 3 to the form of the Requisition attached hereto 
as Exhibit C; 

(2) A copy of the related requisition from Holdings substantially in the 
form the Requisition attached hereto as Exhibit C; and 

(3) A copy of the related Consulting Engineer’s certificate 
substantially in the form of Attachment 2 to the form of Requisition attached hereto as 
Exhibit C. 

 Upon receipt of a Requisition and the required Attachments, the Trustee will 
make payment from the Equity Construction Account in accordance with the Requisition.  Such 
payments shall be made not more frequently than monthly upon submission of a Requisition. 

(b) All such payments from the Equity Construction Account shall be subject 
to the terms and conditions set forth in Section 7.2(b) through 7.2(f) above. 

Section 7.6 Distribution from Equity Construction Account. 

(a) Prior to the completion of the District Improvements and upon the 
Trustee’s receipt of a certificate, signed by an Authorized District Representative, the Trustee 
shall distribute to Holdings the amount by which the Equity Construction Account exceeds the 
Developer District Improvements Funding Requirement as evidenced by a certificate of the 
Consulting Engineer provided to the District and attached to the certificate provided by the 
District to the Trustee.  For purposes of this Section, the term “Developer District Improvements 
Funding Requirement” means an amount, determined from time to time, equal to the costs of 
completing the District Improvements payable by Holdings under the Master Development 
Agreement which is not covered by the remaining available monies in the Construction Account.  
The amount of the Developer District Improvements Funding Requirement may be decreased if, 
as a result of changes in the Approved Plans, or changes in construction or other costs reflected 
in the Approved Budget, permitted by the Interlocal Agreement, the Costs of the District 
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Improvements are reduced and such reduction is evidenced by a certificate of the Consulting 
Engineer; in such case, the Developer District Improvement Funding Requirement shall be 
reduced by the  amount of cost reductions reflected in such certificate.  The amount of the 
Developer District Improvements Funding Requirement also may be decreased dollar for dollar 
by amounts available to fund District Improvements beyond the remaining available monies in 
the Construction Account and the 2010B Construction Subaccount on account of federal, state or 
other governmental grants actually used to fund the Costs of District Improvements. 

(b) Upon the completion of the District Improvements and upon the Trustee’s 
receipt of a certificate, signed by an Authorized District Representative, stating the date of 
completion and which items of the Cost of the District Improvements, if any, have not been paid 
and for the payment of which money should be reserved in the Equity Construction Account, the 
balance of any money remaining in the Equity Construction Account in excess of the amount to 
be reserved for payment of unpaid items of the Cost of the District Improvements will, at the 
written direction of the District, be paid to Holdings. 

(c) Notwithstanding anything herein to the contrary, the Trustee can 
conclusively rely on the certificate signed by the Authorized District Representative and the 
certificate of the Consulting Engineer attached thereto and shall have no obligation to ensure that 
such certificates comply with the agreements and documents referenced in this Section 7.6. 

Section 7.7 Equity Construction Account Letter of Credit. 

(a) In lieu of maintaining and depositing money or securities in the Equity 
Construction Account, an Equity Construction Account Letter of Credit may be deposited with 
the Trustee into the Equity Construction Account in an amount equal to all or a portion of the 
Developer District Improvements Funding Requirement provided that the provider of which 
shall be a banking association, bank or trust company or branch thereof whose long-term rating 
is not less than “A2” by Moody’s and “A” by S&P at the time of deposit.  Upon such deposit in 
the Equity Construction Account, the Equity Construction Account Letter of Credit shall be 
considered part of the Equity Construction Account and the amount available thereunder shall be 
included in any calculation of the amount deposited in the Equity Construction Account. 

(b) Any such Equity Construction Account Letter of Credit shall be payable 
or reduced (upon the giving of notices as required thereunder) on any Business Day on which, in 
the case of payment, a requisition pursuant to Section 7.5 hereof is submitted to the Trustee, and, 
in the case of a reduction, a certificate pursuant to Section 7.6 is submitted to the Trustee.  The 
District shall cause to be delivered to the Trustee on the date of delivery of such Equity 
Construction Account Letter of Credit an opinion of Bond Counsel to the effect that the delivery 
of such Equity Construction Account Letter of Credit will not adversely affect the excludability 
from gross income, for federal income tax purposes, of interest paid on any Bonds theretofore 
issued the interest on which is excludable from gross income.  If any such Equity Construction 
Account Letter of Credit is substituted for moneys on deposit in the Equity Construction 
Account, the excess moneys in such Equity Construction Account shall be distributed to 
Holdings. 
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(c) If the Equity Construction Account is only partially funded with a Equity 
Construction Account Letter of Credit, prior to drawing on the Equity Construction Account 
Letter of Credit, the Trustee shall first apply any cash and securities on deposit in such Equity 
Construction Account to make any payments pursuant to Section 7.5 hereof and, if after any such 
application a payment still needs to be made from the Equity Construction Account, the Trustee 
shall make up the balance of such payment by drawing on the Equity Construction Account 
Letter of Credit, as provided in this Section. 

(d) Upon any downgrade of the provider of the Equity Construction Account 
Letter of Credit to below “A2” by Moody’s or “A” by S&P, the Trustee, upon knowledge of 
such downgrade, shall notify Holdings and Holdings shall have sixty (60) days to replace the 
Equity Construction Account Letter of Credit with a replacement Equity Construction Account 
Letter of Credit satisfying the rating requirements set forth in Section 7.7(a) above or cash.  The 
Trustee shall accept notice of any downgrade from the provider thereof, the District, Holdings, 
an Authorized City Representative or any generally available financial publications or financial 
information services, but the Trustee shall have no duty to monitor the rating of the issuer of any 
such letter of credit.  If the Equity Construction Account Letter of Credit is not replaced by the 
end of such sixty (60) day period, the Trustee shall draw on such Equity Construction Account 
Letter of Credit for the full amount thereof at the end of such sixty (60) day period.  Any funds 
received upon a drawing by the Trustee on any such letter of credit shall be credited to the Equity 
Construction Account and applied accordingly. 

(e) If any such Equity Construction Account Letter of Credit is not extended, 
renewed or replaced at least thirty (30) days prior to its scheduled expiration or termination date, 
the Trustee shall, not later than fifteen (15) days prior to such termination or expiration date, 
draw on such Equity Construction Account Letter of Credit for the full amount thereof.  Any 
funds received upon a drawing by the Trustee on any such letter of credit shall be credited to the 
Equity Construction Account and applied accordingly. 

ARTICLE VIII 
 

INVESTMENT OF FUNDS 

Section 8.1 Investment of Funds.  Any moneys held in any funds and accounts 
established by this Indenture may be separately invested and reinvested by the Trustee, at the 
request of and as directed in writing by an Authorized District Representative in Permitted 
Investments.  The District shall cause all investments of any moneys held in any fund or account 
established under this Indenture to be made in compliance with the terms of the Tax Regulatory 
Agreement. 

(a) All investments will be held by or under the control of the Trustee and 
while so held will be deemed a part of the fund or account in which the money was originally 
held.  Any loss resulting from such investments shall be charged to the fund or account in which 
the moneys were held.  The Trustee and the District will sell and reduce to cash a sufficient 
amount of investments whenever the cash balance in any fund or account is insufficient for its 
purposes.  With respect to Section 6.4(b), the Trustee will sell and reduce to cash a sufficient 
amount of investments as directed by the District in writing whenever the value of a Debt 
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Service Reserve Fund exceeds the Debt Service Reserve Fund Requirement for such Fund as a 
result of the value of the securities therein. 

(b) Investments of money in a Debt Service Reserve Fund must mature or be 
payable at the option of the Trustee not more than five years after the date of their purchase. 

(c) Money in funds and accounts held by the Trustee in the Construction 
Account and the 2010B Construction Account may be pooled and commingled for purposes of 
investment. 

(d) Any money held by the Trustee in the Revenue Fund, Project Fund, Bond 
Fund, Administrative Expense Fund, or in the Debt Service Reserve Funds will be separately 
invested and reinvested by the Trustee, at the written request of and as directed in writing by an 
Authorized District Representative.  The Trustee shall not be responsible for determining 
whether any investment that it is directed to make by the District is permitted by law. 

(e) Absent its timely receipt of specific written investment instructions by an 
Authorized District Representative, the Trustee shall invest any uninvested moneys in any funds 
and accounts held by the Trustee in the Short Term Investment Fund. 

Section 8.2 Valuation of Investments. 

(a) In computing the amount in any fund created by this Indenture, obligations 
purchased as an investment of money will be valued at their cost or market value, whichever is 
lower, exclusive of any accrued interest. 

(b) Investments in funds and accounts shall be valued (i) not less often than 
annually nor more often than monthly, provided, however, the investments in any Debt Service 
Reserve Fund shall be valued at least 10 days after each Interest Payment Date and Principal 
Payment Date and at any time upon request by the District and (ii) upon any draw upon such 
Debt Service Reserve Fund. 

Section 8.3 Investments through Trustee’s Bond Department.  The Trustee 
may make investments permitted by Section 8.1 through its own bond department or commercial 
banking department or those of its affiliates as directed by the District. 

ARTICLE IX 
 

GENERAL COVENANTS OF THE DISTRICT 

Section 9.1 Payment of Bond.  The District will promptly pay the principal of and 
premium, if any, and interest on every Bond issued under and secured by this Indenture at the 
places, on the dates and in the manner specified in this Indenture and the Bonds; provided, 
however, that such obligations are limited obligations of the District and are payable solely from 
the Pledged Revenues and other property pledged and assigned by this Indenture to secure 
payment of the Bonds.  Nothing in this Indenture or the Bonds shall be deemed to pledge the full 
faith and credit of the District or the City to the payment of the Bonds. 



 

 - 46 - 
 

Section 9.2 Covenants and Representations.  The District will faithfully observe 
and perform all of its covenants, conditions and agreements contained in this Indenture and in 
every Bond executed, authenticated and delivered under this Indenture; provided that the 
pecuniary liability of the District under any such covenant, condition or agreement for any 
default or breach by the District will be limited solely to and satisfied solely from the sources of 
payment described in Section 9.1.  The District represents that (i) it is duly authorized under the 
Constitution and laws of the State to issue the Bonds and to execute this Indenture and to pledge 
the Pledged Revenues and funds in the manner and to the extent set forth in this Indenture; (ii) all 
action on its part necessary for the execution and delivery of this Indenture has been duly and 
effectively taken; and (iii) the Bonds in the hands of the Owners are and will be valid and 
enforceable limited obligations of the District. 

Section 9.3 Collection of Pledged Revenues.  The District shall comply with all 
requirements of the Act, the Collection Agreement and the Interlocal Agreement so as to assure 
the timely collection of Pledged Revenues, including without limitation, the enforcement of 
delinquent Special Assessments.  Upon receipt of notice from the City, pursuant to the terms of 
the Collection Agreement, that the City has elected not to expend resources to collect a 
delinquent Special Assessment, the District agrees to pursue the collection of such delinquent 
Special Assessment within six (6) months of receipt of such notice from the City so long as the 
amount of the delinquent Special Assessment exceeds $1,000.00. 

The District shall not agree to any amendments to, or termination of, the Interlocal 
Agreement or the Collection Agreement which may materially and adversely affect the amount 
of Pledged Revenues received or the time such amounts are received unless the Majority Holders 
have consented in accordance with procedures substantially identical to those employed for 
Supplemental Indentures contemplated by Section 14.2 hereof.  Without limiting the scope of 
any other permissible amendments to the Interlocal Agreement or the Collection Agreement, the 
Interlocal Agreement or the Collection Agreement may be amended without the consent of any 
Owner for purposes substantially analogous to those enumerated for Supplemental Indentures 
entered into pursuant to Section 14.1 hereof. 

Section 9.4 Master Development Agreement.  The District shall enforce the 
Master Development Agreement and the District shall not agree to any amendments to or the 
assignment of the Master Development Agreement or Completion Guaranty which materially 
reduce Holdings’ obligations to fund Costs of the District Improvements not covered by Bond 
proceeds unless the Majority Holders and the City have consented in accordance with procedures 
substantially identical to those employed for Supplemental Indentures contemplated by Section 
14.2 and 14.3 hereof.  Without limiting the scope of any other permissible amendments to the 
Master Development Agreement, the Master Development Agreement may be amended without 
the consent of any Owner or the City for purposes substantially analogous to those enumerated 
for Supplemental Indentures entered into pursuant to Section 14.1 hereof. 

Section 9.5 Delinquent Payments.  In the Collection Agreement, the District has 
agreed to cause the City to pursue and the City has agreed to pursue collection of delinquent 
payments (unless such delinquency is theretofore brought current) in the manner  provided in 
such agreement. 



 

 - 47 - 
 

Section 9.6 No Encumbrances.  The District will not encumber, pledge or place 
any charge or lien upon any of the Pledged Revenues or other amounts pledged to the Bonds 
superior to, on a parity with or subordinate to the pledge and lien herein created for the benefit of 
the Bonds, except as expressly permitted by this Indenture. 

Section 9.7 Trustee May Enforce District’s Rights to Pledged Revenues.  The 
Trustee, subject to the provisions of this Indenture reserving certain rights to the District and 
respecting actions by the Trustee in its name or in the name of the District, may enforce for and 
on behalf of the Owners all rights of the District under the Interlocal Agreement or the Collection 
Agreement and all rights of the District providing for the delivery and receipt of Pledged 
Revenues whether or not the District is in default under this Indenture. 

Section 9.8 Further Assurances.  Subject to the provisions of Section 9.1, the 
District will do, execute, acknowledge and deliver, or cause to be done, executed, acknowledged 
and delivered, such Supplemental Indentures and such further acts, instruments and transfers as 
the Trustee may reasonably require to further assure the effective transfer, conveyance, pledge 
and assignment to the Trustee of all the rights and funds assigned by this Indenture to secure the 
payment of the principal of and premium, if any, and interest on the Bonds.  The District will 
fully cooperate with the Trustee and the Owners in protecting the rights and security of the 
Owners. 

Section 9.9 Financial Records and Statements.  The District will maintain 
proper books and records in which full and correct entries will be made in accordance with 
generally accepted accounting principles of all of its business and affairs.  The District will have 
an annual audit made by an independent certified public accountant or accountants and, promptly 
upon completion of such audit, will furnish the Trustee and the City copies of such audit certified 
by such accountant.  The District will provide to the Trustee such financial information as the 
District is required to provide to the City under the Interlocal Agreement and the Collection 
Agreement.  The District shall provide to the Administrator the information required under the 
District Continuing Disclosure Agreement.  The reports, statements, audits and other documents 
required to be furnished by the District to the Trustee and by the Trustee to the District pursuant 
to any provision hereof shall be available for inspection by any Beneficial Owner and the 
Authorized City Representative at the corporate trust office designated by the Trustee upon 
giving at least five days advance written notice to the Trustee.  The Trustee shall act only as a 
repository for, and shall have no obligation to review, or take any action in respect of, any 
financial statements or other documents submitted to the Trustee pursuant to this Section 9.9. 

Section 9.10 Compliance with Laws.  The District will at all times comply with all 
laws of the United States of America and of the State applicable to it. 

Section 9.11 Federal Income Tax Covenants.  The District covenants that it shall 
not use the proceeds of any Bonds (except Taxable Bonds) in any manner which would cause the 
interest on such Bonds to be or become includable in gross income for purposes of federal 
income taxation and covenants that neither the District nor any person under its control or 
direction will make any use of the proceeds of such Bonds (or amounts deemed to be proceeds 
under the Code) in any manner which would cause such Series of Bonds to be “arbitrage bonds” 
within the meaning of the Code and neither the District nor any other person shall do any act or 
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fail to do any act which would cause the interest on such Series of Bonds to become includable 
in gross income for purposes of federal income taxation. 

 The District may issue one or more Series of Taxable Bonds the interest on which is (or 
may be) includable in the gross income of the Holder thereof for federal income taxation 
purposes, so long as each Bond of such Series states in the body thereof that interest payable 
thereon is (or may be) subject to federal income taxation and provided that the issuance thereof 
will not cause the interest on any Bonds (except Taxable Bonds) theretofore issued hereunder to 
be or become subject to federal income taxation.  The covenants set forth in this Section 9.11 
shall not apply to any Taxable Bonds. 
 

Section 9.12 2010B Subsidy Bonds.  Notwithstanding any provision to the contrary 
herein, the District covenants that so long as any 2010B Subsidy Bonds remain Outstanding, it 
will comply with procedures and requirements set forth in the Code and any applicable 
regulations promulgated from time to time thereunder and any applicable guidance relating to 
Build America Bonds or Recovery Zone Economic Development Bonds promulgated by the 
United States Department of the Treasury or Internal Revenue Service.  The District covenants 
that neither the District nor any person under its control or direction will make any use of the 
proceeds of 2010B Subsidy Bonds (or amounts deemed to be proceeds under the Code) in any 
manner which would cause such Series of Bonds to be “arbitrage bonds” within the meaning of 
the Code.  Further, the District shall do, or cause to be done, such action as is necessary or 
appropriate to timely collect the 2010B Subsidy Payments and shall be solely responsible to 
prepare and file no more than ninety (90) days and no less than forty-five (45) days prior to each 
interest payment date the appropriate Form 8038-CP (a sample of which is attached hereto as 
Exhibit D) and other forms required as a precondition to the receipt of the 2010B Subsidy 
Payments in respect to the next interest payment date for any 2010B Subsidy Bonds.  To the 
extent requested by the District, the Trustee shall accept any 2010B Subsidy Payments. 

Section 9.13 Evidence of Election.  The District has determined to issue its 2010B 
Bonds as Recovery Zone Economic Development Bonds pursuant to the Recovery Act.  Pursuant 
to a meeting of the Board of Directors of the District, the boundaries of the District have been 
designated a “recovery zone” under Section 1400U-1(b) of the Code.  The District has received 
from the Connecticut Development Authority a reallocation of the Recovery Zone Volume Cap 
for Fairfield County in the amount of $16,000,000.  The District hereby irrevocably elects, and 
this Section shall be conclusive evidence that the District has made an irrevocable election, to (i) 
designate the 2010B Bonds as Recovery Zone Economic Development Bonds pursuant to 
Section 1400U-2(a)(1)(B) of the Code, (ii) have Section 54AA of the Code apply to the 2010B 
Bonds, and (iii) receive the credit allowed under Code Section 6431 directly from the United 
States Treasury, or other party as designated by the federal government to issue such payments. 

Section 9.14 Additional Special Assessment Restrictions.  The District covenants 
not to levy additional special benefit assessments on the taxable real property within the 
District’s boundaries in excess of the Special Assessments, unless the following conditions are 
met: (1) the aggregate value, as evidenced by an appraisal by an MAI certified appraiser, of all 
taxable District Property subject to any existing and proposed special benefit assessments shall 
exceed the aggregate amount of the existing and proposed special benefit assessments (including 
any Special Assessments) by a 3:1 margin; and (2) the aggregate value, as evidenced by an 
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appraisal by an MAI certified appraiser, of Undeveloped Property subject to any existing and 
proposed special benefit assessments shall exceed the aggregate amount of the existing and 
proposed special assessments (including any Special Assessments) levied against such 
Undeveloped Property by a margin of 2:1.  Notwithstanding the foregoing, in the case of 
Refunding Bonds, the District may impose special benefit assessments on a parity with existing 
Special Assessments without having to satisfy the Additional Special Assessment Restrictions if 
the issuance of such Refunding Bonds results in net present value savings and there is no net 
increase in the annual Special Assessment obligations.  

Section 9.15 No General Obligation Debt.  So long as any Bonds are Outstanding 
under this Indenture, the District will not issue any general obligation debt payable from general 
ad valorem taxes of the District.   

Section 9.16 Investment Grade Rating.  The District, at its own cost, covenants to 
pursue an investment grade rating for the 2010 Bonds from at least one Rating Agency upon the 
earlier occurrence of (i) a determination by the Administrator that the amount of Tax Increment 
Payments in the immediately prior Bond Year equals 100% of the gross Debt Service due on all 
Outstanding 2010 Bonds during the prior Bond Year net of any 2010B Subsidy Payments 
received during the prior Bond Year, or (ii) the receipt by the District of a letter from a nationally 
recognized municipal underwriter or municipal financial advisor concluding that it is reasonable 
for the District to assume that an investment grade rating for the 2010 Bonds from at least one 
Rating Agency is likely.  

ARTICLE X 
 

THE ADMINISTRATOR 

Section 10.1 Appointment of Administrator.  MuniCap, Inc., a Maryland 
corporation, is hereby appointed by the District as Administrator hereunder.  The Administrator 
undertakes to perform such duties, and only such duties, as are specifically set forth in this 
Indenture and as are set forth in this Article X, and no implied covenants or obligations shall be 
read into this Indenture against the Administrator. 

Section 10.2 Duties of Administrator. 

(a) The Administrator by its acceptance hereof agrees to perform the 
following in connection with the Bonds: 

(i) determine and calculate the annual Special Assessments and 
Adjusted Annual Parcel Installments as defined in RMA and report such amounts 
to the District and the Trustee and pursuant to the Collection Agreement to the 
City to collect such Special Assessments; 

(ii) review and reconcile account statements delivered to the 
Administrator pursuant to Sections 9.9 and 12.11; 

(iii) calculate Prepayment amounts and allocate such amounts to the 
appropriate Series, in accordance with the terms of this Indenture, for redemption 
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purposes and coordinate with the Trustee and maintain records in connection with 
any prepayment of Special Assessments; 

(iv) respond to inquiries from any owners of District Property or other 
interested parties regarding the amount of the Special Assessments payable; 

(v) prepare calculations annually in accordance with Section 148 of 
the Code and provide a report thereon to the Trustee and the District each year 
and not later than at least 90 days before any rebate payments are due; 

(vi) determine the amount of delinquent payments of Special 
Assessments (including interest thereon) and the parcels to which such delinquent 
payments  apply and report such amounts to the City, the District and the Trustee; 
and 

(vii) perform such other duties as are set forth in this Indenture and the 
Administrator Agreement. 

(b) The Administrator agrees to promptly notify all Owners of any 
information required under the Disclosure Agreements. 

(c) In the event of a failure by the Administrator to comply with any 
provisions of this Section 10.2, any Owner or the Trustee, subject to its prior receipt of 
indemnification satisfactory to it, may take such actions as may be necessary and appropriate, 
including seeking mandamus or specific performance by court order, to cause the Administrator 
to comply with its obligations under this Section 10.2.  The sole remedy in the event of any 
failure by the Administrator to comply with the provisions of Section 10.2(b) shall be an action 
to compel performance. 

Section 10.3 Qualifications, Resignation, Removal and Appointment of 
Successor Administrator.  Any successor Administrator appointed pursuant to the provisions of 
this Section 10.3 shall be an individual or entity with the ability, as determined by the District, to 
perform the duties of the Administrator under this Indenture and as more particularly set forth in 
the Administrator Agreement.  Such successor Administrator shall enter into an agreement with 
the District substantially in the form of the Administrator Agreement. 

The District may remove the Administrator initially appointed and any successor thereto 
with approval of the Majority Holders as provided in this paragraph, and shall appoint a 
successor or successors thereto.  The District shall provide prior written notice to the Owners and 
the Trustee of any intention to remove or replace, including replacement as a result of 
resignation, the Administrator and the identity of any proposed successor thereto.  The Owners 
shall have thirty (30) days from the date of such notice to provide the District in writing of the 
rejection of the proposed successor, the failure of which will be deemed acceptance, and unless 
the Majority Holders disapprove in writing, then the successor shall be appointed.  The District 
shall also provide notice to the Trustee of the removal of the Administrator and the appointment 
of any successor Administrator. 
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The Administrator may resign from its obligations hereunder and under the Administrator 
Agreement upon completion of the services to be rendered for any year upon ninety (90) days 
written notice to the District and the Trustee.  Any resignation or removal of the Administrator 
shall become effective upon acceptance of appointment by the successor Administrator. 

Section 10.4 Rights of Administrator.  The Administrator shall be afforded the 
same rights with respect to limitation of responsibilities, liability, notice and indemnification 
given to the Trustee pursuant to Sections 12.2, 12.4 and 12.8.  The Administrator’s compensation 
shall be as set forth in the Administrator Agreement. 

ARTICLE XI 
 

DEFAULTS AND REMEDIES 

Section 11.1 Events of Default.  Each of the following will be an Event of Default: 

(a) Payment of interest on any Bond is not made when due and payable; or 

(b) Payment of the principal of or premium, if any, on any Bond is not made 
when due and payable. 

Section 11.2 No Acceleration.  The principal of the Bonds is not subject to 
acceleration upon the occurrence and continuation of an Event of Default. 

Section 11.3 Other Remedies; Rights of Owners. 

(a) Upon the occurrence and continuation of an Event of Default, the Trustee 
may pursue any available remedy, at law or in equity, to enforce the payment of the principal of 
and premium, if any, and interest on the Bonds, to enforce any covenant or condition under this 
Indenture or to remedy any Event of Default. 

(b) Upon the occurrence and continuation of an Event of Default, and if 
requested so to do by the Majority Holders and having been indemnified as provided in Section 
11.6, the Trustee will exercise such of the rights and powers conferred by this Section as the 
Trustee, being advised by Counsel, deems most effective to enforce and protect the interests of 
the Owners. 

Section 11.4 Effect of Discontinuance or Abandonment.  If any proceeding taken 
by the Trustee on account of any Event of Default has been discontinued or abandoned for any 
reason, or has been determined adversely to the Trustee, then the District, the Trustee and the 
Owners will be restored to their former positions and rights under this Indenture and all rights, 
remedies and powers of the Trustee will continue as though no such proceeding had been taken. 

Section 11.5 Rights of Owners.  Anything in this Indenture to the contrary 
notwithstanding, upon the occurrence and continuation of any Event of Default, the Majority 
Holders will have the right, upon providing the Trustee security and indemnity reasonably 
satisfactory to it against the costs, expenses and liabilities to be incurred, by an instrument in 
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writing executed and delivered to the Trustee, to direct the method and place of conducting all 
remedial proceedings to be taken by the Trustee under this Indenture. 

Section 11.6 Restriction on Owner’s Action.  In addition to the other restrictions 
on the rights of Owners to request action upon the occurrence of an Event of Default and to 
enforce remedies set forth in this Article, no Owner of any of the Bonds will have any right to 
institute any suit, action or proceeding in equity or at law for the enforcement of this Indenture or 
any remedy under this Indenture or the Bonds, unless (i) the Owner has given to the Trustee 
written notice of an Event of Default; (ii) the Majority Holders also have made written request of 
the Trustee to institute the suit, action, proceeding or other remedy, after the right to exercise the 
powers or rights of action, as the case may be, has accrued, and have afforded the Trustee a 
reasonable opportunity either to proceed to exercise the powers granted in this Indenture or to 
institute the action, suit or proceeding in its or their name; (iii) there has been offered to the 
Trustee security and indemnity reasonably satisfactory to it against the costs, expenses and 
liabilities to be incurred; and (iv) the Trustee has not complied with the request within a 
reasonable time.  Such notification, request and offer of indemnity are declared, at the option of 
the Trustee, to be conditions precedent to the execution of the trusts of this Indenture or for any 
other remedy under this Indenture.  It is intended that no one or more Owners of the Bonds 
secured by this Indenture will have any right to affect, disturb or prejudice the security of this 
Indenture, or to enforce any right under this Indenture or the Bonds, except in the manner 
provided for in this Indenture, and that all proceedings at law or in equity will be instituted, had 
and maintained in the manner provided in this Indenture and for the benefit of all Owners of 
Outstanding Bonds.  Nothing in this Indenture will affect or impair the right of the Owners to 
enforce payment of the Bonds in accordance with their terms. 

Section 11.7 Power of Trustee to Enforce.  All rights of action under this 
Indenture or under any of the Bonds secured by it which are enforceable by the Trustee may be 
enforced without the possession of any of the Bonds, or their production at the trial or other 
related proceedings.  Any suit, action or proceedings instituted by the Trustee may be brought in 
its own name, as Trustee, for the equal and ratable benefit of the Owners of the Bonds subject to 
the provisions of this Indenture. 

Section 11.8 Remedies Not Exclusive.  No remedy in this Indenture conferred on 
or reserved to the Trustee or to the Owners is intended to be exclusive of any other remedy, and 
each remedy is cumulative, and is in addition to every other remedy given under this Indenture 
or now or hereafter existing at law, in equity or by statute. 

Section 11.9 Waiver of Events of Default; Effect of Waiver.  The Trustee will 
waive any Event of Default and its consequences at the written request of the Majority Holders.  
If any Event of Default with respect to the Bonds has been waived as provided in this Indenture, 
the Trustee will promptly give written notice of the waiver to the District and by first class mail, 
postage prepaid, to all Owners of Outstanding Bonds if the Owners had previously been given 
notice of the Event of Default.  No waiver, rescission and annulment will extend to or affect any 
subsequent Event of Default or impair any right, power or remedy available under this Indenture. 

No delay or omission of the Trustee or of any Owner to exercise any right, power or 
remedy accruing upon any default or Event of Default will impair any such right, power or 
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remedy or will be construed to be a waiver of or acquiescence in any such default or Event of 
Default.  Every right, power and remedy given by this Article to the Trustee and to the Owners, 
respectively, may be exercised from time to time and as often as may be deemed expedient. 

Section 11.10 Application of Money.   

(a) Any money received by the Trustee pursuant to this Article will, after 
payment of the costs and expenses of the proceedings resulting in the collection of the money, 
the expenses, liabilities and advances incurred or made by the Trustee and the fees (whether 
ordinary or extraordinary) of the Trustee, be deposited in the Bond Fund and allocated to the 
Debt Service Account of each Series in accordance with the instructions set forth in Section 6.2 
except no moneys shall be allocated to any Debt Service Reserve Fund.  However, money 
deposited in the Debt Service Account for each Series will be applied first to past due interest, 
then past due principal payment and then to current payments.   

(b) Whenever money is to be applied pursuant to the provisions of this 
Section, it will be applied at such times, and from time to time, as the Trustee determines, having 
due regard to the amount of money available for application and the likelihood of additional 
money becoming available for application in the future.  Whenever the Trustee applies such 
money, it will fix the date on which payment is to be made, and interest on the amount of 
principal to be paid on such date will cease to accrue.  The Trustee will give, by mailing by first 
class mail as it may deem appropriate, notice of the deposit with it of any such money and of the 
fixing of any such date. 

ARTICLE XII 
 

TRUSTEE AND PAYING AGENT 

Section 12.1 Appointment and Acceptance of Duties.  The Trustee accepts and 
agrees to the trusts created by this Indenture, but only upon the additional terms set forth in this 
Article, to all of which the District, and the Owners, by their purchase and acceptance of the 
Bonds. 

Section 12.2 Responsibilities.  The recitals, statements and representations 
contained in this Indenture and the Bonds will be taken and construed as made by and on the part 
of the District, and not by the Trustee, and the Trustee does not assume, and will not have, any 
responsibility or obligation for the correctness of any such recitals, statements and 
representations.  The Trustee makes no representation as to (i) the validity of the execution by 
the District of this Indenture or the Bonds, (ii) the sufficiency of the security for the Bonds, (iii) 
the right, title or interest of the District therein, (iv) the technical or financial feasibility of the 
District Improvements, (v) the compliance of the District Improvements with the Act or (vi) the 
tax status of the Bonds.  The Trustee will have no responsibility for any funds other than those 
funds actually paid to or received or held by it under this Indenture.  The Trustee need perform 
only those duties that are specifically set forth in this Indenture and no implied covenants or 
obligations will be read into this Indenture against the Trustee.  No provision of this Indenture 
will require the Trustee to expend or risk the Trustee’s own funds or otherwise incur any 
financial liability in the performance of any of the Trustee’s duties or in the exercise of any of 
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the Trustee’s rights or powers.  The Trustee will not be responsible or liable for any loss suffered 
in connection with any investments made in accordance with this Indenture.  Except during the 
existence of an Event of Default as set forth in Section 11.9, the Trustee will use the same degree 
of skill and care in performing its duties under this Indenture as a prudent man would use and 
exercise under the circumstances in the conduct of his own affairs. 

The Trustee is not accountable for the use or application by the District of any of the 
Bonds or the proceeds of the Bonds, or the use or application of any moneys paid over by the 
Trustee in accordance with any provision of this Indenture. 

Section 12.3 Powers.  The Trustee may execute any of the trusts or powers of, and 
perform the duties required of it under, this Indenture by or through attorneys, agents, receivers, 
or employees, and will be entitled to obtain and rely on advice of counsel concerning all matters 
of trust and the Trustee’s duty under this Indenture.  As a condition to the taking, omission or 
suffering of any action under this Indenture, the Trustee may demand and act on an Opinion of 
Counsel and will not be responsible for any loss or damage resulting from any action or 
nonaction by it taken or omitted to be taken in good faith in reliance on such Opinion of Counsel. 

The rights, privileges, protections, immunities and benefits given to the Trustee, 
including (without limitation) its rights to be indemnified, are extended to, and shall be 
enforceable by the Trustee in each of its capacities hereunder and by the Trustee’s officers, 
directors, agents, attorneys and employees.  Such immunities and protections and right to 
indemnification, together with the Trustee’s right to compensation, shall survive the Trustee’s 
resignation or removal, the discharge of this Indenture and final payment of the Bonds. 

The Trustee is under no obligation to exercise any of the rights or powers vested in it by 
this Indenture at the request or direction of any of the Owners unless such holders have offered 
to the Trustee security or indemnity satisfactory to the Trustee as to its terms, coverage, duration, 
amount and otherwise with respect to the costs, expenses and liabilities which may be incurred 
by it in compliance with such request or direction. 

In the event the Trustee receives inconsistent or conflicting requests and indemnity from 
two or more groups of holders of Bonds, each representing less than a majority in aggregate 
principal amount of the Bonds Outstanding, pursuant to the provisions of this Indenture, the 
Trustee, in its sole discretion, may determine what action, if any, shall be taken. 

The permissive right of the Trustee to take the actions permitted in this Indenture shall 
not be construed as an obligation or duty to do so. 

The Trustee shall have no responsibility for any information in any offering 
memorandum or other disclosure material distributed with respect to the Bonds, and the Trustee 
shall have no responsibility for compliance with any state or federal securities laws in connection 
with the Bonds. 

Section 12.4 Compensation; Indemnification.  The District will pay to the Trustee 
compensation to the extent of available Pledged Revenues (other than 2010B Subsidy Payments) 
for all services rendered by the Trustee under this Indenture, including extraordinary fees and 
expenses relating to performance of services by the Trustee upon the occurrence or continuation 
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of an Event of Default or the occurrence of any condition or event which with notice or lapse of 
time, or both, may constitute an Event of Default. 

To the extent permitted by law and only to the extent of available Pledged Revenues, the 
District shall indemnify and hold the Trustee (in its several capacities hereunder) harmless from 
and against any loss, liability or expenses incurred without negligence or willful misconduct on 
its part, arising out of or in connection with the acceptance or administration of the office of 
Trustee under this Indenture and related documents, including the costs of defending itself 
against any claim or liability in connection with the exercise or performance of any of its powers 
or duties hereunder or thereunder. 

Section 12.5 No Duty to Maintain Insurance.  The Trustee will have no obligation 
to effect or renew any policies of insurance and will have no liability for the failure of the 
District to effect or renew insurance or to report or file claims or proofs of loss for any loss or 
damage insured against or which may occur, 

Section 12.6 Notice of Event of Default.  The Trustee will be deemed to have 
notice of any default or Event of Default under subsections (a) or (b) of Section 11.1.  The 
Trustee shall provide the City with prompt notice of such Event of Default. 

Section 12.7 Action Upon Default.  The Trustee will be under no obligation to take 
any action in respect of any default or Event of Default, or toward the execution or enforcement 
of any of the trusts created by this Indenture or to institute, appear in or defend any related suit or 
other proceeding, unless requested in writing to do so by the District or the Majority Holders, 
and if in the Trustee’s opinion the action may tend to involve the Trustee in expense or liability, 
unless furnished, from time to time as often as the Trustee may require, with reasonable security 
and indemnity satisfactory to the Trustee. 

Section 12.8 Limitation of Liability.  The Trustee will be protected and will incur 
no liability in acting, refraining from acting or proceeding in good faith upon any resolution, 
notice, telegram, request, consent, waiver, certificate, statement, affidavit, voucher, bond, 
requisition or other paper or document which the Trustee in good faith believes to be genuine 
and to have been authorized or signed by the proper board or person or to have been prepared 
and furnished pursuant to any of the provisions of this Indenture, and the Trustee will be under 
no duty to make any investigation or inquiry as to any statements contained or matters referred to 
in any such instrument, but may accept and rely upon them as conclusive evidence of the truth 
and accuracy of the statements.  The Trustee will not be bound to recognize any Person as an 
Owner of any Bond or to take any action at an Owner’s request unless the Bond is deposited with 
the Trustee or evidence satisfactory to the Trustee of the ownership of the Bond is furnished to 
the Trustee.  Before the Trustee acts or refrains from acting, the Trustee may require a certificate 
of an appropriate officer or officers of the District or an Opinion of Counsel (who may be an 
employee of the District only if consented to by the Trustee) or Bond Counsel, as appropriate.  
The Trustee will not be answerable for other than its negligence or willful misconduct; however 
no provision of this Indenture shall be construed to relieve the Trustee from liability for its own 
negligent action, its own negligent failure to act or its own willful misconduct. 



 

 - 56 - 
 

Section 12.9 Ownership of Bonds.  The Trustee and any affiliate under common 
control with the Trustee may in good faith buy, sell, own, hold and deal in any of the Bonds 
issued under this Indenture, and may join in or take any action which any Owner may be entitled 
to take with like effect as if the Trustee were not a party to this Indenture.  The Trustee and any 
affiliate under common control with the Trustee, as principal or agent, may also engage in or be 
interested in any financial or other transaction with the District and may act as depository, 
trustee, or agent for any committee or body of Owners of the Bonds or other obligations of the 
District as freely as if it were not Trustee under this Indenture. 

Section 12.10 No Duty to Invest.  Absent its timely receipt of specific written 
investment instructions by an Authorized District Representative, the Trustee shall invest any 
uninvested moneys in any funds and accounts held by the Trustee in the Short Term Investment 
Fund.  The Trustee will be under no liability for interest on any money which the Trustee may at 
any time receive under any of the provisions of this Indenture, except such as the Trustee may 
agree with the District to pay. 

Section 12.11 Reports by Trustee.  The Trustee will provide written reports to the 
District, the City and the Administrator by the 15th day of each month of (i) the balances in all 
funds held by the Trustee under this Indenture as required by Section 9.3, and (ii) all money 
received and expended by it under the terms of this Indenture.  The Trustee shall also provide to 
the District such information in its possession as may be reasonably requested by the District to 
enable it to calculate any amounts required to be rebated to the United States of America 
pursuant to, and otherwise to maintain compliance with, Section 148 of the Code and any other 
federal or State law or regulation applicable to the District or its affairs. 

Section 12.12 Resignation.  The Trustee may at any time and for any reason resign 
and be discharged of the trusts created by this Indenture by executing an instrument in writing 
resigning the trust and specifying the date when the resignation will take effect, and filing the 
instrument with the District not less than thirty days before the effective date of the resignation.  
The resignation will take effect on the day specified in the instrument, unless a successor Trustee 
has not been appointed and accepted such appointment by that date as provided for in this 
Article, in which event the resignation will take effect immediately on the appointment of and 
acceptance by a successor Trustee of the trusts under this Indenture. 

Section 12.13 Removal.  The Trustee at any time and for any reason may be 
removed by an instrument in writing, filed with the District and the Trustee so removed and 
executed by the Majority Holders.  In addition, provided no Event of Default or event which, 
with notice or lapse of time or both, would become an Event of Default has occurred and is 
continuing, the District at any time may remove the Trustee by an instrument in writing filed 
with the Trustee so removed and the Owners.  The removal will take effect on the day specified 
in the instrument, unless a successor Trustee has not been appointed and accepted such 
appointment by that date as provided for in this Article, in which event the removal will take 
effect immediately on the appointment of and acceptance by a successor Trustee of the trusts 
under this Indenture. 

Section 12.14 Appointment of Successor Trustee.  If at any time the Trustee 
resigns, is removed, or is dissolved, or if the Trustee’s property or affairs are taken under the 
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control of any state or federal court or administrative body because of insolvency or bankruptcy, 
or for any other reason a vacancy exists in the office of the Trustee, then unless an Event of 
Default has occurred and is continuing, a successor may be appointed by the District by an 
instrument in writing filed with the President, signed by an Authorized District Representative.  
Copies of the instrument will be promptly delivered by the District to the predecessor Trustee 
and to the Trustee so appointed and notice given to the Owners.  If an Event of Default has 
occurred and is continuing, a successor may be appointed by Majority Holders, by an instrument 
or instruments in writing filed with the President, signed by such Owners or their attorneys-in-
fact duly authorized in writing.  Copies of each instrument will be promptly delivered by the 
District to the predecessor Trustee and to the Trustee so appointed and notice given to the 
Owners.  Such replacement will take effect on the day specified in the instrument, unless a 
successor Trustee has not been appointed and accepted such appointment by that date as 
provided for in this Article, in which event the replacement will take effect immediately on the 
appointment of and acceptance by a successor Trustee of the trusts under this Indenture. 

Section 12.15 Successor to be Bank or Trust Company.  Any successor to the 
Trustee under this Indenture appointed pursuant to Section 12.14 must be (i) a bank or trust 
company organized and doing business under the laws of the United States of America or any of 
its states with trust powers, in good standing and having a reported capital, surplus and undivided 
profits of not less than $50,000,000, or (ii) a subsidiary trust company under the provisions of 
Section 6.1-32.7(a) of the Trust Subsidiary Act, or any successor provision of law, and whose 
capital, surplus and undivided profits, together with that of its parent bank or bank holding 
company, as the case may be, is not less than $50,000,000, if such a bank, trust company or 
subsidiary trust company, willing and able to accept the trust on reasonable or customary terms 
can, with reasonable effort, be located. 

Section 12.16 Failure to Appoint a Successor Trustee.  If at any time the Trustee 
resigns and no appointment of a successor Trustee is made pursuant to the provisions of this 
Article before the effective date of the resignation specified in the notice, then the Trustee or any 
Owner may apply to any court of competent jurisdiction to appoint a successor Trustee.  The 
court may, after such notice, if any, as the court may deem proper and prescribe, appoint a 
successor Trustee. 

Section 12.17 Acceptance by Successor Trustee.  Any successor Trustee appointed 
under this Article will execute, acknowledge and deliver to the District an instrument accepting 
the appointment under this Indenture, and thereupon the successor Trustee, without any further 
act, deed or conveyance, will become duly vested with all the estates, property, rights, powers, 
trusts, duties and obligations of the successor Trustee’s predecessor in trust under this Indenture, 
with like effect as if originally named Trustee.  Upon request of the successor Trustee, the 
Trustee ceasing to act and the District will execute and deliver an instrument transferring to the 
successor Trustee all of the property, rights, powers and trusts under this Indenture of the Trustee 
so ceasing to act, and the Trustee so ceasing to act will pay over to the successor Trustee all 
money and other assets held by the Trustee under this Indenture. 

Section 12.18 Merger or Consolidation.  Any corporation or association into which 
any Trustee is merged or with which the Trustee is consolidated, or any corporation or 
association resulting from any merger or consolidation to which any Trustee is a party, or any 
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corporation or association to which any Trustee transfers substantially all of the Trustee’s assets 
or corporate trust business, will be the successor Trustee under this Indenture, without the 
execution or filing of any paper or any further act on the part of the parties to this Indenture, 
anything in this Indenture to the contrary notwithstanding. 

Section 12.19 Action Upon Event of Default.  The Trustee will, provided the 
Trustee is indemnified to its satisfaction, during the existence of an Event of Default, exercise 
such of the rights and powers vested in the Trustee by this Indenture and use the same degree of 
skill and care in their exercise as a prudent man would use and exercise under the circumstances 
in the conduct of his own affairs. 

Section 12.20 Notice of Occurrence of Event of Default.  Upon the occurrence of 
an Event of Default, the Trustee will, within 30 days of the Event of Default becoming known to 
the Trustee, give written notice of it by first class mail to each Owner of the Bonds then 
Outstanding, unless the Trustee has actual knowledge that the Event of Default has been cured 
before then. 

Section 12.21 Intervention by Trustee.  In any judicial proceeding to which the 
District is a party and which in the opinion of the Trustee and the Trustee’s counsel has a 
substantial bearing on the interests of the Owners of the Bonds, the Trustee may, in the Trustee’s 
own name, intervene on behalf of the Owners and will, upon receipt of indemnity satisfactory to 
it, do so if requested in writing by the Majority Holders, if permitted by the court having 
jurisdiction. 

Section 12.22 Appointment of and Acceptance of Paying Agent.  The District may 
at any time or from time to time appoint one or more Paying Agents for the Bonds, in the manner 
and subject to the conditions set forth in Section 12.23 for the appointment of a successor Paying 
Agent.  Unless another Paying Agent is appointed for the Bonds, the Trustee will serve as Paying 
Agent.  Each Paying Agent (other than the Trustee) will signify its acceptance of the duties and 
obligations imposed on it under this Indenture by written instrument of acceptance deposited 
with the District and the Trustee.  The Paying Agent shall be afforded the same rights with 
respect to limitation of responsibilities, liability, notice, compensation and indemnification given 
to the Trustee pursuant to this Article XII. 

Section 12.23 Resignation or Removal of Paying Agent.  Any Paying Agent may at 
any time resign and be discharged of the duties and obligations created by this Indenture by 
giving at least thirty days written notice to the District and the Trustee.  Any Paying Agent may 
be removed at any time by an instrument signed by the District and filed with the Paying Agent 
and the Trustee.  Any successor Paying Agent will be appointed by the District, with the 
approval of the Trustee, and will be a bank or trust company duly organized under the laws of 
the United States or any of its states, having a capital stock and surplus aggregating at least 
$50,000,000, and willing and able to accept the office on reasonable and customary terms and 
authorized by law to perform all the duties imposed upon the Paying Agent by this Indenture. 

Such replacement will take effect on the day specified in the instrument, unless a 
successor Paying Agent has not been appointed and accepted such appointment by that date as 
provided for in this Article, in which event the replacement will take effect immediately on the 



 

 - 59 - 
 

appointment of and acceptance by a successor Paying Agent.  In the event of the resignation or 
removal of any Paying Agent, the Paying Agent will pay over, assign and deliver any money 
held by it as Paying Agent to its successor.  

ARTICLE XIII 
 

EXECUTION OF INSTRUMENTS BY OWNERS  
AND PROOF OF OWNERSHIP OF BONDS 

Section 13.1 Execution of Consents, Etc.  Any request, direction, consent or other 
instrument required or permitted by this Indenture and any Supplemental Indenture to be signed 
or executed by Owners may be in any number of concurrent instruments of similar tenor and 
may be signed or executed by the Owners in person or by an agent appointed by an instrument in 
writing.  Proof of the execution of any instrument and of the ownership of Bonds will be 
sufficient for any purpose of this Indenture and any Supplemental Indenture and will be 
conclusive in favor of the Trustee and any Paying Agent with regard to any action taken, 
suffered or omitted by any of them under the instrument if made in the following manner: 

(a) The fact and date of the execution by any Person of any instrument may be 
proved by the certificate of any officer in any jurisdiction who, by its laws, has power to take 
acknowledgments within the jurisdiction, to the effect that the Person signing the instrument 
acknowledged before such officer its execution, or by an affidavit of a witness to such execution. 

(b) The fact of the ownership of Bonds by any Owner and the serial numbers 
of the Bonds and the date of ownership will be proved by the bond register maintained by the 
Paying Agent. 

Section 13.2 Other Evidence.  Nothing contained in this Article will be construed 
as limiting the Trustee to such proof, it being intended that the Trustee may accept any other 
evidence of the matters stated in this Article which the Trustee may deem sufficient.  Any 
request or consent of the Owner of any Bond will bind every future Owner of the same Bond and 
any Bond or Bonds issued in exchange or substitution for it or upon the registration of transfer of 
it in respect of anything done by the Trustee in pursuit of such request or consent. 

ARTICLE XIV 
 

MODIFICATION OF INDENTURE AND SUPPLEMENTAL INDENTURES 

Section 14.1 Supplemental Indentures Without Consent of Owners.  Subject to 
Section 14.5, the District and the Trustee may, without the consent of the Owners or the City, 
unless the consent of the Owners is required by Section 14.2 or the consent of the City is 
required by Section 14.1(i) or Section 14.3, enter into a Supplemental Indenture or Supplemental 
Indentures which thereafter will form a part of this Indenture, for any one or more of the 
following purposes: 

(a) To add to the covenants and agreements of the District contained in this 
Indenture and any Supplemental Indentures other covenants and agreements of the District, and 
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to surrender any right or power in this Indenture and any Supplemental Indentures reserved to or 
conferred upon the District; 

(b) To cure any ambiguity, to supply any omission or to cure, correct or 
supplement any defect in the Indenture or any Supplemental Indenture; 

(c) To grant to the Trustee for the benefit of the Owners additional rights, 
remedies, powers or authority that may lawfully be granted to or conferred upon the Owners or 
the Trustee by the District which are not contrary or inconsistent with this Indenture; 

(d) To subject to this Indenture and the Supplemental Indentures additional 
collateral of the District; 

(e) To modify this Indenture, any Supplemental Indenture, or the Bonds to 
permit qualification under the Trust Indenture Act of 1939 or any similar federal statute at the 
time in effect, or to permit the qualification of the Bonds for sale under the securities laws of any 
state of the United States; 

(f) To provide for certificated Bonds; 

(g) To evidence the succession of a new Trustee or Paying Agent or the 
appointment by the Trustee or the District of a Co-Trustee or a Co-Paying Agent and to specify 
the rights and obligations of such Co-Trustee or Co-Paying Agent; 

(h) To make any change (including but not limited to a change to comply with 
the Code or interpretations of it by the Treasury Department or the Internal Revenue Service) 
that in the judgment of the Trustee does not materially adversely affect the rights of any Owner 
of any Bonds then Outstanding or the City; 

(i) Subject to the written consent of the Authorized City Representative, 
which consent shall not be unreasonably withheld, to provide for the issuance of Additional 
Bonds or Refunding Bonds; and 

(j) To obtain or maintain a rating for the Bonds. 

In making any decision regarding whether any modification of or change to the Indenture 
or any Supplemental Indenture will materially adversely affect the rights of the Owners of any 
Bonds then Outstanding or the City, the Trustee may obtain and rely on an opinion or report of 
an independent financial advisor or consultant to be selected by the District.  The cost of any 
such financial advisor or consultant will be paid by the District. 

The District covenants that it will perform or cause to be performed all the requirements 
of any Supplemental Indenture which may be in effect from time to time.  Nothing in this Article 
will affect or limit the right or obligation of the District to execute and deliver or cause to be 
delivered to the Trustee any instrument of further assurance or other instrument provided for in 
this Indenture. 
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Section 14.2 Supplemental Indentures With Consent of Owners.  No consent of 
the Owners shall be required to enter into a Supplemental Indenture except as set forth in this 
Section 14.2.  A modification or alteration of this Indenture and any Supplemental Indentures or 
of the rights and obligations of the District or of the Owners of the Bonds may be made by the 
District and the Trustee with the consent of (i) the Majority Holders, or (ii) in case less than all of 
the Bonds then Outstanding are affected by the modifications or amendments, the Owners of a 
majority in aggregate principal amount of the Series of Bonds so affected then Outstanding.  
However, without the consent of each Owner affected, no modification or alteration may (a) 
extend the maturity of the principal of or interest on any Bond, (b) reduce the principal amount 
of, or rate of interest on, any Bond, (c) effect a privilege or priority of any Bond or Bonds over 
any other Bond or Bonds, (d) reduce the percentage of the principal amount of the Bonds 
required for consent to such modification or alteration, (e) impair the exclusion of interest on any 
Bonds from gross income for purposes of federal income taxation, (f) eliminate or extend the 
mandatory redemption date of any Bonds or reduce the redemption price of Bonds, (g) create a 
lien ranking prior to or on a parity with the lien of this Indenture on the property described in 
Article II, or (h) deprive any Owner of the lien created by this Indenture on such property.  In 
addition, if money has been deposited or set aside with the Trustee pursuant to Article XVI for 
the payment of Bonds and those Bonds will not have in fact actually been paid in full, no 
amendment to the provisions of that Article will be made without the consent of the Owner of 
each of those Bonds affected. 

If at any time the District requests the Trustee to enter into a Supplemental Indenture for 
any of the purposes of this Section, the Trustee will, upon being satisfactorily indemnified with 
respect to expenses, cause notice of the proposed execution of the Supplemental Indenture to be 
mailed to each Owner of Bonds then Outstanding by first-class mail to the address of Owner as it 
appears on the registration books; provided, however, any failure to give the notice by mailing, 
or any defect, in it, will not affect the validity of any proceedings pursuant to this Section.  The 
notice will briefly set forth the nature of the proposed Supplemental Indenture and will state that 
copies of it are on file at the designated corporate trust office of the Trustee for inspection by all 
Owners.  If, within six months or such longer period as is prescribed by the District at or 
following the giving of the notice, the Owners of a majority in aggregate principal amount of 
Bonds then Outstanding have consented to and approved in writing the execution of the 
Supplemental Indenture, no Owner will have any right to object to any of the terms and 
provisions contained in the Supplemental Indenture, or the operation of it, or in any manner to 
question the propriety of its execution, or to enjoin or restrain the Trustee or the District from 
executing the Supplemental Indenture or from taking any action pursuant to its provisions. 

Section 14.3 Supplemental Indentures With Consent of City.  Except as set forth 
in Section 14.1(i) above, no consent of the City shall be required to enter into a Supplemental 
Indenture except as set forth in this Section 14.3.  A modification or alteration of this Indenture 
and any Supplemental Indentures that materially adversely affects the rights of the City under 
this Indenture or any Supplemental Indenture may be made by the District and the Trustee with 
the written consent of the Authorized City Representative, which consent shall not be 
unreasonably withheld.  However, without the written consent of the Authorized City 
Representative, which may be withheld in the City's sole discretion, no modification or alteration 
may (a) increase the principal amount of or interest rate on any Bond, (b) extend the date of 
payment of the principal of or interest on any Bond, (c) revise a redemption provision for any 
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Bond, (d) eliminate the City's right to approve of or consent to any action, or receive any notice, 
provided under this Indenture, (e) revise this Section 14.3, or (f) conflict with the provisions of 
the Interlocal Agreement. 

If at any time the District requests the Trustee to enter into a Supplemental Indenture for 
any of the purposes of this Section, the Trustee will, upon being satisfactorily indemnified with 
respect to expenses, cause notice of the proposed execution of the Supplemental Indenture to be 
mailed to the City by first-class mail.  The notice will briefly set forth the nature of the proposed 
Supplemental Indenture and will state that copies of it are on file at the designated corporate trust 
office of the Trustee for inspection by the Authorized City Representative.  If the Authorized 
City Representative has consented to and approved in writing the execution of the Supplemental 
Indenture, the City will not have any right to object to any of the terms and provisions contained 
in the Supplemental Indenture, or the operation of it, or in any manner to question the propriety 
of its execution, or to enjoin or restrain the Trustee or the District from executing the 
Supplemental Indenture or from taking any action pursuant to its provisions. 

Section 14.4 Trustee Authorized to Enter Into Supplemental Indenture.  The 
Trustee is authorized to enter into with the District any Supplemental Indenture authorized or 
permitted by the terms of this Indenture.  Upon the execution of any Supplemental Indenture as 
permitted by this Article, this Indenture will be deemed to be modified and amended in 
accordance with it, and the Trustee is authorized to carry out the agreements and stipulations 
contained in the Supplemental Indenture.  The Trustee will not unreasonably refuse to enter into 
any Supplemental Indenture permitted by this Article unless the Trustee believes in good faith 
that the Supplemental Indenture will materially adversely affect the rights of the Owners of the 
Bonds then Outstanding or adversely affect the rights and immunities of or increase the duties of 
the Trustee. 

Section 14.5 Opinion of Counsel.  The Trustee will not execute any Supplemental 
Indenture amending this Indenture or any Supplemental Indenture unless there has been filed 
with it an Opinion of Counsel (who may be an employee of the District only with the Trustee’s 
consent) stating that the proposed Supplemental Indenture is authorized or permitted by this 
Indenture and complies with its terms and that upon execution it will be a valid and binding 
limited obligation of the party or parties executing it and that the execution and delivery of the 
proposed Supplemental Indenture will not adversely affect the exclusion from federal income 
taxation of the interest on Outstanding Bonds. 

ARTICLE XV 
 

DISCHARGE OF INDENTURE 

Section 15.1 Discharge of Indenture.  If (i) all Bonds secured by this Indenture 
have become due and payable or irrevocable instructions to redeem the Bonds or pay them at 
maturity have been given by the District to the Trustee, and (ii) the Trustee holds cash or 
noncallable Government Obligations or Government Certificates the principal of and/or interest 
on which at maturity will be sufficient (A) if Bonds have been called for redemption, to redeem 
in accordance with the relevant Sections of this Indenture all such Bonds on the date set for such 
redemption, (B) to pay at maturity all Outstanding Bonds not called for redemption, (C) to pay 
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interest accruing on all Bonds until their redemption or payment at maturity, and (D) unless 
otherwise provided for, to pay the Trustee its reasonable fees and expenses, including the costs 
and expenses of canceling and discharging this Indenture, the Trustee will cancel and discharge 
the lien of this Indenture and execute and deliver to the District such instruments in writing as 
will be required to release such lien, and assign and deliver to the District any property subject to 
this Indenture which may then be in its possession, except funds or securities in which such 
funds are invested which are held by the Trustee for the payment of the principal of and 
premium, if any, and interest on the Bonds. 

In the event that all of the Bonds secured by this Indenture are paid or deemed paid in 
accordance with the terms of this Indenture, then the right and interest of the Trustee in and to 
the trust estate created by this Indenture and all covenants, agreements and other obligations of 
the District to the Owners will cease and be discharged and satisfied.  In the event any Bonds are 
paid or deemed paid in accordance with the terms of this Indenture, then such Bonds will cease 
to be entitled to any lien, benefit or security under this Indenture (other than the right to receive 
payment and certain rights regarding registration and transfer) and all covenants, agreements and 
other obligations of the District to the Owners of such Bonds will cease and be discharged and 
satisfied. 

Section 15.2 Bonds Deemed to be Paid.  Bonds will be deemed paid and no longer 
Outstanding for the purposes of this Indenture when there has been deposited with the Trustee 
cash or noncallable Government Obligations or Government Certificates the principal of and/or 
interest on which will be sufficient to pay or redeem such Bonds and to pay interest accruing on 
such Bonds to their payment or redemption date (whether on or before their maturity or 
redemption date); provided, however, that if such Bonds are to be redeemed before their 
maturity, notice of the redemption must have been duly given or irrevocable instructions to 
redeem such Bonds must have been given by the District to the Trustee.  In connection therewith, 
the District shall deliver or cause to be delivered to the Trustee a verification report of a firm of 
independent certified public accountants or of financial consultants to the effect that such cash or 
noncallable Government Obligations or Government Certificates and investment income to be 
earned on such funds held by the Trustee for payment or redemption of Bonds of the District, 
will be sufficient to pay, whether upon redemption or at maturity, the principal of and premium, 
if any, and interest on the Bonds of the District to be refunded. 

ARTICLE XVI 
 

MISCELLANEOUS 

Section 16.1 Limitation of Liability of Directors, Officers, etc. of District and 
the Trustee.  No covenant, agreement or obligation contained in this Indenture or in any 
Supplemental Indenture will be deemed to be a covenant, agreement or obligation of any present 
or future director, officer, employee or agent of the District, the Trustee or the Paying Agent in 
his or her individual capacity, and neither the officers of the District, the Trustee or the Paying 
Agent nor any of their directors, employees or agents executing or authenticating the Bonds will 
be liable personally on the Bonds or be subject to any personal liability or accountability by 
reason of their issuance.  No director, officer, employee, agent or adviser of the District, the 
Trustee or the Paying Agent will incur any personal liability with respect to any action taken by 
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him or her pursuant to this Indenture, any Supplemental Indenture provided such director, 
officer, employee, agent or adviser acts in good faith. 

Section 16.2 Interested Parties.  Nothing in this Indenture expressed or implied is 
intended or will be construed to confer upon any Person other than the District, the Trustee, the 
City and the Owners of the Bonds, any right, remedy or claim under or by reason of this 
Indenture, this Indenture being intended to be for the sole and exclusive benefit of the District, 
the Trustee and the Owners of the Bonds. 

Section 16.3 Third Party Beneficiaries.  If the City is not in default with respect to 
its obligation to make Tax Increment Payments under the Interlocal Agreement (both as to the 
amount and timing of such Tax Increment Payments), the District and the Trustee agree that the 
City shall be a third party beneficiary of this Indenture solely to the extent that any of the 
provisions hereof provide rights to the City  

Section 16.4 Severability of Invalid Provisions.  If any clause, provision or section 
of this Indenture or any Supplemental Indenture is held to be illegal or invalid by any court, the 
invalidity of the clause, provision or section will not affect any of the remaining clauses, 
provisions or sections, and this Indenture or the Supplemental Indenture will be construed and 
enforced as if the illegal or invalid clause, provision or section had not been contained in it. 

Section 16.5 Notice.  All notices, certificates, requests or other communications 
under this Indenture will be in writing and will be deemed given, unless otherwise required, 
when mailed by first-class mall, postage prepaid, or by facsimile to the addresses set forth below: 

If to the District: Harbor Point Infrastructure Improvement District 
One Dock Street 
Stamford, CT 06902 
Attn:  President 
 

With a copy to:  John F. Stafstrom, Esq. 
    Pullman & Comley, LLC 
    850 Main Street 
    P.O. Box 7006 
    Bridgeport, CT 06601 
 
If to the Trustee or : Deutsche Bank National Trust Company 
   Paying Agent  Global Transaction Banking 

Trust & Securities Services 
225 Franklin Street – 25th Floor 
Mail Stop: BOS01-2599 
Boston, MA 02110-2804 
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If to the Administrator: MuniCap, Inc. 
8965 Guilford Road 
Suite 210 
Columbia, Maryland 21046 
Facsimile: 443-539-4120 
Attn: Keenan Rice 

 
If to the City: City of Stamford, Connecticut 

888 Washington Boulevard 
P.O. Box 10152 
Stamford, CT 06904-2152 
Attn:  Mayor 

 
The District, the Trustee, the Paying Agent, the City and the Administrator may, by 

notice given under this Section, designate any further or different addresses to which subsequent 
notices, certificates, requests or other communications will be sent.  Unless the Trustee provides 
notice to the contrary, the address provided above is its designated corporate trust office for the 
administration of this Indenture and the Bonds. 

If, by reason of the suspension of or irregularities in regular mail service, it is impractical 
to mail to the Owners of Bonds notice of any event when notice is required to be given pursuant 
to any provision of this Indenture or any Supplemental Indenture, then any manner of giving 
notice satisfactory to the Trustee will be deemed to be sufficient.  Any notice given by facsimile 
shall be confirmed by telephone. 

Section 16.6 Counterparts.  This Indenture may be executed in any number of 
counterparts, each of which, when executed and delivered, will be an original, and the 
counterparts will together constitute one and the same instrument. 

Section 16.7 Governing Law.  This Indenture and each Supplemental Indenture 
will be governed by the laws of the State. 

Section 16.8 Successors and Assigns.  This Indenture will be binding upon, inure 
to the benefit of and be enforceable by the parties and their respective successors and assigns. 

 

[Remainder of Page Intentionally Left Blank] 
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IN WITNESS WHEREOF, the parties have caused this Indenture to be executed on 
their behalf by their duly authorized officers. 

 

DISTRICT: 
 
HARBOR POINT INFRASTRUCTURE 
IMPROVEMENT DISTRICT 
 
 
 
By:  

Paul J. Kuehner 
Its President 

 
 
 
TRUSTEE: 
 
DEUTSCHE BANK NATIONAL TRUST 
COMPANY 
 
 
 
By:  

Its Authorized Officer 
 
 
 
By:  

Its Authorized Officer 
 
 
 
ACKNOWLEDGED AND ACCEPTED: 
 
MUNICAP, INC., 
as Administrator 
 
 
 
By:  

Authorized Officer 
 



 

 

EXHIBIT A 
 

[Form of 2010A Bond] 
 

No. R-__          $___________ 
 
Neither the full faith and credit of the Harbor Point Infrastructure Improvement District, the City 
of Stamford, the State of Connecticut, or any political subdivision thereof, is pledged to the 
payment of the principal of, premium, if any, and interest on this Bond. Neither the State of 
Connecticut nor the City of Stamford shall be obligated to pay the principal of, premium, if any, 
or interest on this Bond.  This Bond and the obligation evidenced hereby shall constitute a lien 
only on, and shall be payable solely from the Pledged Revenues in accordance with the terms of 
the Indenture as defined herein. 

 
UNITED STATES OF AMERICA 

STATE OF CONNECTICUT 
 

HARBOR POINT INFRASTRUCTURE  
IMPROVEMENT DISTRICT 
(HARBOR POINT PROJECT) 

 
SPECIAL OBLIGATION REVENUE BOND, 

SERIES 2010A 
(TAX-EXEMPT) 

 
            Date of  
 Maturity Date  Interest Rate  Original Issue  CUSIP 
 
 __________  ________%  ___________  __________ 
 
REGISTERED OWNER: CEDE & CO. 
 
PRINCIPAL AMOUNT:  __________ MILLION _____________ THOUSAND   
    ___________ HUNDRED AND 00/100 DOLLARS   
    ($_________________) 
 
 The HARBOR POINT INFRASTRUCTURE IMPROVEMENT DISTRICT, a political 
subdivision of the State of Connecticut established under Special Act No. 07-6 of the 2007 
Session of the Connecticut General Assembly (the “District”), for value received, hereby 
promises to pay, solely from the Pledged Revenues hereinafter described, to the Registered 
Owner named above, or registered assigns as hereinafter provided, on the Maturity Date 
identified above, the Principal Amount identified above and to pay interest on such Principal 
Amount from the Date of Original Issue identified above or from the most recent interest 
payment date to which interest has been paid at the Interest Rate per annum identified above on 
April 1 and October 1 of each year (or if such day is not a Business Day, the next succeeding 
Business Day) commencing on October 1, 2010 until such Principal Amount shall have been 
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paid, except as the provisions hereinafter set forth with respect to redemption prior to maturity 
may be or become applicable hereto.  Such Principal Amount, interest and the premium, if any, 
on this Bond are payable in any coin or currency of the United States of America which, on the 
respective dates of payment thereof, shall be legal tender for the payment of public and private 
debts.  Such Principal Amount and the premium, if any, on this Bond, are payable, upon 
presentation and surrender hereof, at the designated corporate trust office of Deutsche Bank 
National Trust Company (the “Paying Agent”).  Payment of each installment of interest shall be 
made to the person in whose name this Bond shall be registered on the registration books of the 
District maintained by the Paying Agent at the close of business on the date which shall be the 
fifteenth day of the month preceding each interest payment date (or the preceding day, if such 
fifteenth day is not a Business Day) and shall be paid by a check or draft of such Paying Agent 
mailed to such Registered Owner at the address appearing on such registration books or, at the 
request and expense of such Registered Owner, by bank wire transfer for the account of such 
Registered Owner.   
 
 It is hereby certified and recited that any and all conditions, things and acts required to 
exist, to have happened and to have been performed precedent to and in the issuance of this Bond 
do exist, have happened and have been performed in due time, form and manner as required by 
the Trust Indenture dated as of January 1, 2010 (the “Indenture”) between the District and 
Deutsche Bank National Trust Company, as trustee, paying agent and registrar (herein “Trustee,” 
“Paying Agent,” and “Bond Registrar,” respectively) and by the Constitution and laws of the 
State of Connecticut, and that the amount of this Bond is not in excess of the amount of Bonds 
permitted to be issued under the Indenture. 
 
 The Bonds are issuable in the form of registered Bonds without coupons in the 
denomination of $100,000 or any integral multiple of $1,000 in excess of $100,000 (except as 
such Bonds may be converted to authorized denominations of $5,000 or any integral multiple 
thereof as set forth in Section 3.3(a) of the Indenture), not exceeding the aggregate principal 
amount of the Bonds maturing in a year. 
 
 This Bond is transferable or exchangeable, only upon the books of the District kept for 
that purpose at the offices of the Paying Agent, by the Registered Owner hereof in person, or by 
his attorney duly authorized in writing, upon the surrender of this Bond together with a written 
instrument of transfer or exchange satisfactory to the Paying Agent duly executed by the 
Registered Owner or his attorney duly authorized in writing, and thereupon a new Bond or 
Bonds, in the same aggregate principal amount, interest rate and of the same maturity, shall be 
issued to the transferee or the Registered Owner in exchange therefor, and upon the payment of 
the tax, fee or other governmental charges required to be paid with respect to such exchange and 
subject to any other conditions imposed by the Paying Agent. 
 
 The Paying Agent is not required to transfer or exchange any Bond during the period 
from the close of business on the fifteenth day of the month preceding each interest payment date 
(or if such day is not a Business Day, the preceding Business Day) until the next Business Day 
following such interest payment, or any Bond for which notice of redemption has been given. 
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 The District and the Paying Agent shall treat the person in whose name this Bond is 
registered as the absolute owner of this Bond for the purpose of receiving payment of the 
principal of this Bond and the interest due on this Bond for all other purposes, and neither the 
District nor the Paying Agent shall be affected by any notice to the contrary. 
 
 The Bonds are issued by means of a book-entry system with no physical distribution of 
bond certificate to the beneficial owners of the Bonds.  The District shall deposit with a 
securities depository (or any successor securities depository for the Bonds, the “Securities 
Depository”) one bond certificate, registered in the name of the Securities Depository’s nominee, 
for each stated maturity of the Bonds and such certificates shall remain in the custody of the 
Securities Depository for so long as it acts as securities depository for the Bonds.  The District 
reserves the right to terminate the book-entry system for the Bonds, and the right to appoint 
successor securities depositories for the Bonds.  Upon the termination, if any, of the book-entry 
system established for the Bonds, the District shall cause bond certificates in the authorized 
denominations with this paragraph deleted to be delivered to each beneficial owner of the Bonds 
representing such beneficial owner’s ownership in this issue.  As long as Bonds are, and are to 
remain, in book-entry form, the Paying Agent shall make no transfer or exchange of any bond of 
this issue except to a successor securities depository for the Bonds. 
 
 Reference is hereby made to the reverse side of this Bond for additional provisions of this 
Bond. 
 
 This Bond shall not be entitled to any benefit under the Indenture, or become valid or 
obligatory for any purpose, until the certificate of authentication hereon shall have been signed 
by the Trustee. 
 
 IN WITNESS WHEREOF, the Harbor Point Infrastructure Improvement District has 
issued this Bond and has caused the same to be executed by the manual or facsimile signature of 
the President and Vice President of the District and to be countersigned and attested by the 
manual or facsimile signature of the District Clerk, all as of the Date of Original Issue.  
 
      HARBOR POINT INFRASTRUCTURE   
      IMPROVEMENT DISTRICT 
 
 
 
      ________________________________________ 
ATTEST:     President 
 
 
 
____________________________  ________________________________________ 
District Clerk     Vice President 
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CERTIFICATE OF AUTHENTICATION 
 

CERTIFICATE OF TRUSTEE 
 

This Bond is one of the issue of Bonds of the HARBOR POINT INFRASTRUCTURE 
IMPROVEMENT DISTRICT, described in the Indenture, and is one of the District’s (Harbor 
Point Project) Special Obligation Revenue Bonds, Series 2010A (Tax-Exempt). 
 
 

DEUTSCHE BANK NATIONAL TRUST 
COMPANY 

 
 

By                                          
 
                Its Authorized Official 
 

Date of Authentication:_________________ 
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[FORM FOR REVERSE SIDE OF THE BOND] 
 
 This Bond is one of an authorized issue of the District’s $129,000,000 (Harbor Point 
Project) Special Obligation Revenue Bonds, Series 2010A (Tax-Exempt) (the “Initial Bonds”) 
issued in the aggregate principal amount of $129,000,000 pursuant to the provisions of a 
Resolution adopted by the Board of Directors of the District on January 5, 2010 (the “Bond 
Resolution”) and the Indenture.  All of the Initial Bonds are of like tenor, except as to number 
and denomination.  The Initial Bonds are issued subject to the Constitution and laws of the State 
of Connecticut, the Bond Resolution and the Indenture. 
 
 The Initial Bonds and the interest thereon are payable solely from Pledged Revenues as 
defined in the Indenture and other sources pledged to such payment and deposited in the 
Revenue Fund pursuant to the Indenture, but not including amounts in the Rebate Fund and the 
Equity Construction Account. 
 
 The Initial Bonds are special obligations of the District and are not a lien or charge upon 
the funds of property of the District.   Neither the members of the Board of Directors of the 
District nor any person executing this Bond shall be liable personally hereon or be subject to any 
personal liability or accountability by reason of the issuance hereof.  Under certain circumstances 
set forth in the Indenture, the District may issue Additional Bonds (as defined in the Indenture) 
pursuant to the Indenture ranking on a parity with the Initial Bonds (the Initial Bonds and any 
Additional Bonds are referred herein collectively as the “Bonds”).  Reference is hereby made to 
the Indenture for a description of the rights, duties and obligations of the District, the Trustee, 
and the owners of the Bonds and the terms upon which the Bonds are issued and secured. 
 
 No owner of any Bond will have the right to accelerate the payment of debt service on 
their obligation upon the occurrence of an event of default with respect thereto. 
 
 The Bonds are subject to optional and mandatory redemption and purchase as set forth in 
Article IV of the Indenture. 
 

If this Bond is duly called for redemption and payment has been made or provided 
therefor as specified in the Indenture, interest shall cease to accrue hereon from and after the date 
fixed for redemption. 

 
Notice of any redemption shall be given by first-class mail postage prepaid to the 

Registered Owners of Bonds to be redeemed not less than thirty (30) days nor more than sixty 
(60) days prior to the date fixed for redemption. 
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ASSIGNMENT 
 
FOR VALUE RECEIVED, the undersigned hereby sells, assigns and transfers unto 
 
 
             
PLEASE INSERT SOCIAL SECURITY OR OTHER IDENTIFYING NUMBER OF ASSIGNEE 
 
             
 
 
             
PLEASE PRINT OR TYPEWRITE NAME AND ADDRESS INCLUDING POSTAL ZIP CODE OF 
ASSIGNEE 
 
 
             
the within Bond and does hereby irrevocably constitute and appoint 
 
             
Attorney to transfer said Bond on the books kept for registration of said Bond, with full power of 
substitution in the premises. 
 
 
Date:             

Signature 
NOTICE:  The signature to this assignment must 
correspond with the name as it appears upon the 
face of the within Bond in every particular, 
without alteration or enlargement or any change 
whatever. 
 
 
      
Signature Guaranteed 
NOTICE:  Signature must be acknowledged or 
proved, or in the alternative, certified as to its 
genuineness by an officer of bank of trust 
company located and authorized to do business 
in Connecticut. 
 

 
 
 

 
 



 

 

 
EXHIBIT B 

 
[Form of 2010B Bond] 

 
No. R-__          $___________ 
 
Neither the full faith and credit of the Harbor Point Infrastructure Improvement District, the City 
of Stamford, the State of Connecticut, or any political subdivision thereof, is pledged to the 
payment of the principal of, premium, if any, and interest on this Bond. Neither the State of 
Connecticut nor the City of Stamford shall be obligated to pay the principal of, premium, if any, 
or interest on this Bond.  This Bond and the obligation evidenced hereby shall constitute a lien 
only on, and shall be payable solely from the Pledged Revenues in accordance with the terms of 
the Indenture as defined herein. 

 
UNITED STATES OF AMERICA 

STATE OF CONNECTICUT 
 

HARBOR POINT INFRASTRUCTURE  
IMPROVEMENT DISTRICT 
(HARBOR POINT PROJECT) 

 
SPECIAL OBLIGATION REVENUE BOND 

SERIES 2010B 
(FEDERALLY TAXABLE – ISSUER SUBSIDY – RECOVERY ZONE ECONOMIC 

DEVELOPMENT BONDS) 
 
            Date of  
 Maturity Date  Interest Rate  Original Issue  CUSIP 
 
 __________  ________%  ___________  __________ 
 
REGISTERED OWNER: CEDE & CO. 
 
PRINCIPAL AMOUNT:  __________ MILLION _____________ THOUSAND   
    ___________ HUNDRED AND 00/100 DOLLARS   
    ($_________________) 
 
 The HARBOR POINT INFRASTRUCTURE IMPROVEMENT DISTRICT, a political 
subdivision of the State of Connecticut established under Special Act No. 07-6 of the 2007 
Session of the Connecticut General Assembly (the “District”), for value received, hereby 
promises to pay, solely from the Pledged Revenues hereinafter described, to the Registered 
Owner named above, or registered assigns as hereinafter provided, on the Maturity Date 
identified above, the Principal Amount identified above and to pay interest on such Principal 
Amount from the Date of Original Issue identified above or from the most recent interest 
payment date to which interest has been paid at the Interest Rate per annum identified above on 
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April 1 and October 1 of each year (or if such day is not a Business Day, the next succeeding 
Business Day) commencing on October 1, 2010 until such Principal Amount shall have been 
paid, except as the provisions hereinafter set forth with respect to redemption prior to maturity 
may be or become applicable hereto.  Such Principal Amount, interest and the premium, if any, 
on this Bond are payable in any coin or currency of the United States of America which, on the 
respective dates of payment thereof, shall be legal tender for the payment of public and private 
debts.  Such Principal Amount and the premium, if any, on this Bond, are payable, upon 
presentation and surrender hereof, at the designated corporate trust office of Deutsche Bank 
National Trust Company (the “Paying Agent”).  Payment of each installment of interest shall be 
made to the person in whose name this Bond shall be registered on the registration books of the 
District maintained by the Paying Agent at the close of business on the date which shall be the 
fifteenth day of the month preceding each interest payment date (or the preceding day, if such 
fifteenth day is not a Business Day) and shall be paid by a check or draft of such Paying Agent 
mailed to such Registered Owner at the address appearing on such registration books or, at the 
request and expense of such Registered Owner, by bank wire transfer for the account of such 
Registered Owner.   
 
 It is hereby certified and recited that any and all conditions, things and acts required to 
exist, to have happened and to have been performed precedent to and in the issuance of this Bond 
do exist, have happened and have been performed in due time, form and manner as required by 
the Trust Indenture dated as of January 1, 2010 (the “Indenture”) between the District and 
Deutsche Bank National Trust Company, as trustee, paying agent and registrar (herein “Trustee,” 
“Paying Agent,” and “Bond Registrar,” respectively) and by the Constitution and laws of the 
State of Connecticut, and that the amount of this Bond is not in excess of the amount of Bonds 
permitted to be issued under the Indenture. 
 
 The Bonds are issuable in the form of registered Bonds without coupons in the 
denomination of $100,000 or any integral multiple of $1,000 in excess of $100,000 (except as 
such Bonds may be converted to authorized denominations of $5,000 or any integral multiple 
thereof as set forth in Section 3.3(a) of the Indenture), not exceeding the aggregate principal 
amount of the Bonds maturing in a year. 
 
 This Bond is transferable or exchangeable, only upon the books of the District kept for 
that purpose at the offices of the Paying Agent, by the Registered Owner hereof in person, or by 
his attorney duly authorized in writing, upon the surrender of this Bond together with a written 
instrument of transfer or exchange satisfactory to the Paying Agent duly executed by the 
Registered Owner or his attorney duly authorized in writing, and thereupon a new Bond or 
Bonds, in the same aggregate principal amount, interest rate and of the same maturity, shall be 
issued to the transferee or the Registered Owner in exchange therefor, and upon the payment of 
the tax, fee or other governmental charges required to be paid with respect to such exchange and 
subject to any other conditions imposed by the Paying Agent. 
 
 The Paying Agent is not required to transfer or exchange any Bond during the period 
from the close of business on the fifteenth day of the month preceding each interest payment date 
(or if such day is not a Business Day, the preceding Business Day) until the next Business Day 
following such interest payment, or any Bond for which notice of redemption has been given. 
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 The District and the Paying Agent shall treat the person in whose name this Bond is 
registered as the absolute owner of this Bond for the purpose of receiving payment of the 
principal of this Bond and the interest due on this Bond for all other purposes, and neither the 
District nor the Paying Agent shall be affected by any notice to the contrary. 
 
 The Bonds are issued by means of a book-entry system with no physical distribution of 
bond certificate to the beneficial owners of the Bonds.  The District shall deposit with a 
securities depository (or any successor securities depository for the Bonds, the “Securities 
Depository”) one bond certificate, registered in the name of the Securities Depository’s nominee, 
for each stated maturity of the Bonds and such certificates shall remain in the custody of the 
Securities Depository for so long as it acts as securities depository for the Bonds.  The District 
reserves the right to terminate the book-entry system for the Bonds, and the right to appoint 
successor securities depositories for the Bonds.  Upon the termination, if any, of the book-entry 
system established for the Bonds, the District shall cause bond certificates in the authorized 
denominations with this paragraph deleted to be delivered to each beneficial owner of the Bonds 
representing such beneficial owner’s ownership in this issue.  As long as Bonds are, and are to 
remain, in book-entry form, the Paying Agent shall make no transfer or exchange of any bond of 
this issue except to a successor securities depository for the Bonds. 
 
 Reference is hereby made to the reverse side of this Bond for additional provisions of this 
Bond. 
 
 This Bond shall not be entitled to any benefit under the Indenture, or become valid or 
obligatory for any purpose, until the certificate of authentication hereon shall have been signed 
by the Trustee. 
 
 IN WITNESS WHEREOF, the Harbor Point Infrastructure Improvement District has 
issued this Bond and has caused the same to be executed by the manual or facsimile signature of 
the President and Vice President of the District and to be countersigned and attested by the 
manual or facsimile signature of the District Clerk, all as of the Date of Original Issue.  
 
      HARBOR POINT INFRASTRUCTURE   
      IMPROVEMENT DISTRICT 
 
 
 
      ________________________________________ 
ATTEST:     President 
 
 
 
____________________________  ________________________________________ 
District Clerk     Vice President 
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CERTIFICATE OF AUTHENTICATION 
 

CERTIFICATE OF TRUSTEE 
 

This Bond is one of the issue of Bonds of the HARBOR POINT INFRASTRUCTURE 
IMPROVEMENT DISTRICT, described in the Indenture, and is one of the District’s (Harbor 
Point Project) Special Obligation Revenue Bonds, Series 2010B (Federally Taxable - Issuer 
Subsidy - Recovery Zone Economic Development Bonds). 
 
 

DEUTSCHE BANK NATIONAL TRUST 
COMPANY 

 
 

By                                          
 
                Its Authorized Official 
 

Date of Authentication:_________________ 
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[FORM FOR REVERSE SIDE OF THE BOND] 
 
 This Bond is one of an authorized issue of the District’s $16,000,000 (Harbor Point 
Project) Special Obligation Revenue Bonds, Series 2010B (Federally Taxable - Issuer Subsidy - 
Recovery Zone Economic Development Bonds) (the “Initial Bonds”) issued in the aggregate 
principal amount of $16,000,000 pursuant to the provisions of a Resolution adopted by the Board 
of Directors of the District on January 5, 2010 (the “Bond Resolution”) and the Indenture.  All of 
the Initial Bonds are of like tenor, except as to number and denomination.  The Initial Bonds are 
issued subject to the Constitution and laws of the State of Connecticut, the Bond Resolution and 
the Indenture.  Interest on the Initial Bonds is includable in the gross income of the holders 
thereof for federal income tax purposes. 
 
 The Initial Bonds and the interest thereon are payable solely from Pledged Revenues as 
defined in the Indenture and other sources pledged to such payment and deposited in the 
Revenue Fund pursuant to the Indenture, but not including amounts in the Rebate Fund and the 
Equity Construction Account. 
 
 The Initial Bonds are special obligations of the District and are not a lien or charge upon 
the funds of property of the District.   Neither the members of the Board of Directors of the 
District nor any person executing this Bond shall be liable personally hereon or be subject to any 
personal liability or accountability by reason of the issuance hereof.  Under certain circumstances 
set forth in the Indenture, the District may issue Additional Bonds (as defined in the Indenture) 
pursuant to the Indenture ranking on a parity with the Initial Bonds (the Initial Bonds and any 
Additional Bonds are referred herein collectively as the “Bonds”).  Reference is hereby made to 
the Indenture for a description of the rights, duties and obligations of the District, the Trustee, 
and the owners of the Bonds and the terms upon which the Bonds are issued and secured. 
 
 No owner of any Bond will have the right to accelerate the payment of debt service on 
their obligation upon the occurrence of an event of default with respect thereto. 
 
 The Bonds are subject to optional and mandatory redemption and purchase as set forth in 
Article IV of the Indenture. 
 

If this Bond is duly called for redemption and payment has been made or provided 
therefor as specified in the Indenture, interest shall cease to accrue hereon from and after the date 
fixed for redemption. 

 
Notice of any redemption shall be given by first-class mail postage prepaid to the 

Registered Owners of Bonds to be redeemed not less than thirty (30) days nor more than sixty 
(60) days prior to the date fixed for redemption. 
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ASSIGNMENT 
 
FOR VALUE RECEIVED, the undersigned hereby sells, assigns and transfers unto 
 
 
             
PLEASE INSERT SOCIAL SECURITY OR OTHER IDENTIFYING NUMBER OF ASSIGNEE 
 
             
 
 
             
PLEASE PRINT OR TYPEWRITE NAME AND ADDRESS INCLUDING POSTAL ZIP CODE OF 
ASSIGNEE 
 
 
             
the within Bond and does hereby irrevocably constitute and appoint 
 
             
Attorney to transfer said Bond on the books kept for registration of said Bond, with full power of 
substitution in the premises. 
 
 
Date:             

Signature 
NOTICE:  The signature to this assignment must 
correspond with the name as it appears upon the 
face of the within Bond in every particular, 
without alteration or enlargement or any change 
whatever. 
 
 
      
Signature Guaranteed 
NOTICE:  Signature must be acknowledged or 
proved, or in the alternative, certified as to its 
genuineness by an officer of bank of trust 
company located and authorized to do business 
in Connecticut. 
 

 
 



 

 

 
EXHIBIT C 

HARBOR POINT INFRASTRUCTURE IMPROVEMENT DISTRICT 
 
 

REQUISITION NO. _______ 

Harbor Point Holding Company LLC ("Holdings") hereby requests payment in the total 
amount of $ ___________ for a portion of Costs of the District Improvements in accordance 
with the Amended and Restated Master Development Agreement (the "Agreement") between 
Harbor Point Infrastructure Improvement District (the "District") and Holdings dated as of 
January 1, 2010 and the Indenture of Trust dated as of January 1, 2010 (the "Indenture") by and 
between the District and Deutsche Bank National Trust Company, as Trustee.  All capitalized 
terms used herein shall have the meanings set forth in the Agreement.  In connection with this 
Requisition, the undersigned hereby represents and warrants to the District as follows: 

(i) The undersigned is a duly authorized representative of Holdings, qualified to 
execute this Requisition for payment on behalf of Holdings and is knowledgeable as to the 
matters set forth herein. 

(ii) Holdings has submitted or submits herewith to the District (a) with respect to 
District Improvements releases and waivers of liens and (b) any plans and specifications for the 
asset or service to be paid for as listed in Attachment 1 hereto. 

(iii) All Costs of the District Improvements for which payment is requested hereby (a) 
are capital expenditures, (b) consist of work actually performed or materials, supplies or 
equipment actually furnished or installed in connection with the District Improvements, and (c) 
such materials, supplies or equipment are not subject to any lien or security interest or any such 
lien or security interest will be released or discharged upon payment of this Requisition. 

(iv) Supporting documentation (such as third-party invoices) is attached with respect 
to each cost for which payment is requested.  Holdings certifies that the charge for all work 
performed or materials, supplies or equipment furnished or installed in connection with the 
District Improvements by any Affiliate was at a fair market value, and that the Costs of the 
District Improvements for which payment is requested hereby are, to the extent necessary, based 
on a reasonable allocation of the costs set forth in such supporting documentation and that such 
allocation fairly represents the Costs of the District Improvements. 

(v) The District Improvements for which payment is requested was constructed in 
accordance with all applicable City or other governmental standards and in accordance with the 
Approved Plans, as modified and attached hereto as Attachment 1A, and in conformance with all 
Government Requirements.  Holdings has provided the City Engineer with updated monthly 
construction schedules for the District Improvements. 

(vi) Holdings is in compliance with the terms and provisions of the Agreement. 
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(vii) Holdings or its Affiliates are not in default in the payment of ad valorem real 
property taxes or special assessments or taxes levied by the District or the City. 

(viii) Holdings certifies that the Requisition being requested herein is a proper charge 
against available funds in the [Construction Account][Equity Construction Account], in 
accordance with the terms of the Agreement and the Indenture. 

(ix) No portion of the amount being requested to be disbursed was set forth in any 
Requisition previously filed requesting a disbursement.  All such Costs of the District 
Improvements for which payment is requested hereby are either unpaid or were paid by Holdings 
on or after November 25, 2007. 

(x) Holdings acknowledges that the District shall not approve any Requisition that 
requires payment of an amount from the [Construction Account][Equity Construction Account] 
which would cause the sum of all amounts paid or to be paid for the District Improvements to 
exceed the sum of all funds in the [Construction Account][Equity Construction Account].  

Dated:_______________ 

 
HARBOR POINT HOLDING COMPANY LLC 
 
 
By:  
 Name:  
 Its:   
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ATTACHMENT 1 TO 

REQUISITION NO. ______ 

 
HARBOR POINT INFRASTRUCTURE IMPROVEMENT DISTRICT 

Total Amount Being Requisitioned:  $____________________ 
 
 
Payee No. 1:  _____________________________________________________________ 

Amount:  $____________________ 

Asset or Service Provided:  ____________________________ 

Method of Payment:  ____ Check or ____ Wire Transfer 

Address for Mailing Check:  _______________________ 
    _______________________ 
    _______________________ 
 
Wire Transfer Instructions:  ____________________________ 

Type of Requisition:  _____ Ongoing construction or ____ Final 

 
Payee No. 2:  _____________________________________________________________ 

Amount:  $____________________ 

Asset or Service Provided:  ____________________________ 

Method of Payment:  ____ Check or ____ Wire Transfer 

Address for Mailing Check:  _______________________ 
    _______________________ 
    _______________________ 
 
Wire Transfer Instructions:  ____________________________ 

Type of Requisition:  _____ Ongoing construction or ____ Final 
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ATTACHMENT 1A TO 
REQUISITION NO. ______ 

 
HARBOR POINT INFRASTRUCTURE IMPROVEMENT DISTRICT 

 

[ATTACH MODIFIED APPROVED PLANS] 
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ATTACHMENT 2 

TO 
REQUISITION NO. ______ 

 
HARBOR POINT INFRASTRUCTURE IMPROVEMENT DISTRICT 

 
 

CONSULTING ENGINEER'S CERTIFICATE 
WITH RESPECT TO 

REQUISITION NO. _____ 

The undersigned is serving as the Consulting Engineer pursuant to the Amended and 
Restated Master Development Agreement (the "Agreement") between Harbor Point 
Infrastructure Improvement District (the "District") and Holdings dated as of January 1, 2010 
and the Indenture of Trust dated as of January 1, 2010 (the "Indenture") by and between the 
District and Deutsche Bank National Trust Company, as Trustee.  All capitalized terms used 
herein shall have the meanings set forth in the Agreement.  The undersigned certifies as follows: 

(1)  Based on the Consulting Engineer's review of the amounts requested on the attached 
Requisition No. ___ and the Consulting Engineer's reliance on the Approved Budget, invoices, 
copies of checks, and other supporting documentation provided by Holdings or others, such 
amounts represent the actual costs of labor, material, equipment or supplies furnished, or a 
combination thereof, in each case incurred in connection with the construction and/or completion 
of the District Improvements.  The Consulting Engineer hereby confirms that the charge for all 
work performed or materials, supplies or equipment furnished or installed in connection with the 
District Improvements by any Affiliate was at a fair market value, and that the Costs of the 
District Improvements for which payment is requested hereby are, to the extent necessary, based 
on a reasonable allocation of the costs set forth in the supporting documentation related to such 
Costs and that such allocation fairly represents the Costs of such District Improvements. 

(2)  In the case of a Requisition for Costs of the District Improvements other than a final 
Requisition for any District Improvement, such amounts requested on the attached Requisition 
No. ___, when combined with previous payments made to Holdings for any particular District 
Improvement component that has a construction cost subtotal as set forth in the Approved 
Budget, do not exceed the greater of (i) 92.5% of the total construction cost subtotal for such 
component or (ii) the total construction cost subtotal for such component less $500,000.  It being 
understood that such final amount may be requisitioned in accordance with the paragraph (iii). 
below.  With respect to such Requisition, the Consulting Engineer represents that it has 
participated in its regular construction status meetings with the City Engineer, it has performed 
on-site construction observations while the District Improvements are being constructed, and has 
verified that such District Improvements are being constructed substantially in accordance with 
the Approved Plans, as modified and attached hereto as Attachment 1A.   

(3)  In the case of a final Requisition for Costs of the District Improvements, the 
Consulting Engineer represents that it has participated in its regular construction status meetings 
with the City Engineer, it has performed on-site construction observations while the District 
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Improvements are being constructed, has verified that such District Improvements are being 
constructed substantially in accordance with the Approved Plans, as modified and attached 
hereto as Attachment 1A, and has confirmed that as-built plans have been delivered to the City 
Engineer demonstrating that the completed District Improvement components for which final 
payment is being requisitioned pursuant to this Requisition No. ___ complies with the Approved 
Plans, as modified and attached hereto as Attachment 1A. 

(4)  Based upon our construction observations and _______________________________ 
[list any other documentation provided by Holdings or others], to the extent the amounts 
requested represent payment for District Improvements which have been performed, such 
District Improvements have been performed substantially in accordance with the Approved 
Plans, as modified and attached hereto as Attachment 1A. 

This certificate is based upon professional services provided by the Consulting Engineer 
for the District in reliance upon the Indenture, the Agreement, and generally accepted standards 
in the industry.  This certificate does not address payments for land, and nothing herein 
constitutes a warranty or guaranty of the Consulting Engineer.  This certificate is furnished 
solely for the purposes set forth in the Agreement and the Indenture and shall not, without the 
Consulting Engineer's prior written consent, be relied upon by, or furnished or disclosed to, in 
whole or in part, any other person. 

Dated:  
 

[NAME OF CONSULTING ENGINEER] 
 
 
 
By:   

Name:  
Its:  
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ATTACHMENT 3 
TO 

REQUISITION NO. ______ 
 

HARBOR POINT INFRASTRUCTURE IMPROVEMENT DISTRICT 
 
 

DISTRICT'S CERTIFICATE 
WITH RESPECT TO 

REQUISITION NO.____ 

The undersigned submits this Certificate in accordance with the provisions of the 
Amended and Restated Master Development Agreement (the "Agreement") between Harbor 
Point Infrastructure Improvement District (the "District") and Holdings dated as of January 1, 
2010 and the Indenture of Trust dated as of January 1, 2010 (the "Indenture") by and between the 
District and Deutsche Bank National Trust Company, as Trustee.  All capitalized terms used 
herein shall have the meanings set forth in the Indenture.  The undersigned certifies as follows: 

(i)  The undersigned is an Authorized District Representative. 

(ii)  The obligation or obligations set forth in the attached Requisition No. _____ have 
been incurred by the District to pay actual Costs of the District Improvements and are proper 
charges against the [Construction Account][Equity Construction Account] of the Project Fund. 

(iii)  The amount or amounts requested pursuant to Requisition No. _____ have not been 
the basis for a prior requisition which has been paid from the Construction Account or the Equity 
Construction Account. 

(iv)  The undersigned has approved the Requisition in accordance with the provisions of 
the Agreement and the Indenture. 

The representations made herein are based on accompanying certifications of Holdings 
and the Consulting Engineer. 

Dated:  
 

HARBOR POINT INFRASTRUCTURE 
IMPROVEMENT DISTRICT 

 
 
By:  
 Name:  
 Its:   
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HARBOR POINT INFRASTRUCTURE IMPROVEMENT DISTRICT
CITY OF STAMFORD, CONNECTICUT

ASSESSMENT PLAN 
 
I. Purpose of the Assessment Plan 
 
 The Harbor Point Infrastructure Improvement District (the “District”), a body corporate 
and public is being created to provide public improvements for the property within the 
geographic boundaries of the District.  These improvements will provide a peculiar and special 
benefit to the property owners in the District. Bonds are expected to be issued by the District to 
fund the public improvements.  The proceeds from the sale of the bonds will include the cost of 
the public improvements, issuance costs, and proceeds to fund a debt service reserve fund and 
administrative expense fund.  
 
 The District Board will impose assessments in amounts equal to the principal of the 
bonds issued by the District, to replenish reserves, interest on the bonds until repaid, and 
administrative expenses of the District related to the bonds.  Alternatively, a property owner may 
pay the assessments imposed on a parcel in full at any time.  The annual installment of the 
assessments will be collected each year to provide funds for the payment of debt service on the 
bonds, the cost of administration of the District, and other costs related to the bonds.  
 

The District is being created, assessments levied, and bonds issued pursuant to Special 
Act No. 07-6 of the 2007 Session of the Connecticut General Assembly, as amended (the “Act”).  
The Act provides that the costs of improvements provided by the District may be assessed in a 
manner prescribed by the District upon property benefited by such improvements. 
 

This plan includes a description of the following: 
 

� The property proposed to be assessed; 
� The zoning and proposed development of this property; 
� The public improvements to be provided by the assessments and how these 

improvements will be utilized by the assessed property; 
� The bonds proposed to be issued to finance the public improvements; 
� Provisions of the assessments, such as the maximum amount of the assessments, 

the date after which no further assessments will be collected on a parcel, and 
procedures for prepayment of the assessments; and 

� The method of allocating the assessments to the assessed property. 
 

Appendices are attached with (i) the method of imposing and collecting the assessments, 
which includes terms related to the assessments (e.g., annual payments, prepayments, 
reallocation of the assessments, termination of collection), and (ii) the assessment roll, which are 
schedules to be used to identify the amount of the assessments to be collected each year from 
each parcel and will be updated from time to time to provide for the billing and collection of the 
assessments. 
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II. Description of the District 
 

The property within the District is proposed to be developed as a mixed-use development 
on a 66 acre waterfront site in the City of Stamford, Connecticut (the “City”).  At full build-out, 
the District will consist of four neighborhoods: Harbor Point Commons, Harbor Point Park, 
Harbor Point Square, and Yale & Towne.  The Square and Park will be positioned along the 
waterfront while the Commons and Yale & Towne will be set back from the harbor to the 
northeast of the other neighborhoods, proximate to the Stamford Transportation Center and 
Interstate-95. Located within the four neighborhoods will be 11.4 acres of parks and open space, 
4,000 residential units and approximately 900,000 square feet of mixed-use commercial space 
consisting of office, restaurants, retail, and hotels.  Table A provides a summary of the proposed 
development plan for the property within the District. 

Table A
Development Plan 

Development Type Units/SF/Rooms1

Residential (Units) 
Apartments (market rate) 1,590  
Apartments (below market rate) 331  
Condos Type A (waterfront) 851  
Condos Type B (interior) 598  
Condos Type C (interior) 561  
Condos Type D (below market rate) 69  

Sub-total residential 4,000  
    
Commercial (SF) 

Office 289,378  
Retail 194,964  
Grocery store anchored retail 65,000  
    
  (Rooms) 
Hotel 235  

    
1Provided by Harbor Point Holding Company LLC. 

III. Land Use Approvals 

On June 2, 2008, the City Zoning Board approved simultaneous applications for the 
planned Harbor Point development.  Harbor Point applications include the Coastal Site Plan for 
Harbor Point Marina and amended General Development Plan for Harbor Point Commons, 
Harbor Point Park and Harbor Point Square, together assigned Application No. 208-05.  The 
Final Site Plan for additional improvements including public and publicly accessible roadways, 
private drives, sidewalks, landscaping and lighting was also approved June 2, 2008 as application 
208-06.  The major uses identified within application 208-05 and application 208-06 of the 
approved zonings identifies the maximum development that can be built.  The amended General 
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Development Plan was recorded on the Stamford Land Records as Map No. 14118. 
 

Major uses approved for the Harbor Point development include a marina located on the 
south end of the peninsula; publicly accessible open spaces areas; approximately 3,000 housing 
units; approximately 295,000 square feet of office use; approximately 75,000 square feet of retail 
use and a hotel containing approximately 114 guest rooms.   
 

On January 26, 2009 the City Zoning Board approved a text amendment to the SRD-N 
regulation (Zoning Certificate No. 208-37), the amendment to the approved General 
Development Plan, including the Design Guidelines applicable to the property , and the Final 
Site and Coastal Plan for the Yale and Towne development.  The General Development Plan was 
assigned Zoning Certificate No. 208-38 and includes Zoning Certificate No. 208.39 (applicable 
to the Design Guidelines and the Final Site and Coastal Plans).  The amended General 
Development Plan was recorded on the Stamford Land Records as Map No. 14188. 
 

Major uses approved within the Yale and Towne development include approximately 
330,000 square feet of retail space, a hotel with up to 150 rooms and approximately 1,000 
residential units.  Additional improvements include public and publicly accessible roadways, 
private drives, sidewalks, landscaping and lighting.  
 

Exhibit 1 of this report shows the basic standards and uses approved by the amended 
General Development Plans for Harbor Point and Yale and Towne. 

 
The development plan as shown in Table A is consistent with the basic standards and 

uses approved by the amended General Development Plans.   

IV. Proposed Improvements 
 

The purpose of the District and the bonds to be issued by the District is to finance all or  
a part of the costs of the public improvements shown in Table B. 
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Table B 
Public Improvements 

 
  Total 

Improvement Improvement Costs 
Hard Costs  
Harbor Point   

Levy Road West $1,548,260  
Levy Road South $1,835,820  
Levy Road North $1,688,131  
Middle Road South $2,565,125  
Middle Road East $2,565,125  
Middle Road North $1,208,838  
North Park Road $634,043  
 South Park Road  $689,138  
Manor Street Ext. $306,313  
Harbor Street Ext. $306,313  
Point Road $955,079  
Park Plaza West $1,537,358  
Park Plaza East $2,327,975  
Middle Plaza North $1,347,775  
Dyke Lane $2,995,450  
Washington Blvd. (Atlantic/Pacific) $5,215,166  
Washington Blvd. (Atlantic/Station) $3,983,334  
Atlantic Street (Atlantic/Pacific) $1,407,594  
Atlantic Street (Washington/Woodland) $1,769,271  
Walter Wheeler Drive $1,959,433  
Crosby Street $832,675  
Pacific Street $2,088,000  
East Walnut Street $687,690  
Remington Street $945,990  
Belden Street $862,596  
Pulaski Street $594,150  
Riverwalk Park $21,528,000  
Harbor Point Square $3,625,000  
The Commons Park $8,601,380  
Coastal Gardens Park $1,895,700  
Hurricane wall $4,100,000  
Gas line relocation and wetlands filling $591,000  

Yale & Towne   
Streets 1 – 6 $10,401,710  
Market Street $2,133,292  
Canal Street $2,570,346  
Pacific Street $3,000,588  
Henry Street $2,610,076  
Yale & Towne open space $3,332,340  

Sub-total hard costs $107,246,074  
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 Table B 
Public Improvements, continued 

 
  Total 

Improvement Improvement Costs 
Hard Costs $107,246,074  
Soft Costs   

Performance and payment bond $1,072,461  
Sales tax (material only) $3,860,859  
General conditions $8,579,686  
Fee $4,226,568  
CGL Insurance $1,687,306  
Contingency $12,667,295  
Design, Engineering, Testing, Legal, Etc. $11,390,500  

Sub-total soft costs $43,484,675  
Total costs $150,730,749  
Land acquisition costs $16,000,000  

Total public improvements financed $166,730,749
 

Exhibit 2 of this report shows a map of the District and corresponding improvements.

These improvements are being provided to meet the infrastructure requirements of the 
property being assessed.  A description of the improvements follows: 

Roads construction 
 
New roads will be provided to improve traffic flow to and from the property in the 

District. Mill and overlay improvements to existing roads within the District will restore 
structural capacity, skid resistance, proper drainage, and ride quality to the pavement. 
 
Sidewalks and granite/concrete curbs 
 

New and upgraded sidewalks and granite/concrete curbs will provide safe pedestrian 
travel and control storm water runoff. 
 
Landscaping and trees 

 
Landscaping and trees in the public right-of-way will prevent surface water runoff into 

nearby bodies of water, reduce soil erosion, reduce filter pollutants, and create beautification. 
 
Sanitary sewer systems 
 

Sanitary sewer systems will upgrade the existing sanitary sewer system 
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Storm and storm structures 
 
Storm and storm structures include improvements to vegetated filtering located on new 

green space areas, a remedial action plan that minimizes storm water from percolating into the 
groundwater, catch basin installation and relocations, and storm sewer infrastructure 
improvements. 
 
Street lighting 
 

Street lights will provide pedestrian safety, intersection safety, and street enhancements. 
 
Traffic signals 

 
Traffic signals will create intersection safety and improved traffic patterns. 

 
Environmental cap 
 

The construction of an environmental cap will remediate or cap pollution and sensitive 
material under the public streets, sidewalks, utility corridors, etc. within the District. 
 
Hurricane wall 
 
 The hurricane wall creates a barrier around the western and southern perimeters of the 
District.  This wall acts as a dyke/levy for the District and will be improved. 
 
Gas line relocation and wetlands filling 
 

Gas line relocation will eliminate high pressure gas mains running through public areas 
and will allow for the construction of new public improvements.  The filling of unwanted 
wetlands located in the District will create new public parks and recreational areas. 

 
Land acquisition 
 

Land acquisition includes the costs to obtain parks and public open space within the 
District. 

 
Parks and open space 
 

Parks and open space include Riverwalk Park, Harbor Point Square, the Commons 
Park, Coastal Gardens Park, and Yale & Towne open space, which will provide natural 
landscaping and recreational areas for the District. 
 
Soft costs 
 

The soft costs include design, engineering, testing, performance and payment bonds, 
sales tax, and other professional services related to the public improvements to be provided by 
the District, as well as a contingency. 
 
 The public improvements described above are all provided to meet the needs of the 
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property in the District that results from the proposed development of the property.  The 
improvements provide roads, sidewalks, street lighting, storm and sewer management systems, 
traffic signals and parks and open space, as well as other public infrastructure that does not 
currently exist and will be necessary for the proposed development of the property. 

V. Projected Issuance of Bonds 

 Bonds are proposed to be issued by the District in one or more series to finance all or a 
portion of the costs of the public improvements described above.  Further, it is anticipated that 
the District will issue different type of bonds, including (i) traditional tax-exempt bonds 
supported by tax increment revenues and long term permanent assessments, and (ii) taxable 
Build America Bonds supported by tax increment revenues, United States Treasury subsidy 
payments, and long term permanent assessments. Table C below identifies the estimated sources 
and uses of funds for the issuance of bonds.

 
The actual issuance of the bonds may vary from these estimates depending on the interest 

rate on the bonds, the date the bonds are issued, the cost of issuing the bonds, reinvestment rates 
on the bond proceeds, and other factors.   

 
Bond issuance costs include underwriter’s discount, legal fees, financial consulting fees, 

the cost of studies, the set-up and first year’s fee of the trustee, trustee’s counsel, City expenses, 
document printing costs, and other miscellaneous costs related to the issuance of the bonds.  
 
 The purpose of the reserve fund is to ensure there are sufficient funds to pay debt service 
should it be necessary to take action to collect delinquent property assessments.  The proceeds in 
the reserve fund are invested and the income is applied to the annual debt service on the bonds.  
The reserve fund itself is intended to eventually be applied to the repayment of the bonds. 

 
The distinction between the Series 1 Bonds and the Series 2 Bonds is that the Series 1 

Bonds are not expected to be repaid in part with tax increment revenues whereas the Series 2 
Bonds are expected to be repaid from both special assessments and tax increment revenues. 

Table C
 Projected Issuance of Bonds 

 
Series 1 Series 2 GrandSource and Uses 
Bonds Bonds Total 

Sources:     
Bond proceeds $45,000,000  $145,000,000  $190,000,000  
Developer contribution $2,080,749  $0  $2,080,749  
    Sub-total sources $47,080,749  $145,000,000  $192,080,749  
      

Uses:     
Public improvements $41,230,749  $125,500,000  $166,730,749  
Reserve fund1 $4,500,000  $14,500,000  $19,000,000  
Costs of issuance1 $1,350,000  $5,000,000  $6,350,000  

Sub-total uses $47,080,749  $145,000,000  $192,080,749  
1Prepared by Stone & Youngberg LLC.  Estimates of exact figures as shown in the detailed projections 
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VI. Terms of the Assessments 
 

The “Method of Imposing and Collecting the Assessments” attached hereto as Appendix 
B includes the specific terms for the repayment of the assessments.  A summary of the terms in 
Appendix B follows. 

 
The assessments are being accounted for in two parts, namely Assessment Part 1 and 

Assessment Part 2, as shown in the Assessment Roll attached hereto as Appendix C.  These 
separate parts represent the Assessments applied to repay different types of bond issues.  The 
assessments are accounted for in parts to facilitate applying the assessments to various series of 
bonds. 

 
Bonds are expected to be issued by the District to fund all or a portion of the public 

improvements.  The proceeds from the sale of the bonds will include the cost of the public 
improvements, issuance costs, and proceeds to fund a debt service reserve fund and 
administrative expense fund.  Assessments will be imposed in amounts equal to the principal of 
the bonds issued by the District, to replenish reserves, interest on the bonds until repaid, and 
administrative expenses of the District related to the bonds.  The assessments will be paid as an 
annual installment of the assessments collected each year, which will provide funds for the 
payment of debt service on the bonds and the cost of administration of the District related to the 
bonds. Alternatively, a property owner may pay the assessments imposed on a parcel in full at 
any time. 
 

An annual credit will be provided to the annual installment each year for other funds 
available to pay debt service.  The net amount of the annual assessment to be collected is the 
“Annual Revenue Requirement” of the assessments. 
 

The maximum amount to be assessed with respect to any parcel is the amount shown for 
each parcel in the “Schedule of Assessments” attached hereto as Appendix A.  The allocation of 
the assessments to each parcel is based on the development expected on each parcel and the 
equivalent unit factors for each type of development, as more fully described below in the 
section on the “Determination of the Assessments.”  The assessments may be reallocated 
pursuant to certain provisions in the “Method of Imposing and Collecting the Assessments”; 
however, any reallocation must be based on the expected development on each parcel and the 
equivalent unit factors for each type of development. 
 

The assessments are to be reduced for any costs savings such that the total of the 
assessments to be collected will not exceed the actual costs of financing the public 
improvements.  The assessments may be paid in full at any time or may be paid annually.  If paid 
annually, the assessments will be collected for the term of the bonds. 
 

The method of determining the annual billing and collection of the assessments is 
identified in the “Method of Imposing and Collecting the Assessments.”    

VII. Determination of Assessments 
 
 The purpose of this section is to explain the fair and reasonable basis for allocating the 
assessments as shown and provided for in the assessment roll.  The reasonable basis for the 
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assessments is based on the following: 
 
(i) The public improvements to be provided by the District provide a special benefit to the 

property in the District and this special benefit exceeds the cost of the assessments; 
 

(ii) The bonds are issued to pay for the public improvements and the assessments collected 
each year are equal to the amount required to repay the bonds and to pay administrative 
expenses related to the bonds; and  

 
(iii) The assessments are allocated to parcels within the District on a basis that reasonably 

reflects the benefit each parcel receives from the public improvements. 
 

The following sections of this report explain how the assessments as levied by the 
“Method of Imposing and Collecting the Assessments” for the District are consistent with these 
concepts. 

 
A. Special Benefit 
  
 The property in the District subject to the assessments will receive a direct and special 
benefit from the public improvements to be provided by the District and this benefit will be equal 
to or greater than the cost of the assessments levied on the property.   
 

The owners of the property in the District have consented to the imposition of the 
assessments by the District Board for the purpose of providing the public improvements.  It is 
reasonable to believe the owners are acting in their interest in consenting to this imposition 
because the benefit they receive from the public improvements exceeds the cost of the 
assessments. 
 

The public improvements provide a special benefit to the property within the District as a 
result of the close proximity of these improvements to the property within the District and the 
special purpose of the improvements of providing infrastructure needs of the property.  In other 
words, the property within the District could not be used in the manner proposed without the 
construction of the proposed improvements.  The public improvements to be provided by the 
District are being provided specifically to meet the needs of the property in the District as 
required for the proposed use of the property.  

 
The special benefits of the public improvements to be provided by the District include 

road improvements, such as road widening, road realignment, and construction of interior roads.  
The property in the District will also receive peculiar benefit from the construction of the 
sanitary and storm systems within the District, including the construction central sewer lines and 
sediment structures.  Storm water management improvements related to erosion and siltation 
controls, and wetland mitigation will enhance the property within the District by providing 
drainage improvements.  Remedial action plans such as an environmental cap will protect the 
District from harmful pollutants and sensitive material.  The construction of sidewalks, curbs, 
street lighting, and traffic lighting will provide a peculiar benefit to the entire district by creating 
street enhancements, safe travel for pedestrians and vehicles, and provide control for storm water 
runoff. 

 
The assessments are being levied to provide public improvements that are required for 
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the highest and best use of the property (i.e., the use of the property that is most valuable, 
including any costs associated with that use).  Highest and best use can be defined as “the 
reasonably probable and legal use of property, which is physically possible, appropriately 
supported, financially feasible, and that results in the highest value.”  (Dictionary of Real Estate 
Appraisal, Third Edition.)  The public improvements are expected to be required for the 
development to be physically possible, appropriately supported, and maximally productive. 
 
 The owners of the property to be assessed have evaluated the potential use of the property 
and have determined that the highest and best use of the property is the use intended and the 
legal use for the property as described earlier in this report.  Obviously, it is in the owners’ 
interest to maximize the value of this property.  The use of the property as intended will require 
the public improvements to be provided by the District. 
 
 The financing provided by the District is long-term financing and either pays interest to 
the bond holders that is exempt from income taxes or federally subsidized, resulting in a lower 
effective rate than other available financing on comparable terms.  The bonds also have a longer 
term than other available financings and may either be repaid or assumed by a buyer at the 
buyer’s option.  As a result of these advantages, the financing provided by the District is the 
most beneficial means of financing the public improvements. 
 
 In summary, the assessments result in a peculiar and special benefit to the property 
assessed for the following reasons:  

 
1. The public improvements are being provided specifically for the use of the property in 

the District and provide a special benefit to the property within the District as a result; 
 

2. The public improvements to be provided by the District are required for the highest and 
best use of the property; 

 
3. The highest and best use of the property is the use of the property that is most valuable 

(including any costs associated with the use of the property); 
 

4. The financing provided by the assessments is the most beneficial means of financing the 
public improvements; and, 

 
5. As a result, the special benefits to the property from the public improvements will be 

equal to or greater than the cost of the assessments that will finance the public 
improvements, which are necessary to achieve the highest and best of the property. 
 

B. Assessments Collected Each Year 
 
 The annual parcel assessment is shown in the Assessment Roll attached hereto as 
Appendix C.  The annual parcel assessment is projected to be paid over approximately thirty 
years after the issuance of the bonds.  The annual parcel assessment includes the principal repaid, 
which is equal to the estimated principal of the bonds to be issued, interest on the unpaid 
principal, and administrative expenses related to the District.  As described above, the annual 
parcel assessments as shown on the assessment roll have been set each year in the amount 
necessary to pay the debt service on the bonds, which are to be issued to finance the public 
improvements that provide a special benefit, and the administrative expenses related to the 
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repayment of the bonds by the District. 
 
The actual expenses of the District may be less than estimated herein.  The “Method of 

Imposing and Collecting the Assessments” provides for the annual parcel assessment collected 
each year to equal the actual amount required to pay debt service on the bonds and administrative 
expenses of the District.  Additionally, the “Method of Imposing and Collecting the 
Assessments” provides for assessments to be reduced to equal the actual costs of providing the 
public improvements, including the costs related to issuance and repayment of the bonds.    

 
In summary, the assessments are set in a manner consistent with the estimate of the 

annual debt service on the bonds to be issued to finance the public improvements that provide a 
special benefit to the property being assessed and the administrative expenses related to the 
repayment of the bonds by the District and are therefore set in a reasonable manner. 
 
C. Allocation of Assessments 
 

This section explains how the assessments are allocated to the property in the District in a 
reasonable manner that is representative of the benefit each property receives from the public 
improvements to be provided by the District.  
 
 As explained previously, the owner of each parcel in the District has consented to the 
assessments imposed on the property, demonstrating the reasonableness of the assessments.  The 
assessments are imposed on all of the real property within the District, with the exception of non-
benefited property and public property.  Non-benefited property is property within the District 
that will not use and will not increase in value as a result of the construction of the public 
improvements.  The “Method of Imposing and Collecting the Assessments” provides for the 
assessments to be reallocated as property is subdivided.  The reallocation is made on the same 
basis as the initial allocation of assessments as shown on the assessment roll and explained 
herein. 
 
 The method used to allocate the assessments in the “Method of Imposing and Collecting 
the Assessments” is based on the estimated assessed value of the property in the District as 
developed and fully able to utilize the improvements.  There are ten classes of property identified 
within the improvement district, as shown by Table D.  The assessments within each class are the 
same per 1,000 Building Square Feet (BSF) of residential and commercial space.  That is, all 
property classes, except for parking, are assessed on a per 1,000 building square feet basis.  
Parking is not assessed, as its purpose is to provide a service to the other property that is 
assessed. 
 
 Future estimated assessed value reasonably reflects the increase in value to property that 
will result from the improvements.  Property with higher value is reasonably assumed to be able 
to benefit more from the improvements, reflected by the higher value, and property with lower 
values able to benefit less from the improvements, reflected by the lower value.   Table E on the 
following page shows each property class, the future estimated assessment value, and the 
resulting equivalent unit factor.  Assessed values were estimated by MuniCap, Inc. in 
conjunction with the City of Stamford Office of Assessment and Tax Collection and are further 
explained in the Harbor Point Tax Increment Projection Study. 
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Table D
Equivalent Unit Factors 

 

Property Class Average Estimated 
Assessed Values 

Equivalent Unit Factors 

     
Apartments (market rate) $192,500 0.37 Per 1,000 BSF 
Apartments (below market rate) $115,500 0.22 Per 1,000 BSF 
Condos Type A (waterfront) $514,771 1.00 Per 1,000 BSF 
Condos Type B (interior) $425,561 0.83 Per 1,000 BSF 
Condos Type C (interior) $382,571 0.74 Per 1,000 BSF 
Condos Type D (below market rate) $195,859 0.38 Per 1,000 BSF 
Office and Retail $377,190 0.73 Per 1,000 BSF 
Anchor Retail $231,000 0.45 Per 1,000 BSF 
Hotel $224,000 0.44 Per 1,000 BSF 
Parking $0 0.00 Per Space 

 
 
Assessments are allocated to parcels on the basis of equivalent units.  An equivalent unit 

factor is calculated for each land use class.  Equivalent units represent the ratio of estimated 
value per 1,000 square feet for each class. The calculation of the equivalent unit factors are 
shown in Table D. 
 

The assessment on each parcel is based on the expected development on each parcel, the 
equivalent units for each land use class, and the assessment per equivalent unit. 

 
In conclusion, the following statements can be made regarding the allocation of 

assessments to parcels within the District: 
 
a. Assessments that reflect the benefit each parcel receives from public 

improvements to be provided as a result of the assessments are reasonable; 
 
b. The increase in property value that results from the public improvements to be 

provided by the District is an indication of the benefit to be derived from the 
public improvements; 

 
c. Accordingly, allocating assessments on the basis of property value is reasonable. 
 

 Exhibit 3 of this report shows the allocation of assessments to each property class. 

D. Summary of Reasonable Basis of the Assessments
 
 Assessments are imposed on the taxable property in the District according to the 
provisions of the “Method of Imposing and Collecting the Assessments” in a reasonable manner.  
This report explains the reasonable basis of the assessments.  The reasonable basis may be 
summarized as follows:  
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1. The public improvements are being provided specifically for the use of the property in 
the District, and as a result, provide a peculiar benefit to the property within the District; 

 
2. The peculiar benefit of the public improvements to the property subject to the 

assessments exceeds the cost of the assessments;  
 

3. The bonds are issued to finance the costs of the public improvements, which will be 
utilized by the property in the District, and other costs related to the issuance of the 
bonds; 

 
4. Special assessments collected on all of the property in the District each year are equal to 

the amount required to pay the debt service on the bonds, to replenish reserves, and 
administrative expenses of the District; 

 
5. The assessments are allocated to each parcel within the District in a manner that is 

reasonably representative of the benefit each property receives from the public 
improvements to be provided by the District. 

 
For these reasons, the assessments are imposed on the taxable property in the District in a 

reasonable manner. 



Exhibit 1
Basic Standards and Uses as Approved in the General Development Plan 

(Harbor Point and Yale and Towne) 



 

 

Exhibit 1 - Basic Standards and Uses as Approved - Harbor Point1 
       

Harbor Point Parcel Office1 Retail1 Hotel1 Residential1

       
Phase I (SF) (SF) (Rooms) (Units) 

  Block S-1 195,000 27,000 - - 
  Block S-2 100,000 21,000 - - 
  Block S-3 - 24,400 135  60  
  Block S-4 - 4,500 - - 

      Block C-7 - - - 337  
Sub-total 295,000 76,900 135  397  

       
Remaining Phases (SF) (SF) (Rooms) (Units) 

Block P-1 - - - 192  
Block P-2 - - - 136  
Block P-3 - - - 296  
Block P-4 - - - 184  
Block P-5 - - - 160  
Block P-6 - - - 232  
Block C-1 - - - 123  
Block C-2 - - - 139  
Block C-3 - - - 40  
Block C-42 - - - - 
Block C-5 - - - 331  
Block C-6 - - - 316  
Block C-8 - - - 495  
Block S-5 - - - 103  

Sub-total 0  0  0  2,747  
       

Total Harbor Point3 295,000 76,900 135  3,144  
          

1Provided by Harbor Point Holding Company, LLC.  Identifies the basic standards and uses 
for the individual development parcels as approved in the amended General Development 
Plan (Zoning Application No. 208-05 and No. 208-06). 
2Proposed school site.         
3Identifies the basic standards and uses for the individual development parcels.  The overall 
Harbor Point site is limited to a maximum of 3,000 units.

 



Exhibit 1:
Harbor Point

Basic Standards and Uses



 

 

Exhibit 1 - Basic Standards and Uses as Approved - Yale and Towne1 
      

Yale and Towne Parcel Retail1 Hotel1 Residential1 
      

Phase I (SF) (Rooms) (Units) 
  Block Y-6 - - 225  
  Block Y-7 80,000  - - 
  Block Y-8 15,000  - 30  

 Sub-total 95,000  0  255  
      

Remaining Phases (SF) (Rooms) (Units) 
  Block Y-1 18,000  150  - 
  Block Y-2 12,789  - 146  
  Block Y-3 21,000  - 328  
  Block Y-4 15,000  - 144  
  Block Y-5 23,817  - 144  
  Block Y-7 31,000     
  Block Y-8 115,611 - - 

 Sub-total 237,217 150  762  
      
   Total Yale and Towne 332,217 150  1,017  

      

1Provided by Harbor Point Holding Company, LLC.  Identifies the the basic standards and 
uses for the individual developmetn parcels as approved in the amended General 
Development Plan (Zoning Certificat No. 208-38 and No. 208-39). 



Exhibit 1:
Yale and Towne

Basic Standards and Uses
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Map of the District and Improvements 





 

Exhibit 3
Assessment Allocation Worksheet 



Harbor Point
Stamford, Connecticut

Exhibit 3A: Assessment Worksheet - Assessment Part 1

Table 1: Assessment Part 1 per Equivalent Unit Factor

Total Total Assessment Part 1
Assessment Equivalent Per Equivalent

Part 1 Units Unit

Total Assessment Part 1 $199,664,862 3,451 $57,850
Principal Portion of Assessment Part 1 $45,000,000 3,451 $13,038
Annual Assessment Part 1 (2010-2011) $732,500 3,451 $212

Table 2: Assessment Per Development Type
Total Principal Portion Annual 

EDU Unit Assessment Part 1 Assessment Part 1 Assessment Part 1
Property Type Factor Size Per Unit/1,000 SF Per Unit/1,000 SF Per Unit/1,000 SF

(per 1,000 sf) (per unit) (per unit) (per unit) (per unit)
Apartments (market rate) 0.37 1,002 $21,687 $4,888 $80
Apartments (below market rate) 0.22 1,000 $12,984 $2,926 $48
Condos Type A (waterfront) 1.00 1,282 $74,162 $16,714 $272
Condos Type B (interior) 0.83 1,279 $61,180 $13,789 $224
Condos Type C (interior) 0.74 1,279 $55,000 $12,396 $202
Condos Type D (below market rate) 0.38 1,279 $28,157 $6,346 $103

(per 1,000 sf) (per 1,000 sf) (per 1,000 sf) (per 1,000 sf)
Office 0.73 - $42,389 $9,554 $156
Retail - convenience 0.73 - $42,389 $9,554 $156
Retail - restaurant 0.73 - $42,389 $9,554 $156
Retail - grocery (anchor) 0.45 - $25,960 $5,851 $95
Hotel 0.44 - $25,173 $5,674 $92



Harbor Point
Stamford, Connecticut

Exhibit 3B: Assessment Worksheet - Assessment Part 2

Table 1: Assessment Part 2 per Equivalent Unit Factor

Total Total Assessment Part 2
Assessment Equivalent Per Equivalent

Part 2 Units Unit

Total Assessment Part 2 $416,437,988 3,451 $120,658
Principal Portion of Assessment Part 2 $145,000,000 3,451 $42,012
Annual Assessment Part 2 (2010-2011) $14,002,428 3,451 $4,057

Table 2: Assessment Per Development Type
Total Principal Portion of Annual 

EDU Unit Assessment Part 2 Assessment Part 2 Assessment Part 2
Property Type Factor Size Per Unit/1,000 SF Per Unit/1,000 SF Per Unit/1,000 SF

(per 1,000 sf) (per unit) (per unit) (per unit) (per unit)
Apartments (market rate) 0.37 1,002 $45,232 $15,749 $1,521
Apartments (below market rate) 0.22 1,000 $27,081 $9,429 $911
Condos Type A (waterfront) 1.00 1,282 $154,678 $53,858 $5,201
Condos Type B (interior) 0.83 1,279 $127,602 $44,430 $4,291
Condos Type C (interior) 0.74 1,279 $114,712 $39,942 $3,857
Condos Type D (below market rate) 0.38 1,279 $58,727 $20,448 $1,975

(per 1,000 sf) (per 1,000 sf) (per 1,000 sf) (per 1,000 sf)
Office 0.73 - $88,410 $30,784 $2,973
Retail - convenience 0.73 - $88,410 $30,784 $2,973
Retail - restaurant 0.73 - $88,410 $30,784 $2,973
Retail - grocery (anchor) 0.45 - $54,144 $18,853 $1,821
Hotel 0.44 - $52,504 $18,281 $1,765



Harbor Point
Stamford, Connecticut

Exhibit 3C: Assessment Worksheet - Total Assessments (Part 1 and 2)

Table 1: Assessment Part 1 and 2 per Equivalent Unit Factor

Total Total Assessment Part 1 and 2
Assessment Equivalent Per Equivalent
Part 1 and 2 Units Unit

Total Assessment Part 1 and 2 $616,102,850 3,451 $178,508
Principal Portion of Assessment Part 1 and 2 $190,000,000 3,451 $55,050
Annual Assessment Part 1 and 2 (2010-2011) $14,734,928 3,451 $4,269

Table 2: Assessment Per Development Type
Total Assessment Principal Portion of Annual Assessment

EDU Unit Part 1 and 2 Assessment Part 1 and 2 Part 1 and 2
Property Type Factor Size Per Unit/1,000 SF Per Unit/1,000 SF Per Unit/1,000 SF

(per 1,000 sf) (per unit) (per unit) (per unit) (per unit)
Apartments (market rate) 0.37 1,002 $66,919 $20,637 $1,600
Apartments (below market rate) 0.22 1,000 $40,065 $12,356 $958
Condos Type A (waterfront) 1.00 1,282 $228,840 $70,572 $5,473
Condos Type B (interior) 0.83 1,279 $188,782 $58,219 $4,515
Condos Type C (interior) 0.74 1,279 $169,712 $52,337 $4,059
Condos Type D (below market rate) 0.38 1,279 $86,885 $26,794 $2,078

(per 1,000 sf) (per 1,000 sf) (per 1,000 sf) (per 1,000 sf)
Office 0.73 - $130,799 $40,337 $3,128
Retail - convenience 0.73 - $130,799 $40,337 $3,128
Retail - restaurant 0.73 - $130,799 $40,337 $3,128
Retail - grocery (anchor) 0.45 - $80,104 $24,703 $1,916
Hotel 0.44 - $77,677 $23,955 $1,858



 

Appendix A
Schedule of Assessments 



Schedule of Assessments

Tax Parcel Equivalent Total
Number Units1 Part 1 Part 2 Assessments

S1 160 $9,265,375 $19,324,653 $28,590,028
S2 86 $4,989,094 $10,405,678 $15,394,772
S3 152 $8,811,979 $18,379,012 $27,190,992
S4 3 $190,750 $397,845 $588,595
S5 12 $675,183 $1,408,220 $2,083,403
C1 56 $3,252,354 $6,783,386 $10,035,741
C2 111 $6,438,903 $13,429,522 $19,868,424
C3 0 $0 $0 $0
C4 0 $0 $0 $0
C5 279 $16,150,482 $33,684,817 $49,835,299
C6 130 $7,532,143 $15,709,677 $23,241,819
C7 120 $6,938,728 $14,472,000 $21,410,729
C8 171 $9,908,314 $20,665,621 $30,573,934
P1 256 $14,832,377 $30,935,665 $45,768,043
P2 174 $10,086,017 $21,036,253 $31,122,269
P3 320 $18,540,472 $38,669,582 $57,210,053
P4 190 $11,012,398 $22,968,392 $33,980,790
P5 169 $9,788,798 $20,416,348 $30,205,146
P6 269 $15,573,996 $32,482,449 $48,056,445
Y1 55 $3,174,604 $6,621,223 $9,795,827
Y2 119 $6,874,961 $14,339,001 $21,213,962
Y3 355 $20,550,024 $42,860,874 $63,410,898
Y4 56 $3,220,591 $6,717,139 $9,937,730
Y5 62 $3,594,335 $7,496,649 $11,090,984
Y6 81 $4,679,416 $9,759,787 $14,439,202
Y7 40 $2,323,232 $4,845,531 $7,168,763
Y8 22 $1,260,336 $2,628,665 $3,889,001

Total 3,451 $199,664,862 $416,437,988 $616,102,850

1Numbers shown include rounding.

Harbor Point Improvement District
City of Stamford, Connecticut

Appendix A

Total Assessments

A-1
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HARBOR POINT INFRASTRUCTURE IMPROVEMENT DISTRICT
CITY OF STAMFORD, CONNECTICUT

Method of Imposing and Collecting the Assessments 

A. INTRODUCTION 
 
The Harbor Point Infrastructure Improvement District (the “District”) has authorized the 
funding of public improvements for the benefit of the Assessed Property as described in 
the Assessment Plan. Bonds are to be issued to fund all or a portion of the public 
improvements. Assessments are being levied for the repayment of the Bonds. The 
Assessments are shown in the Assessment Roll, which is attached to the Assessment Plan 
as Appendix C. This document includes the terms and provisions for the collection of the 
Assessments for the purposes of repaying the Bonds and paying Administrative 
Expenses. 
 
The Assessments shall be imposed upon and collected annually from real property within 
the District through the application of the procedures described below. The Assessments 
shall be effective upon the initial issuance of the Bonds.  The Board or their designee 
shall make all determinations herein unless stated otherwise. 
 
The Assessments are being accounted for in two parts: the Assessment Part 1 and 
Assessment Part 2, as defined below. These separate parts of the Assessments are an 
accounting convention utilized to account for the portion of the Assessments applied to 
repay different series of Bonds. 
 
B. DEFINITIONS 
 
The terms used herein shall have the following meanings: 
 
“Act” means Special Act No. 07-6 of the 2007 Session of the Connecticut General 
Assembly, including any amendment thereto. 

“Adjusted Annual Assessment Part 2” shall mean the adjusted annual assessment for 
Assessment Part 2 calculated pursuant to Section D.2. below. 

“Administrative Expenses” means the actual or budgeted costs, fees, expenses, 
compensation, and indemnification of the Administrator, the Trustee, and the District in 
carrying out their duties related to the Bonds, including those under the Bond Indenture 
and any other agreement pertaining to the Bonds, including, but not limited to, 
“Administrative Expenses” as defined in the Bond Indenture and all other costs and 
expenses of levying, collecting and enforcing Assessments and complying with arbitrage 
rebate requirements and disclosure requirements associated with applicable federal and 
state securities law, including fees of any professionals retained by the District to provide 
these services, legal expenses associated with those duties and any expenses in any way 
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related to the Bonds, including contingencies and reserves for Administrative Expenses.  
Administrative Expenses may be allocated to each part of the Assessment pro rata to the 
Assessments or in any other manner determined reasonable by the District. 
 
“Administrator” means the official or designee of the District who shall have the 
responsibilities of the Administrator as provided herein, in the Bond Indenture, or by the 
Board. 
 
“Anchor Retail” means Parcels with a single retail user, with such user being in excess 
of 60,000 BSF. 
 
“Annual Assessment” means either or both of the Annual Assessment Part 1 and the 
Annual Assessment Part 2. 
 
“Annual Assessment Part 1” means the scheduled portion of the Assessment Part 1 as 
set forth in the Assessment Roll due and payable each Assessment Year for all Parcels in 
the District.  The Annual Assessment Part 1 shown on the Assessment Roll for each 
Assessment Year may be revised to reflect the payments due on the Series 1 Bonds and 
Administrative Expenses as long as the total of the Assessment Part 1 is not exceeded. 
 
“Annual Assessment Part 2” means the scheduled portion of the Assessment Part 2 as 
set forth in the Assessment Roll due and payable each Assessment Year for all Parcels in 
the District.  The Annual Assessment Part 2 shown on the Assessment Roll for each 
Assessment Year may be revised to reflect the payments due on the Series 2 Bonds and 
Administrative Expenses as long as the total of the Assessment Part 2 is not exceeded. 

“Annual Parcel Assessment” means either or both of the Annual Parcel Assessment 
Part 1 and the Annual Parcel Assessment Part 2.

“Annual Parcel Assessment Part 1” means the Annual Assessment Part 1 as allocated 
to each Parcel, which shall be allocated to each Parcel of Assessed Property in proportion 
to the Assessment Part 1 for each Parcel as set forth in Section C hereof.  
 
“Annual Parcel Assessment Part 2” means the Annual Assessment Part 2 as allocated 
to each Parcel, which shall be allocated to each Parcel of Assessed Property in proportion 
to the Assessment Part 2 for each Parcel as set forth in Section C hereof. 
 
“Annual Part 2 Credit” means, for each Parcel for each Assessment Year, the Tax 
Increment Revenues expected to be available in the calculation of the Annual Revenue 
Requirement Part 2 for the Assessment Year for which the calculation is being made 
allocable to that Parcel; provided, however, that the Annual Part 2 Credit for a Parcel in 
any Assessment Year shall not exceed the Annual Assessment Part 2 for the Parcel in 
such Assessment Year. For purposes of calculating the Tax Increment Revenue for each 
Parcel, the base year tax revenues shall be allocated to each Parcel on the basis of the 
total of the tax revenues from which the Tax Increment Revenues are calculated. For 
example, the base year real property tax revenues would be allocated to each Parcel in 
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proportion to the total real property tax revenues of the Parcel divided by the total real 
property taxes of all parcels in the District (using the total real property tax revenues from 
which the Tax Increment Revenues are calculated). 

“Annual Payment” means either or both the Annual Payment Part 1 and the Annual 
Payment Part 2. The full amount of the Annual Parcel Assessment may not be required to 
be collected from each Parcel as a result of adjustments in the Annual Revenue 
Requirement.  As a result, the Annual Payment may be less than, but may not be greater 
than, the Annual Parcel Assessment. 

“Annual Payment Part 1” means, for each Parcel, the portion of the Annual Assessment 
Part 1 to be collected each Assessment Year calculated as provided for in Section D. 

 “Annual Payment Part 2” means, for each Parcel, the portion of the Annual 
Assessment Part 2 to be collected each Assessment Year calculated as provided for in 
Section D. 

“Annual Revenue Requirement” means either or both the Annual Revenue 
Requirement Part 1 and the Annual Revenue Requirement Part 2. 
 
“Annual Revenue Requirement Part 1” means, for any Assessment Year, the sum of 
the following: (1) Debt Service Expenses Part 1 and (2) Administrative Expenses; less (a) 
US Treasury Payments Part 1 and (b) Other Available Funds Part 1.
 
“Annual Revenue Requirement Part 2” means, for any Assessment Year, the sum of 
the following: (1) Debt Service Expenses Part 2 and (2) Administrative Expenses; less (a) 
Tax Increment Revenues (b) US Treasury Payments Part 2, and (c) Other Available 
Funds Part 2.   

“Assessed Property” means, for any Assessment Year, Parcels within the District other 
than Non-Benefited Property. 
 
“Assessment” means either or both of Assessment Part 1 and Assessment Part 2. 
 
“Assessment Part 1” means the Assessment Part 1 as shown on Assessment Roll, as it 
may be reapportioned, reduced, or terminated pursuant to the provisions herein. The total 
of the Assessment Part 1 for all of the Parcels equals the principal amount of the Series 1 
Bonds to be issued, interest payable on the Series 1 Bonds for each year, and allocable 
Administrative Expenses, less any reduction pursuant to Section C.3.  The Assessment 
Part 1 is payable by each Parcel as the Annual Parcel Assessment Part 1 as set forth 
herein and may be or required to be prepaid as set forth in Section I.
 
“Assessment Part 2” means the Assessment Part 2 as shown on Assessment Roll, as it 
may be reapportioned, reduced, or terminated pursuant to the provisions herein. The total 
of the Assessment Part 2 for all of the Parcels equals the principal amount of the Series 2 
Bonds to be issued, interest payable on the Series 2 Bonds for each year, and allocable 
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Administrative Expenses, less any reduction pursuant to Section C.3.  The Assessment 
Part 2 is payable by each Parcel as the Annual Parcel Assessment Part 2 as set forth 
herein and may be or required to be prepaid as set forth in Section I.   

“Assessment Roll” means the Assessment Roll included within the Assessment Plan as 
Appendix C, as it may be updated from time to time by the District in accordance with 
the procedures set forth herein. 
 
“Assessment Year” means the annual cycle in which the Assessment Roll is updated, 
Annual Assessments and Annual Payments are determined each year for each Parcel, the 
Annual Payments are collected, and these revenues applied to the payments on the 
Bonds. 
 
“Board” means the legislative board of the District. 

“Bond Indenture” means the indentures or similar documents setting forth the terms and 
other provisions relating to the Bonds, as modified, amended and/or supplemented from 
time to time.
 
“Bonds” means either or both of the Series 1 Bonds and the Series 2 Bonds.  
  
“Building Square Footage” or “BSF” means the actual or, for property not yet 
developed, the estimated leasable building area, or for property not leased, the building 
area heated or air conditioned. 

“City” means the City of Stamford, Connecticut. 
 
“District Map” means the map of such name included in the Assessment Plan as Exhibit 
2 identifying the property within the District. 
 
“Debt Service Expenses Part 1” means, for any particular Assessment Year, regularly 
scheduled debt service on the Series 1 Bonds and periodic costs associated with such 
Series 1 Bonds, including but not limited to rebate payments and credit enhancement on 
the Series 1 Bonds, to be paid by the Annual Payment Part 1 collected in such 
Assessment Year. 

“Debt Service Expenses Part 2” means, for any particular Assessment Year, regularly 
scheduled debt service on the Series 2 Bonds and periodic costs associated with such 
Series 2 Bonds, including but not limited to rebate payments and credit enhancement on 
the Series 2 Bonds, to be paid by the Annual Payment Part 2 collected in such 
Assessment Year. 

“Date of Classification” means January 1 of each year or such other date determined by 
the District on which property is classified for purposes of updating the Assessment Roll 
and determining the Annual Payment to be collected from each Parcel. 
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“District Improvements” means those improvements that the District has authorized to 
be provided for the benefit of the Assessed Property and to be repaid by the Assessments. 
 
“District Map” means the map included as Exhibit 2 in the Assessment Plan. 
 
“Equivalent Units” means the respective 1,000 BSF or parking spaces for each property 
classification identified below built or that may be built on a Parcel multiplied by the 
factors for each property class shown below: 
 
Rental Residential (market rate) 0.37 per 1,000 BSF 
Rental Residential (below market rate) 0.22 per 1,000 BSF 
For Sale Residential Type A (waterfront) 1.00 per 1,000 BSF 
For Sale Residential Type B (interior) 0.83 per 1,000 BSF 
For Sale Residential Type C (interior) 0.74 per 1,000 BSF 
For Sale Residential Type D (below market rate) 0.38 per 1,000 BSF 
Office/Retail Property 0.73 per 1,000 BSF 
Anchor Retail 0.45 per 1,000 BSF 
Hotel Property 0.44 per 1,000 BSF 
Parking Property 0.00 per parking space 
 
Property shall be classified according to the description that best describes the property 
being classified.  The actual, or for property not yet developed, the estimated potential 
units, Building Square Footage, rooms, or spaces shall be determined by the building 
permit, architectural plans or other available documents, as estimated by the 
Administrator and confirmed by the Board.  If adequate information is not otherwise 
available, the units, Building Square Footage, rooms, or spaces may be estimated by net 
usable land area and the estimated or allowable density or floor to area ratio for the 
property.  The computation of the Equivalent Units shall be calculated by the 
Administrator and confirmed by the Board and the estimate as confirmed shall be 
conclusive as long as there is a reasonable basis for such determination. 

“For Sale Residential Type A (waterfront)” means for sale Residential Property within 
blocks identified as Type A on the District Map, excluding For Sale Residential Type D 
(below market rate), including any ancillary uses thereto. 

“For Sale Residential Type B (interior)” means for sale Residential Property within 
blocks identified as Type B on the District Map, excluding For Sale Residential Type D 
(below market rate), including any ancillary uses thereto. 

“For Sale Residential Type C (interior)” means for sale Residential Property within 
blocks identified as Type C on the District Map, excluding For Sale Residential Type D 
(below market rate), including any ancillary uses thereto. 
 
“For Sale Residential Type D (below market rate)” means for sale Residential 
Property for which the sales prices are restricted to below market rate, including any 
ancillary uses thereto. 
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“Hotel Property” means Assessed Property used or intended to be used primarily as a 
hotel, including any ancillary uses thereto, such as banquet space, meeting rooms, spa 
and restaurants.  
 
“Mandatory Prepayment of Assessments” shall mean a mandatory prepayment of 
Assessments pursuant to Section I.2. 
 
“Maximum Assessment” means either or both of the Maximum Assessment Part 1 and 
Maximum Assessment Part 2. 
 
“Maximum Principal Portion of the Assessment Part 1” means the maximum 
allowable Assessment Part 1 per equivalent unit provided for in any True-Up Agreement 
relating to the Series 1 Bonds.   
 
“Maximum Principal Portion of the Assessment Part 2” means the maximum 
allowable Assessment Part 2 per equivalent unit provided for in any True-Up Agreement 
relating to the Series 2 Bonds. 
 
“Non-Benefited Property” means Parcels within the District owned by or irrevocably 
offered for dedication to the federal government, the State of Connecticut, the City, or 
any instrumentality of any of the forgoing, or any other public agency or easements that 
create an exclusive use for a public utility provider, or Owner Association Property. 

“Office/Retail Property” means Assessed Property used or intended to be used 
primarily for commercial purposes, not including Non-Benefited Property, Anchor Retail, 
Hotel Property, or Residential Property, including any ancillary uses thereto. 
 
“Optional Prepayment of Assessments” shall mean an optional prepayment of 
Assessments pursuant to Section I.1. 

“Other Available Funds Part 1” means any other funds available pursuant to the Bond 
Indenture to apply to the Annual Revenue Requirement Part 1 for an Assessment Year, 
such as capitalized interest and any account balances, plus any other funds available to 
the District that may be applied to the Annual Revenue Requirement Part 1, less any 
contingencies for the Annual Revenue Requirement Part 1. 
 
“Other Available Funds Part 2” means any other funds available pursuant to the Bond 
Indenture to apply to the Annual Revenue Requirement Part 2 for an Assessment Year, 
such as capitalized interest and any account balances, plus any other funds available to 
the District that may be applied to the Annual Revenue Requirement Part 2, less any 
contingencies for the Annual Revenue Requirement Part 2. 
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“Owner Association Property” means Parcels within the boundaries of the District 
owned by or irrevocably offered for dedication to a property owners’ association (if not 
used in a trade or business) and available for use by property owners in general. 
 
“Parcel” means parcels within the District identified with a tax map identification 
number assigned for real property tax collection purposes or any other form of legal 
identification approved by the District for purpose of imposing and collecting 
Assessments. 
 
“Parking Property” means property used primary for the purpose of parking vehicles.  

“Principal Portion of the Assessment” means either or both of the Principal Portion of 
Assessment Part 1 and the Principal Portion of Assessment Part 2. The Principal Portion 
of the Assessment is equal to the principal amount of the Bonds to be issued. 

“Principal Portion of the Assessment Part 1” means, for each Parcel, the Principal 
Portion of the Assessment Part 1 as shown on the Assessment Roll, as it may be updated 
from time to time as provided for herein. The Principal Portion of Assessment Part 1 may 
be increased for refunding bonds or other reasons as long as the total of the Assessment 
Part 1 for each Parcel is not increased. The Principal Portion of the Assessment Part 1 
shall be allocated to each Parcel of Assessed Property in proportion to the Assessment 
Part 1 for each Parcel as set forth in Section C hereof. 
 
“Principal Portion of the Assessment Part 2” means, for each Parcel, the Principal 
Portion of the Assessment Part 2 as shown on the Assessment Roll, as it may be updated 
from time to time as provided for herein. The Principal Portion of Assessment Part 2 may 
be increased for refunding bonds or other reasons as long as the total of the Assessment 
Part 2 for each Parcel is not increased. The Principal Portion of the Assessment Part 2 
shall be allocated to each Parcel of Assessed Property in proportion to the Assessment 
Part 2 for each Parcel as set forth in Section C hereof. 
 
“Rental Residential (market rate)” means Residential Property used or intended to be 
used primarily for rental, all of which within a property are under common management, 
not including Rental Residential (below market rate), including any ancillary uses 
thereto. 
 
“Rental Residential (below market rate)” means Residential Property used or intended 
to be used primarily for rental, all of which within a property are under common 
management, for which the rents are restricted to below market rate, including any 
ancillary uses thereto. 

“Residential Property” means Assessed Property used or intended for use primarily for 
residential dwelling units, including any ancillary uses thereto.
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“Series 1 Bonds” means any bonds issued or other debt incurred by the District pursuant 
to the Act and secured by the Assessment Part 1, including any bonds issued to refund 
such bonds. 

“Series 2 Bonds” means any bonds issued or other debt incurred by the District pursuant 
to the Act and secured by the Assessment Part 2, including any bonds issued to refund 
such bonds. 

“Tax Increment Revenues” means all of the incremental real property tax revenues 
attributable to real property located in the District available to be applied to the 
repayment of the Series 2 Bonds pursuant to the Bond Indenture for an Assessment Year.
 
“True-Up Agreement” means an agreement or agreements with the District providing 
for the maximum Assessment per Equivalent Unit. 
 
“Trustee” means the trustee as specified in the Bond Indenture, including any successor 
trustee. 
 
“US Treasury Payments Part 1” means payments from the United States Treasury to be 
available to be applied to the repayment of the Series 1 Bonds pursuant to the Bond 
Indenture. 
 
“US Treasury Payments Part 2” means payments from the United States Treasury to be 
available to be applied to the repayment of the Series 2 Bonds pursuant to the Bond 
Indenture. 
 
C. THE AMOUNT OF THE ASSESSMENTS 
 
1. The Amount of the Assessment 
 
The Assessment for each Parcel is shown on the Assessment Roll.  The Assessment for 
each Parcel shall not be changed hereafter except pursuant to the provisions provided for 
herein.  
 
2. Reallocation of the Assessment 

a. Request by Owner 
 
The Assessments on some or all of the Parcels may be reallocated upon the unanimous 
request of the owners of the Parcels for which the Assessments are to be reallocated if 
there has been a change in the estimate of the Equivalent Units applicable to one of the 
Parcels.   
 
The reallocation of the Assessment shall be made pursuant to the following formula, with 
the Assessment Part 1 and Assessment Part 2 calculated separately: 
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A = B × (C ÷ D) 
 
Where the terms have the following meanings: 

 
A = the Assessment for each Parcel for which the Assessments are being 

reallocated 
B = the Assessment of all of the Parcels for which the Assessments are 

being reallocated prior to the reallocation 
C = the Equivalent Units of the Parcel 
 D = the sum of the Equivalent Units for all of the Parcels for which the 

Assessments are being reallocated 
 
 In all cases, the sum of the Assessment Part 1 and the Assessment Part 2 after the 
reallocation of the Assessments pursuant to this section shall equal the total Assessment 
Part 1 and the Assessment Part 2, respectively, before the reallocation of Assessment. 

b. Subdivision of a Parcel 
 
Upon the subdivision of any Parcel, the Assessment for the Parcel prior to the subdivision 
shall be allocated to each new Parcel in proportion to the Equivalent Units of each Parcel 
and the Assessment for the undivided Parcel prior to the subdivision.  The allocation of 
the Assessment shall be made pursuant to the following formula, with the Assessment 
Part 1 and Assessment Part 2 calculated separately: 
 

A = B × (C ÷ D) 
 
Where the terms have the following meanings: 

 
A = the Assessment of the new Parcel 
B = the Assessment of the undivided Parcel prior to the subdivision 
C = the Equivalent Units of the new Parcel 
D = the sum of the Equivalent Units for all of the new Parcels that result 

from the subdivision 
 
In all cases, the sum of the Assessment Part 1 and the Assessment Part 2 after the 
subdivision of a Parcel shall equal the total of the Assessment Part 1 and the Assessment 
Part 2, respectively, before the subdivision of the Parcel. 
 
c. Consolidation of a Parcel 
 
Upon the consolidation of two or more Parcels, the Assessment for the consolidated 
Parcel shall be the sum of the Assessment for the Parcels prior to consolidation.  
 
The Assessment Part 1 and the Assessment Part 2 shall be calculated separately for 
purposes of reallocating the Assessments. In all cases, the sum of the Assessment Part 1 
and the Assessment Part 2 after the consolidation of two or more Parcels shall equal the 
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total of the Assessment Part 1 and the Assessment Part 2, respectively, before the 
consolidation of the Parcels. 
 
3. Reduction in the Assessment 

a. Reduction in Costs 
 
If the Board determines that the total actual costs to be paid by the Assessment (including 
any costs associated with the issuance and repayment of any Bonds) are less than the total 
amount of the Assessments, then the Board shall reduce the Assessments such that the 
sum of Assessments for all Parcels equals the total costs incurred or to be incurred.  This 
determination may be made by the Board if: (1) there are excess proceeds from the Bonds 
held under the Bond Indenture to be applied to redeem the Bonds or excess proceeds of 
Bonds have been applied to redeem Bonds, or (2) the remaining debt service on the 
Bonds, including estimated debt service on the Bonds to be issued, plus estimated 
Administrative Expenses, is less than the total of the Assessments that remain to the 
collected from Assessed Property. 
 
The Assessment shall be reduced for every Parcel in the following manner.  First, if the 
Public Improvements were not completed and any Parcels were not fully improved by the 
Public Improvements, the Assessments shall be reduced on these Parcels to represent the 
Public Improvements made to these Parcels compared to the Public Improvements made 
to the other Parcels.  Second, if additional reductions are to be made in the Assessments, 
the Assessments shall be reduced by an equal percentage such that the sum of the 
resulting Assessment for every Parcel equals the actual costs to be incurred by the 
District, including the costs of the Public Improvements and the costs related to the 
issuance and repaying of the Bonds, including any refunding Bonds, and estimated 
Administrative Expenses. 
 
Assessments may be reduced in another manner under this section if the Board 
determines another method would be more equitable or practicable, including reducing 
the Assessments in a manner that is pro rata to the Assessment for each Parcel. 
 
The reduction in Assessments is to be applied to the Assessment Part 1 and Assessment 
Part 2 according to which Bonds are called or reduced, pursuant to the Bond Indenture 
for each series of Bonds.    
 
The Principal Portion of the Assessment shall be reduced in the same manner as the 
reduction in the Assessment such that the total of the Principal Portion of the 
Assessments is equal to the total principal of the outstanding Bonds and any Bonds to be 
issued (including refunding Bonds). 
 
The Annual Parcel Assessments shall be reduced in the same manner as the reduction in 
the Assessment such that the total of the Annual Parcel Assessments are equal to the total 
of the Assessments, with the Annual Parcel Assessment for each Assessment being equal 
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to the amount required to pay debt service on the Bonds and estimated Administrative 
Expenses for that Assessment Year. 
 
The Assessments as reduced according to the provisions of this section shall not be 
reduced to an amount that is less than the outstanding principal of and interest through 
maturity on the Bonds outstanding and to be issued (excluding Bonds defeased but not 
redeemed) and estimated Administrative Expenses.  

b. Payment of Bonds 
 
The Assessment for any Parcel shall be reduced each Assessment Year for the Annual 
Payment and Mandatory Prepayment of Assessments collected from such Parcel. The 
Principal Portion of the Assessment for a Parcel shall be reduced for the portion of the 
Annual Payment collected from such Parcel that represents repayment of principal on the 
Bonds. The Principal Portion of the Assessment for a Parcel shall be reduced for any 
Mandatory Prepayment of Assessments collected from the Parcel that results in a 
reduction in the principal portion of any Bonds issued or to be issued. The reduction in 
the Assessment Part 1, Assessment Part 2, Principal Portion of the Assessment Part 1, 
and Principal Portion of the Assessment Part 2 shall be calculated separately. 
 
D. METHOD OF DETERMINING THE ANNUAL PAYMENT 
 
Commencing with the Annual Payment to be collected in the 2010-2011 Assessment 
Year and for each following Assessment Year through the termination of the collection of 
the Assessments, the Administrator shall calculate and the District shall confirm the 
Annual Payment for each Parcel calculated each Assessment Year. 

The Annual Payments as calculated shall be collected from each Parcel of Assessed 
Property as provided in Section E.  

1. Annual Payment Part 1  
 
The Annual Payment Part 1 for each Parcel for which the Assessment Part 1 has not been 
prepaid shall be equal to the lesser of (i) the Annual Parcel Assessment Part 1 for such 
Parcel for the Assessment Year, and (ii) the amount calculated by the following formula:  

 
A = B × (C ÷ D) 

 
Where the terms have the following meaning: 
 

A =  the Annual Payment Part 1 for a Parcel 
B = the Annual Parcel Assessment Part 1 for the Parcel  
C = the Annual Revenue Requirement Part 1 for the Assessment Year 
D = the Annual Parcel Assessment Part 1 for all Parcels 

2. Annual Payment Part 2 
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The Annual Payment Part 2 for each Parcel shall be equal to the lesser of (but not less 
than zero) (i) the Annual Parcel Assessment Part 2 for such Parcel for the Assessment 
Year, and (ii) the amount calculated by the following formula:  
 

A = B × (C ÷ D) 
 
Where the terms have the following meaning: 
 

A =  the Annual Payment Part 2 Parcel for a Parcel 
B = the Annual Revenue Requirement Part 2 for the Assessment Year for 

which the Annual Payment is being calculated 
C = the Adjusted Annual Assessment Part 2 for the Parcel 
D = the Adjusted Annual Assessment Part 2 for all Parcels 

The Adjusted Annual Assessment Part 2 for a Parcel shall equal the Annual Parcel 
Assessment Part 2 less the Annual Part 2 Credit for the Parcel. 
 
E. MANNER OF COLLECTION OF ANNUAL PAYMENT 
 
Annual Payments shall be collected in the same manner as regular ad valorem property 
taxes or in any manner permitted by law as determined by the District in an amount that 
does not exceed the Annual Payment for each Parcel. 
 
F. UPDATING THE ASSESSMENT ROLL 
 
In order to facilitate the collection of the Assessments, the District shall update the 
Assessment Roll each Assessment Year to reflect (i) the current Parcels in the District, 
(ii) the Assessment for each Parcel, including any adjustments to the Assessments as 
provided for herein, (iii) the Principal Portion of the Assessment for each Parcel; (iv)  the 
Annual Assessment and the Annual Parcel Assessment for each Parcel, (v) the Annual 
Payment to be collected from each Parcel for the current Assessment Year, (vi) any 
changes in the Assessments (without increasing the total of the Assessments), (vii) 
prepayments of the Assessment as provided for herein, (ix) termination of the 
Assessment as provided for herein, and (x) any other information helpful to the 
administration of the Assessments. All information shall be updated for the Assessment 
Part 1 and the Assessment Part 2. 
 
G. ADMINISTRATIVE REVIEW 
 
The owner of a Parcel claiming that a calculation error has been made in the update of 
Assessment Roll in any Assessment year shall send a written notice describing the error 
to the Administrator not later than the end of the Assessment Year in which such error is 
alleged to have occurred prior to seeking any other remedy. The Administrator shall 
promptly review the notice, and if necessary, meet with the owner, consider written and 
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oral evidence regarding the alleged error and decide whether, in fact, such a calculation 
error occurred. 
 
The decision of the Administrator regarding a calculation error relating to the Assessment 
Roll may be appealed to the District, in which case the District shall promptly consider 
such appeal, take into consideration the evidence provided by the Administrator and any 
additional evidence deemed relevant by the District, and decide the appeal.   
 
If the Administrator or the District determines that a calculation error has been made that 
requires the Assessment Roll to be modified or changed in favor of an owner, at the 
option of the District, such correction may be made to the Assessment Roll in the 
following Assessment Year.
 
The decision of the Administrator, or if such decision is appealed, the decision of the 
District, shall be conclusive as long as there is a reasonable basis for such determination.  
This procedure shall be exclusive and its exhaustion by an owner of a Parcel shall be a 
condition precedent to any other appeal or legal action by such owner. 
 
H. TERMINATION OF THE COLLECTION OF ASSESSMENTS 
 
Except for any delinquent Annual Parcel Assessments and related costs and interest, the 
Assessment on each Parcel may not be collected after the earlier of (a) the stated term of 
the Bonds and (b) the date on which such Assessment is prepaid or paid in full as 
provided for herein. 

I. PREPAYMENT OF ASSESSMENTS 
 
1. Optional Prepayment of Assessment 
 
The Assessment on any Parcel may be prepaid in full at any time, the Assessment for 
such Parcel shall be reduced to zero, and the obligation to pay the Annual Payments for 
such Parcel shall be permanently satisfied, by payment of an amount equal to the 
following: (a) the sum of the following: (i) Principal, (ii) Premium, (iii) Defeasance, and 
(iv) Expenses, less (b) the Reserve Fund Credit, where the terms have the following 
meanings: 
 
“Principal” means a sum equal to the Principal Portion of the Assessment for the Parcel. 
   
“Premium” means an amount equal to the Principal multiplied by the applicable 
redemption premium, if any, for the Bonds to be redeemed, as provided for in the Bond 
Indenture. 
 
“Defeasance” means an amount equal to the Annual Payment for such Parcel for the 
Assessment Year in which such prepayment occurs, if not previously paid, plus, 
appropriate adjustments as estimated by the Administrator for the amount needed to pay 
interest on the outstanding Bonds to be redeemed (to the extent such interest will not be 
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paid by the Annual Payment) less the investment earnings on the prepayment amount 
until the applicable Bonds can be called and redeemed pursuant to the Indenture. 
 
“Expenses” means the fees and expenses related to the prepayment of the Assessment 
allocable to such Parcel. 
 
“Reserve Fund Credit” means, a credit for the amount, if any, by which the debt service 
reserve fund for the Bonds will be reduced pursuant to the Bond Indenture as a result of 
such redemption. 
 
Upon the payment of such amounts to the Trustee, the District shall promptly provide to 
the owner of a Parcel for which the Assessment has been prepaid a recordable document 
(or provide for the recordation of such document) evidencing the prepayment of the 
Assessment, the Assessment Roll shall be updated to reflect the payment of the 
Assessment for such Parcel, and the obligation to pay the Annual Payments shall be 
terminated for such Parcel. 
 
The Assessment on any Parcel may be prepaid in part (including only the Assessment 
Part 1 or the Assessment Part 2) in an amount sufficient to allow for a convenient 
redemption of Bonds as determined by the Administrator.  Upon the payment of such 
amounts for a Parcel, the Assessment for the Parcel shall be reduced to the extent the 
partial prepayment is made, the Assessment Roll updated to reflect such partial 
prepayment, and the obligation to pay the Annual Payment for such Parcel shall be 
reduced to the extent the partial prepayment is made. 

2. Mandatory Prepayment of Assessment 
 
a.  Conversion of a Parcel to Non-Assessed Property 
 
A Mandatory Prepayment of Assessment shall be required for any Parcel that is acquired 
by a person or entity that results in the Parcel being classified as Non-Assessed Property, 
if the Assessment cannot be reapportioned to a Parcel of Assessed Property pursuant to 
the provisions herein.  A Mandatory Prepayment of Assessment for each Parcel under 
this section shall be calculated in the same manner as an Optional Prepayment of 
Assessments. 
 
b.  Excessive Assessment Per Equivalent Unit 
 
A Mandatory Prepayment of Assessment shall be required for any Parcel for which the 
Principal Portion of the Assessment per Equivalent Unit exceeds the Maximum Principal 
Portion of the Assessment per Equivalent Unit as set forth in the True-Up Agreement. 
 
The Mandatory Prepayment of Assessment shall be calculated in the same manner as an 
Optional Prepayment of Assessment, with Principal calculated such that the Principal 
Portion of the Assessment does not exceed the Maximum Principal Portion of the 
Assessment per Equivalent Unit as provided for in the True-Up Agreement. 
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c. General Provisions 
 
Each Mandatory Prepayment of Assessments shall be paid to the Trustee and shall be 
used to pay and redeem, discharge, or defease the Bonds as provided for in the Bond 
Indenture and to pay the Administrative Expenses associated with the Mandatory 
Prepayment of Assessment. 
 
Each Mandatory Prepayment of Assessment shall be due immediately upon the event 
resulting in the Mandatory Prepayment of Assessment and may be collected from 
proceeds of a sale or other form of compensation for the property or from any other 
legally available source of funds.  In the event a Mandatory Prepayment of Assessment is 
not paid when due, the Mandatory Prepayment of Assessment may be collected from any 
and all Parcels created from the Parcel from which the Mandatory Prepayment of 
Assessments was due. 
 
Subsequent to a Mandatory Prepayment of Assessment, the Assessment for the Parcel for 
which the Mandatory Prepayment of Assessment has been paid shall be reduced, the 
Assessment Roll updated to reflect such payment, and the obligation to pay the Annual 
Installment for such Parcel shall be reduced to the extent the payment is made.
 
J. AMENDMENTS 
 
Immaterial amendments may be made to this “Method of Imposing and Collecting the 
Assessments” by the Board without further notice under the Act and without notice to 
owners of Parcels within the District.  Immaterial amendments shall be those that (i) 
clarify or correct minor inconsistencies in the matters set forth herein, (ii) provide for 
lawful procedures for the collection and enforcement of the Assessments so as to assure 
their efficient collection, and (iii) do not impair the ability of the District to fulfill its 
obligations to impose and collect the Assessments and to make them available for the 
payment of the Bonds, Administrative Expenses, and other costs relating to the Bonds.   

K. INTERPRETATION OF PROVISIONS 
 
The Board shall make all interpretations and determinations related to the application of 
this “Method of Imposing and Collecting the Assessments,” unless stated otherwise 
herein or in the Bond Indenture, and as long as there is a rational basis for the 
determination made by the Board, such determination shall be conclusive. 
 
L. SEVERABILITY 
 
To the extent permitted by law, if any section or part of a section of this “Method of 
Imposing and Collecting the Assessments” is declared invalid or unenforceable, the 
validity, force, and effect of any other section or part of a section herein shall not thereby 
be affected or impaired unless such other section or part of a section herein is wholly or 
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necessarily dependent upon the section or part of a section so held to be invalid or 
unenforceable. 
 



 

Appendix C
Assessment Roll 



Harbor Point Improvement District
City of Stamford, Connecticut

ASSESSMENT ROLL

Appendix C-1

Assessment Administrative Annual
Year Beginning Principal Interest Expense Assessment Part 1

2009 $0 $0 $0 $0
2010 $0 $712,500 $20,000 $732,500
2011 $0 $6,750,000 $20,400 $6,770,400
2012 $0 $6,750,000 $20,808 $6,770,808
2013 $15,000 $6,750,000 $21,224 $6,786,224
2014 $65,000 $6,747,750 $21,649 $6,834,399
2015 $115,000 $6,738,000 $22,082 $6,875,082
2016 $170,000 $6,720,750 $22,523 $6,913,273
2017 $230,000 $6,695,250 $22,974 $6,948,224
2018 $300,000 $6,660,750 $23,433 $6,984,183
2019 $375,000 $6,615,750 $23,902 $7,014,652
2020 $460,000 $6,559,500 $24,380 $7,043,880
2021 $550,000 $6,490,500 $24,867 $7,065,367
2022 $655,000 $6,408,000 $25,365 $7,088,365
2023 $765,000 $6,309,750 $25,872 $7,100,622
2024 $885,000 $6,195,000 $26,390 $7,106,390
2025 $1,025,000 $6,062,250 $26,917 $7,114,167
2026 $1,175,000 $5,908,500 $27,456 $7,110,956
2027 $1,335,000 $5,732,250 $28,005 $7,095,255
2028 $1,520,000 $5,532,000 $28,565 $7,080,565
2029 $1,715,000 $5,304,000 $29,136 $7,048,136
2030 $1,935,000 $5,046,750 $29,719 $7,011,469
2031 $2,175,000 $4,756,500 $30,313 $6,961,813
2032 $2,440,000 $4,430,250 $30,920 $6,901,170
2033 $2,735,000 $4,064,250 $31,538 $6,830,788
2034 $3,055,000 $3,654,000 $32,169 $6,741,169
2035 $3,405,000 $3,195,750 $32,812 $6,633,562
2036 $3,795,000 $2,685,000 $33,468 $6,513,468
2037 $4,220,000 $2,115,750 $34,138 $6,369,888
2038 $4,685,000 $1,482,750 $34,820 $6,202,570
2039 $5,200,000 $780,000 $35,517 $6,015,517

Total $45,000,000 $153,853,500 $811,362 $199,664,862

Assessment Part 1

C-1



Assessment Administrative Annual
Year Beginning Principal Interest Expense Assessment Part 2

2009 $0 $0 $0 $0
2010 $0 $0 $0 $0
2011 $0 $13,922,428 $80,000 $14,002,428
2012 $460,000 $12,019,363 $81,600 $12,560,963
2013 $615,000 $11,987,163 $83,232 $12,685,395
2014 $785,000 $11,944,113 $84,897 $12,814,009
2015 $965,000 $11,889,163 $86,595 $12,940,757
2016 $1,160,000 $11,821,613 $88,326 $13,069,939
2017 $1,365,000 $11,740,413 $90,093 $13,195,505
2018 $1,595,000 $11,644,863 $91,895 $13,331,757
2019 $1,835,000 $11,533,213 $93,733 $13,461,945
2020 $2,095,000 $11,404,763 $95,607 $13,595,370
2021 $2,375,000 $11,258,113 $97,520 $13,730,632
2022 $2,680,000 $11,091,863 $99,470 $13,871,332
2023 $3,000,000 $10,904,263 $101,459 $14,005,722
2024 $3,370,000 $10,668,013 $103,489 $14,141,501
2025 $3,770,000 $10,402,625 $105,558 $14,278,183
2026 $4,205,000 $10,105,738 $107,669 $14,418,407
2027 $4,670,000 $9,774,594 $109,823 $14,554,417
2028 $5,175,000 $9,406,831 $112,019 $14,693,851
2029 $5,725,000 $8,999,300 $114,260 $14,838,560
2030 $6,315,000 $8,548,456 $116,545 $14,980,001
2031 $6,950,000 $8,051,150 $118,876 $15,120,026
2032 $7,635,000 $7,503,838 $121,253 $15,260,091
2033 $8,380,000 $6,902,581 $123,678 $15,406,260
2034 $9,180,000 $6,242,656 $126,152 $15,548,808
2035 $10,045,000 $5,519,731 $128,675 $15,693,406
2036 $10,980,000 $4,728,688 $131,248 $15,839,936
2037 $11,985,000 $3,864,013 $133,873 $15,982,886
2038 $13,075,000 $2,920,194 $136,551 $16,131,745
2039 $14,610,000 $1,534,875 $139,282 $16,284,157

Total $145,000,000 $268,334,609 $3,103,379 $416,437,988

Assessment Part 2

Harbor Point Improvement District
City of Stamford, Connecticut

ASSESSMENT ROLL

Appendix C-1
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ASSESSMENT ROLL

Annual Parcel Assessments 2010-11 Assessment Year
Tax Parcel Equivalent Total Assessment Principal Portion of Annual Parcel Annual Credit Annual Payment

Number Units Part 1 Assessment Part 1 Assessment
S1 160 $9,265,375 $2,088,209 $33,991 $0 $0
S2 86 $4,989,094 $1,124,430 $18,303 $0 $0
S3 152 $8,811,979 $1,986,023 $32,328 $0 $0
S4 3 $190,750 $42,991 $700 $0 $0
S5 12 $675,183 $152,171 $2,477 $0 $0
C1 56 $3,252,354 $733,008 $11,932 $0 $0
C2 111 $6,438,903 $1,451,185 $23,622 $0 $0
C3 0 $0 $0 $0 $0 $0
C4 0 $0 $0 $0 $0 $0
C5 279 $16,150,482 $3,639,958 $59,250 $0 $0
C6 130 $7,532,143 $1,697,577 $27,633 $0 $0
C7 120 $6,938,728 $1,563,834 $25,456 $0 $0
C8 171 $9,908,314 $2,233,113 $36,350 $0 $0
P1 256 $14,832,377 $3,342,887 $54,415 $0 $0
P2 174 $10,086,017 $2,273,163 $37,002 $0 $0
P3 320 $18,540,472 $4,178,608 $68,018 $0 $0
P4 190 $11,012,398 $2,481,948 $40,401 $0 $0
P5 169 $9,788,798 $2,206,176 $35,912 $0 $0
P6 269 $15,573,996 $3,510,031 $57,136 $0 $0
Y1 55 $3,174,604 $715,485 $11,647 $0 $0
Y2 119 $6,874,961 $1,549,463 $25,222 $0 $0
Y3 355 $20,550,024 $4,631,516 $75,391 $0 $0
Y4 56 $3,220,591 $725,849 $11,815 $0 $0
Y5 62 $3,594,335 $810,083 $13,186 $0 $0
Y6 81 $4,679,416 $1,054,636 $17,167 $0 $0
Y7 40 $2,323,232 $523,605 $8,523 $0 $0
Y8 22 $1,260,336 $284,052 $4,624 $0 $0

Total 3,451 $199,664,862 $45,000,000 $732,500 $0 $0

Harbor Point Improvement District
City of Stamford, Connecticut

Appendix C-2
Assessment Part 1

(To Be Updated Annually)
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ASSESSMENT ROLL

Annual Parcel Assessments 2011-12 Assessment Year
Tax Parcel Equivalent Total Assessment Principal Portion of Annual Parcel Annual Credit Annual Payment

Number Units Part 2 Assessment Part 2 Assessment
S1 160 $19,324,653 $6,728,672 $649,778 $0 $0
S2 86 $10,405,678 $3,623,164 $349,883 $0 $0
S3 152 $18,379,012 $6,399,408 $617,981 $0 $0
S4 3 $397,845 $138,526 $13,377 $0 $0
S5 12 $1,408,220 $490,330 $47,350 $0 $0
C1 56 $6,783,386 $2,361,915 $228,086 $0 $0
C2 111 $13,429,522 $4,676,040 $451,558 $0 $0
C3 0 $0 $0 $0 $0 $0
C4 0 $0 $0 $0 $0 $0
C5 279 $33,684,817 $11,728,753 $1,132,628 $0 $0
C6 130 $15,709,677 $5,469,970 $528,227 $0 $0
C7 120 $14,472,000 $5,039,022 $486,611 $0 $0
C8 171 $20,665,621 $7,195,585 $694,867 $0 $0
P1 256 $30,935,665 $10,771,523 $1,040,190 $0 $0
P2 174 $21,036,253 $7,324,636 $707,329 $0 $0
P3 320 $38,669,582 $13,464,404 $1,300,237 $0 $0
P4 190 $22,968,392 $7,997,390 $772,296 $0 $0
P5 169 $20,416,348 $7,108,791 $686,485 $0 $0
P6 269 $32,482,449 $11,310,099 $1,092,199 $0 $0
Y1 55 $6,621,223 $2,305,451 $222,634 $0 $0
Y2 119 $14,339,001 $4,992,713 $482,139 $0 $0
Y3 355 $42,860,874 $14,923,775 $1,441,166 $0 $0
Y4 56 $6,717,139 $2,338,848 $225,859 $0 $0
Y5 62 $7,496,649 $2,610,267 $252,069 $0 $0
Y6 81 $9,759,787 $3,398,271 $328,166 $0 $0
Y7 40 $4,845,531 $1,687,171 $162,927 $0 $0
Y8 22 $2,628,665 $915,278 $88,387 $0 $0

Total 3,451 $416,437,988 $145,000,000 $14,002,428 $0 $0

Harbor Point Improvement District
City of Stamford, Connecticut

Appendix C-2
Assessment Part 2

(To Be Updated Annually)
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Block Apt.(MR) Apt. (BMR) Condo Type A Condo Type B Condo Type C Condo Type D Office/Retail1 Retail - Grocery1 Hotel1 Total
S1 0 0 0 0 0 0 219 0 0 219
S2 0 0 0 0 0 0 118 0 0 118
S3 0 0 55 0 0 0 23 0 149 227
S4 0 0 0 0 0 0 4.5 0 0 5
S5 0 52 0 0 0 0 0 0 0 52
C1 135 25 0 0 0 0 0 0 0 160
C2 0 0 0 0 114 6 0 0 0 120
C3 0 0 0 0 0 0 0 0 0 0
C4 0 0 0 0 0 0 0 0 0 0
C5 0 0 0 258 0 13 0 0 0 271
C6 306 69 0 0 0 0 0 0 0 375
C7 296 40 0 0 0 0 0 0 0 336
C8 400 95 0 0 0 0 0 0 0 495
P1 0 0 200 0 0 0 0 0 0 200
P2 0 0 136 0 0 0 0 0 0 136
P3 0 0 250 0 0 0 0 0 0 250
P4 0 0 0 180 0 0 0 0 0 180
P5 0 0 0 160 0 0 0 0 0 160
P6 0 0 210 0 0 0 0 0 0 210
Y1 0 0 0 0 0 0 18 0 96 114
Y2 0 0 0 0 109 12 13 0 0 134
Y3 0 0 0 0 338 38 21 0 0 397
Y4 112 12 0 0 0 0 15 0 0 139
Y5 112 12 0 0 0 0 24 0 0 148
Y6 202 23 0 0 0 0 0 0 0 225
Y7 0 0 0 0 0 0 15 65 0 80
Y8 27 3 0 0 0 0 15 0 0 45

1,590 331 851 598 561 69 484 65 245 4,795

Class I Class II Class III Class IV Class V Class VI Class VII Class VIII Class IX
Apt.(MR) Apt. (BMR) Condo Type A Condo Type B Condo Type C Condo Type D Office/Retail1 Retail - Grocery1 Hotel1 Total

Total units 1,590 331 851 598 561 69 484 65 245 4,795
Unit size 1,002 1,000 1,282 1,279 1,279 1,279 NA NA NA
Equivalent unit factor 0.37 0.22 1.00 0.83 0.74 0.38 0.73 0.45 0.44

Equivalent units 596 74 1,091 632 533 34 355 29 107 3,451

Total equivalent units 3,451 Development
Total Assessment Part 1 $199,664,862 Type
Assessment Part 1 per EU $57,850 Class I

Class II
Class III
Class IV
Class V
Class VI
Class VII
Class VIII
Class IX $6,171,513

1Commercial property is shown per 1,000 square feet.

$20,530,746
$1,687,398

Harbor Point Improvement District
City of Stamford, Connecticut

ASSESSMENT WORKSHEET

Appendix C-3

$1,942,856

$63,111,765

Annual Assessment Part 1

$4,297,801

$36,585,633
$30,854,796

Total
Assessment Part 1

$34,482,353
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Block Apt.(MR) Apt. (BMR) Condo Type A Condo Type B Condo Type C Condo Type D Office/Retail1 Retail - Grocery1 Hotel1 Total
S1 0 0 0 0 0 0 219 0 0 219
S2 0 0 0 0 0 0 118 0 0 118
S3 0 0 55 0 0 0 23 0 149 227
S4 0 0 0 0 0 0 5 0 0 5
S5 0 52 0 0 0 0 0 0 0 52
C1 135 25 0 0 0 0 0 0 0 160
C2 0 0 0 0 114 6 0 0 0 120
C3 0 0 0 0 0 0 0 0 0 0
C4 0 0 0 0 0 0 0 0 0 0
C5 0 0 0 258 0 13 0 0 0 271
C6 306 69 0 0 0 0 0 0 0 375
C7 296 40 0 0 0 0 0 0 0 336
C8 400 95 0 0 0 0 0 0 0 495
P1 0 0 200 0 0 0 0 0 0 200
P2 0 0 136 0 0 0 0 0 0 136
P3 0 0 250 0 0 0 0 0 0 250
P4 0 0 0 180 0 0 0 0 0 180
P5 0 0 0 160 0 0 0 0 0 160
P6 0 0 210 0 0 0 0 0 0 210
Y1 0 0 0 0 0 0 18 0 96 114
Y2 0 0 0 0 109 12 13 0 0 134
Y3 0 0 0 0 338 38 21 0 0 397
Y4 112 12 0 0 0 0 15 0 0 139
Y5 112 12 0 0 0 0 24 0 0 148
Y6 202 23 0 0 0 0 0 0 0 225
Y7 0 0 0 0 0 0 15 65 0 80
Y8 27 3 0 0 0 0 15 0 0 45

1,590 331 851 598 561 69 484 65 245 4,795

Class I Class II Class III Class IV Class V Class VI Class VII Class VIII Class IX
Apt.(MR) Apt. (BMR) Condo Type A Condo Type B Condo Type C Condo Type D Office/Retail1 Retail - Grocery1 Hotel1 Total

Total units 1,590 331 851 598 561 69 484 65 245 4,795
Unit size 1,002 1,000 1,282 1,279 1,279 1,279 NA NA NA
Equivalent unit factor 0.37 0.22 1.00 0.83 0.74 0.38 0.73 0.45 0.44

Equivalent units 596 74 1,091 632 533 34 355 29 107 3,451

Total equivalent units 3,451 Development
Total Assessment Part 2 $416,437,988 Type
Assessment Part 2 per EU $120,658 Class I

Class II
Class III
Class IV
Class V
Class VI
Class VII
Class VIII
Class IX

Harbor Point Improvement District
City of Stamford, Connecticut

ASSESSMENT WORKSHEET

Appendix C-3

$4,052,186

$131,631,257

Assessment Part 2
$71,919,324

Annual Assessment Part 2

$8,963,859

$76,306,102
$64,353,382

Total

$12,871,832
1Commercial property is shown per 1,000 square feet.

$42,820,666
$3,519,381
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FORM OF OPINION OF BOND COUNSEL 
2010A BONDS 

 
Upon delivery of the Bonds, Pullman & Comley, LLC is prepared to render its final opinion with 

respect to the 2010A Bonds in substantially the following form: 
 

February __, 2010 
 
Board of Directors 
Harbor Point Infrastructure Improvement District 
Stamford, CT 
 
Re:          $129,000,000 

Harbor Point Infrastructure Improvement District 
(Harbor Point Project) 

Special Obligation Revenue Bonds, Series 2010A 
(Tax-Exempt) 

 
 
Ladies and Gentlemen, 
 
 We have acted as Bond Counsel in connection with the issuance by the Harbor Point 
Infrastructure Improvement District (the “Issuer”) of the above-referenced issue of the 
$129,000,000 (Harbor Point Project) Special Obligation Revenue Bonds, Series 2010A (Tax-
Exempt) (the “2010A Bonds”).  The Issuer is created under and the 2010A Bonds are issued 
pursuant to Special Act  No. 07-6 of  the 2007 Session of the Connecticut General Assembly.  
The 2010A Bonds are being issued along with the Issuer’s $16,000,000 (Harbor Point Project) 
Special Obligation Revenue Bonds, Series 2010B (Federally Taxable - Issuer Subsidy – 
Recovery Zone Economic Development Bonds) (the “2010B Bonds”), pursuant to and secured 
by a Indenture of Trust (the “Indenture”) dated as of January 1, 2010 by and between the Issuer 
and Deutsche Bank National Trust Company, as Trustee (the “Trustee”).  Capitalized terms used 
herein without definitions have the meaning ascribed thereto in the Indenture. 
 
 The 2010A Bonds are issuable as fully registered bonds in authorized denominations of 
$100,000, and integral multiples of $1,000 in excess thereof.  The 2010A Bonds mature in the 
years and bear interest payable at the times and at the rates determined in the manner provided 
for in the Indenture.  The 2010A Bonds are redeemable upon the terms and conditions and in the 
manner stated in the Indenture.  In order to secure the payment of the 2010A Bonds, and subject 
to the terms of the Indenture, the Issuer has pledged the Pledged Revenues to the holders of the 
2010A Bonds and the 2010B Bonds (collectively, the “2010 Bonds”). 
 
 In connection herewith, we have examined the applicable law and such other materials as 
we have deemed necessary in order to render this opinion and have relied upon originals or 
copies, certified or otherwise, identified to our satisfaction, of such public records, certificates 
and correspondence of public officials, including certificates of officials of the District, and such 
other documents as were provided to us.  In making such examinations, we have assumed the 
genuineness of all signatures on all such documents, the accuracy and truthfulness of all such 
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Board of Directors 
Harbor Point Infrastructure Improvement District 
February __, 2010 
Page 2 
 
 
documents, the authenticity of all documents submitted to us as originals and the conformity to 
original documents of documents submitted as certified or photostatic copies, and the capacity of 
all persons executing documents.  As to questions of fact material to our opinion, we have relied 
upon representations of the District contained in the certified proceedings of the District, 
including the District Continuing Disclosure Agreement (the “District Disclosure Agreement”) 
and the Tax Regulatory Agreement of the District (the “Tax Regulatory Agreement”) and other 
certifications received from the District, all dated of even date herewith, in connection with the 
issuance and delivery of the 2010A Bonds, without undertaking to verify the same by 
independent investigation.  After reasonable diligence, no facts have come to our attention which 
would lead us to believe that the certificates, documents, correspondence or public records, as 
supplied to us by the District, contain an untrue statement of a material fact.  
 
 We have not been engaged or undertaken to review the accuracy, completeness or 
sufficiency of the Offering Memorandum dated January __, 2010 or other offering material 
relating to the 2010 Bonds except to the extent stated in the Offering Memorandum and we 
express no opinion relating thereto excepting only the matters set forth as our opinion in the 
Offering Memorandum. 
 
 Based on the foregoing, we are of the opinion that: 
 

1. The Issuer is duly created and validly existing under the Act with the power to 
execute the Indenture and perform its obligations thereunder and to issue the 2010A Bonds. 

2. The Indenture has been duly authorized, executed and delivered by the Issuer and 
assuming due authorization, execution and delivery by the Trustee, constitutes a valid and legally 
binding agreement of the Issuer enforceable in accordance with its terms. 

3. The Indenture creates a valid pledge of the Pledged Revenues and other funds 
pledged by the Indenture for the security of the 2010 Bonds, including the 2010A Bonds, subject 
only to the provisions of the Indenture permitting the application thereof for or to the purposes 
and on the terms and conditions set forth in the Indenture. 

4. The issuance and sale of the 2010A Bonds have been duly authorized by the 
Issuer and the 2010A Bonds constitute valid and legally binding special limited obligations of 
the Issuer, payable in accordance with, and as limited by, the terms of the Indenture.  

5. The Tax Regulatory Agreement and the District Disclosure Agreement are valid, 
binding and enforceable agreements of the District. 

6. Under existing statutes and court decisions and assuming continuing compliance 
with certain tax covenants described below, (i) interest on the 2010A Bonds is excludable from 
gross income for Federal income tax purposes pursuant to Section 103 of the Internal Revenue 
Code of 1986, as amended (the “Code”), (ii) interest on the 2010A Bonds is not treated as a 
preference item in calculating the alternative minimum tax imposed on individuals and 
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Board of Directors 
Harbor Point Infrastructure Improvement District 
February __, 2010 
Page 3 
 
 
corporations under the Code, and (iii) interest on the 2010A Bonds is excludable from the 
adjusted current earnings of certain corporations for purposes of calculating the alternative 
minimum tax imposed on such corporations.  In rendering our opinion, we have relied on certain 
representations, certifications of fact, and statements of reasonable expectations made by the 
Issuer, and others in connection with the 2010A Bonds, and we have assumed compliance by the 
Issuer with certain ongoing covenants to comply with the applicable requirements of the Code to 
assure the exclusion of interest on the 2010A Bonds from gross income under Section 103 of the 
Code. 

 The Code establishes certain requirements that must be met subsequent to the issuance 
and delivery of the 2010A Bonds in order that, for Federal income tax purposes, interest on the 
2010A Bonds be not included in gross income pursuant to Section 103 of the Code.  These 
requirements include, but are not limited to, requirements relating to the use and expenditure of 
the 2010A Bond proceeds, restrictions on the investment of 2010A Bond proceeds prior to 
expenditure and the requirement that certain earnings be rebated to the Federal government.  
Noncompliance with such requirements may cause interest on the 2010A Bonds to become 
subject to Federal income taxation retroactive to their date of issue, irrespective of the date on 
which such noncompliance occurs or is ascertained. 
 
 On the date of delivery of the 2010A Bonds, the Issuer and the Trustee will execute the 
Tax Regulatory Agreement containing provisions and procedures pursuant to which such tax 
requirements can be satisfied.  In executing the Tax Regulatory Agreement, the Issuer covenants 
that they will comply with the provisions and procedures set forth therein and that they will do 
and perform all acts and things necessary or desirable to assure that interest paid on the 2010A 
Bonds will, for Federal income tax purposes, be excluded from gross income. 
 
 In rendering the opinion in paragraph 6 hereof, we have relied upon and assumed (i) the 
material accuracy of the representations, statements of intention and reasonable expectations, and 
certifications of fact contained in the Tax Regulatory Agreement with respect to matters 
affecting the status of interest paid on the 2010A Bonds, and (ii) compliance by the Issuer with 
the procedures and covenants set forth in Tax Regulatory Agreement as to such tax matters. 
 

7. Under existing statutes, interest on the 2010A Bonds is excludable from 
Connecticut taxable income for purposes of Connecticut income tax on individuals, trusts and 
estates, and interest on the 2010A Bonds is excludable from amounts on which the net 
Connecticut minimum tax is based in the case of individuals, trusts and estates required to pay 
the Federal alternative minimum tax. 

 The opinions set forth in numbered paragraphs 2, 3, 4 and 5 above are qualified to the 
extent that the enforcement of the 2010A Bonds and the Indenture may be subject to the exercise 
of judicial discretion in accordance with general principles of equity and to bankruptcy, 
insolvency, reorganization, moratorium and other similar laws affecting creditors’ rights 
heretofore or hereafter enacted.  Furthermore, with respect to the opinion set forth in paragraph 3 
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Harbor Point Infrastructure Improvement District 
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above, we express no opinion as to the enforceability against the government of the United States 
of America, of any pledge, assignment of, or security interest in, any collateral constituting 
accounts or other claims against such governments. 
 
 We wish to call to your attention that the 2010A Bonds do not constitute debt of the State 
of Connecticut or the City of Stamford, or a pledge of the taxing power or the faith and credit of 
the State of Connecticut or the City of Stamford.  Neither the Issuer, the State of Connecticut nor 
any political subdivision thereof including the City of Stamford is obligated to pay the 2010A 
Bonds or the interest thereon, except for the Issuer’s obligation to pay the 2010A Bonds and the 
interest thereon from the Pledged Revenues under and pursuant to the Indenture. 
 
 Except as stated in paragraphs 6 and 7 above, we express no opinion as to any other 
Federal, state or local tax consequences arising with respect to the 2010A Bonds or the 
ownership or disposition thereof.  We render our opinion under existing statutes and court 
decisions as of the issue date, and we assume no obligation to update, revise or supplement this 
opinion after the issue date to reflect any action hereafter taken or not taken, or any facts or 
circumstances, or any change in law or interpretations thereof, or otherwise, that may hereafter 
arise or occur, or for any other reason.  Furthermore, we express no opinion herein as to the 
effect of any action hereafter taken or not taken in reliance upon an opinion of counsel other than 
ourselves on the exclusion from gross income for Federal or Connecticut income tax purposes of 
interest on the  Bonds. 
     
       Very truly yours, 
 
 
 
       PULLMAN & COMLEY, LLC 

G-4



 

 

 
FORM OF OPINION OF BOND COUNSEL 

2010B BONDS 
 

Upon delivery of the Bonds, Pullman & Comley, LLC is prepared to render its final opinion with 
respect to the 2010B Bonds in substantially the following form: 

 
February __, 2010 
 
Board of Directors 
Harbor Point Infrastructure Improvement District 
Stamford, CT 
 
Re:          $16,000,000 

Harbor Point Infrastructure Improvement District 
(Harbor Point Project) 

Special Obligation Revenue Bonds, Subseries 2010B 
(Federally Taxable – Issuer Subsidy – Recovery Zone Economic Development Bonds) 

 
 
Ladies and Gentlemen, 
 
 We have acted as Bond Counsel in connection with the issuance by the Harbor Point 
Infrastructure Improvement District (the “Issuer”) of the above issue of the $16,000,000 (Harbor 
Point Project) Special Obligation Revenue Bonds, Series 2010B (Federally Taxable – Issuer 
Subsidy – Recovery Zone Economic Development Bonds) (the “2010B Bonds”).  The Issuer is 
created under and the 2010B Bonds are issued pursuant to Special Act  No. 07-6 of  the 2007 
Session of the Connecticut General Assembly.  The 2010B Bonds are being issued along with 
the Issuer’s $129,000,000 (Harbor Point Project) Special Obligation Revenue Bonds, Series 
2010A (Tax-Exempt) (the “2010A Bonds”), pursuant to and secured by a Indenture of Trust (the 
“Indenture”) dated as of January 1, 2010 by and between the Issuer and Deutsche Bank National 
Trust Company, as Trustee (the “Trustee”).  Capitalized terms used herein without definitions 
have the meaning ascribed thereto in the Indenture. 
 
 The 2010B Bonds are issuable as fully registered bonds in authorized denominations of 
$100,000, and integral multiples of $1,000 in excess thereof.  The 2010B Bonds mature in the 
years and bear interest payable at the times and at the rates determined in the manner provided 
for in the Indenture.  The 2010B Bonds are redeemable upon the terms and conditions and in the 
manner stated in the Indenture.  In order to secure the payment of the 2010B Bonds, and subject 
to the terms of the Indenture, the Issuer has pledged the Pledged Revenues to the holders of the 
2010A Bonds and the 2010B Bonds (collectively, the “2010 Bonds”). 
 
 In connection herewith, we have examined the applicable law and such other materials as 
we have deemed necessary in order to render this opinion and have relied upon originals or 
copies, certified or otherwise, identified to our satisfaction, of such public records, certificates 
and correspondence of public officials, including certificates of officials of the District, and such 
other documents as were provided to us.  In making such examinations, we have assumed the 
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genuineness of all signatures on all such documents, the accuracy and truthfulness of all such 
documents, the authenticity of all documents submitted to us as originals and the conformity to 
original documents of documents submitted as certified or photostatic copies, and the capacity of 
all persons executing documents.  As to questions of fact material to our opinion, we have relied 
upon representations of the District contained in the certified proceedings of the District, 
including the District Continuing Disclosure Agreement (the “District Disclosure Agreement”) 
and the Tax Regulatory Agreement of the District (the “Tax Regulatory Agreement”), and other 
certifications received from the District, all dated of even date herewith, in connection with the 
issuance and delivery of the 2010B Bonds, without undertaking to verify the same by 
independent investigation.  After reasonable diligence, no facts have come to our attention which 
would lead us to believe that the certificates, documents, correspondence or public records, as 
supplied to us by the District, contain an untrue statement of a material fact.  
 
 We have not been engaged or undertaken to review the accuracy, completeness or 
sufficiency of the Offering Memorandum dated January __, 2010 or other offering material 
relating to the 2010 Bonds except to the extent stated in the Offering Memorandum and we 
express no opinion relating thereto excepting only the matters set forth as our opinion in the 
Offering Memorandum. 
 
 Based on the foregoing, we are of the opinion that: 
 

8. The Issuer is duly created and validly existing under the Act with the power to 
execute the Indenture and perform its obligations thereunder and to issue the 2010B Bonds. 

9. The Indenture has been duly authorized, executed and delivered by the Issuer and 
assuming due authorization, execution and delivery by the Trustee, constitutes a valid and legally 
binding agreement of the Issuer enforceable in accordance with its terms. 

10. The Indenture creates a valid pledge of the Pledged Revenues and other funds 
pledged by the Indenture for the security of the 2010 Bonds, including the 2010B Bonds, subject 
only to the provisions of the Indenture permitting the application thereof for or to the purposes 
and on the terms and conditions set forth in the Indenture. 

11. The issuance and sale of the 2010B Bonds have been duly authorized by the 
Issuer and the 2010B Bonds constitute valid and legally binding special limited obligations of the 
Issuer, payable in accordance with, and as limited by, the terms of the Indenture.  

12. The Tax Regulatory Agreement and the District Disclosure Agreement are valid, 
binding and enforceable agreements of the District. 

13. Interest on the 2010B Bonds will be included in the gross income of the holders 
of such 2010B Bonds for federal income tax purposes.  We express no opinion as to other federal 
tax consequences resulting from holding the 2010B Bonds. 
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 The federal tax advice contained herein is not intended or written by us to be used, and 
cannot be used, by any taxpayer for the purpose of avoiding penalties that may be imposed on 
the taxpayer.  Such federal tax advice is written to support the promotion or marketing of the 
2010B Bonds, and each purchaser of a 2010B Bond should seek advice from an independent tax 
advisor based on such purchaser’s particular circumstances. 

14. Under existing statutes, interest on the 2010B Bonds is excludable from 
Connecticut taxable income for purposes of Connecticut income tax on individuals, trusts and 
estates, and interest on the 2010B Bonds is excludable from amounts on which the net 
Connecticut minimum tax is based in the case of individuals, trusts and estates required to pay 
the Federal alternative minimum tax. 

 The opinions set forth in numbered paragraphs 2, 3, 4 and 5 above are qualified to the 
extent that the enforcement of the 2010B Bonds and the Indenture may be subject to the exercise 
of judicial discretion in accordance with general principles of equity and to bankruptcy, 
insolvency, reorganization, moratorium and other similar laws affecting creditors’ rights 
heretofore or hereafter enacted.  Furthermore, with respect to the opinion set forth in paragraph 3 
above, we express no opinion as to the enforceability against the government of the United States 
of America, of any pledge, assignment of, or security interest in, any collateral constituting 
accounts or other claims against such governments. 
 
 We wish to call to your attention that the 2010B Bonds do not constitute debt of the State 
of Connecticut or the City of Stamford, or a pledge of the taxing power or the faith and credit of 
the State of Connecticut or the City of Stamford.  Neither the Issuer, the State of Connecticut nor 
any political subdivision thereof including the City of Stamford is obligated to pay the 2010B 
Bonds or the interest thereon, except for the Issuer’s obligation to pay the 2010B Bonds and the 
interest thereon from the Pledged Revenues under and pursuant to the Indenture. 
 
 Except as stated in paragraphs 6 and 7 above, we express no opinion as to any other 
Federal, state or local tax consequences arising with respect to the 2010B Bonds or the 
ownership or disposition thereof.  We render our opinion under existing statutes and court 
decisions as of the issue date, and we assume no obligation to update, revise or supplement this 
opinion after the issue date to reflect any action hereafter taken or not taken, or any facts or 
circumstances, or any change in law or interpretations thereof, or otherwise, that may hereafter 
arise or occur, or for any other reason.  Furthermore, we express no opinion herein as to the 
effect of any action hereafter taken or not taken in reliance upon an opinion of counsel other than 
ourselves as to the tax status of the interest on the 2010B Bonds for Federal or Connecticut 
income tax purposes. 
 
       Very truly yours, 
 
 
       PULLMAN & COMLEY, LLC 
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DEVELOPER CONTINUING DISCLOSURE AGREEMENT 

This Developer Continuing Disclosure Agreement (this “Agreement”) by and among 
Harbor Point Development LLC, a Connecticut limited liability company, Harbor Point Holding 
Company LLC, a Delaware limited liability company (the “Master Developer”) and MuniCap, 
Inc. (the “Administrator”), dated as of January 1, 2010, is being entered into in connection with 
the issuance of $145,000,000 aggregate principal amount of Harbor Point Infrastructure 
Improvement District (Harbor Point Project) Special Obligation Revenue Bonds (the “Bonds”) 
consisting of the following two series:  (i) the $129,000,000 Special Obligation Revenue Bonds, 
Series 2010A (Tax-Exempt) (the “2010A Bonds”) and (ii) the $16,000,000 Special Obligation 
Revenue Bonds, Series 2010B (Federally Taxable – Issuer Subsidy – Recovery Zone Economic 
Development Bonds) (the “2010B Bonds”).  The Bonds were issued pursuant to an Indenture of 
Trust dated as of January 1, 2010 (the “Indenture”) between Deutsche Bank National Trust 
Company, as Trustee (the “Trustee”) and the Harbor Point Infrastructure Improvement District 
(the “District”). 

The Master Developer, Harbor Point Development LLC and the Administrator hereby 
covenant and agree as follows: 

Section 1. Purpose of the District Continuing Disclosure Agreement.  This 
Agreement is being executed and delivered by the Master Developer, Harbor Point Development 
LLC and the Administrator for the benefit of the Bondholders and the Beneficial Owners of the 
Bonds and in order to assist the Participating Underwriter in voluntarily complying with the Rule 
(as defined below). 

Section 2. Definitions.  Terms not otherwise defined herein shall have the meanings 
set forth in the Limited Offering Memorandum (defined below). 

“Affiliate” as applied to any Person, means any other Person directly or indirectly 
controlling, controlled by, or under common control with, that Person.  For the purposes of this 
definition, “control” (including with correlative meanings, the terms “controlling”, “controlled 
by” and “under common control with”), as applied to any Person, means the possession, directly 
or indirectly, of the power to direct or cause the direction of the management and policies of that 
Person, whether through the ownership of voting securities, partnership interests, membership 
interests or by contract or otherwise. 

“District’s Continuing Disclosure Agreement” shall mean the Continuing Disclosure 
Agreement of an even date herewith by and among the Trustee, the Administrator and the 
District.  

“Fund VI Auditor’s Letter” means a letter to be provided by the auditor for Fund VI to 
the Master Developer in connection with such auditor’s preparation of audited financial 
statements for Fund VI for the fiscal years ending December 31, 2010 and December 31, 2011 
that states whether or not Fund VI has on hand cash, undrawn capital commitments and/or liquid 
securities which total at least $21,000,000. 

“Limited Offering Memorandum” means the Limited Offering Memorandum with 
respect to the Bonds dated January 21, 2010. 
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“Fund VI” means the Lubert Adler Real Estate Fund VI, LP. 

“Notice Holders” means any Person who provides (i) a written request to the Trustee for 
notices hereunder to be given to such person at the address designated in such writing and (ii) 
evidence reasonably satisfactory to the Trustee that such person, together with its Affiliates, has 
beneficial ownership of $1,000,000 or more in aggregate principal amount of the Bonds.  The 
Trustee may, in its sole discretion, but shall not be obligated, to determine that any Person no 
longer qualifies as a Notice Holder due to such Person’s beneficial ownership of less than 
$1,000,000 in aggregate principal amount of the Bonds; provided that each of the initial Notice 
Holders shall continue to be a Notice Holder for so long as such Person, or an Affiliate thereof, 
shall be the owner or beneficial owner of any Bonds. 

“Participating Underwriter” means Stone & Youngberg, LLC. 

“Person” means an individual, estate, trust, corporation, partnership, limited liability 
company or any other organization or entity (whether governmental or private). 

“Rule” shall mean Rule 15c2-12(b)(5) adopted by the Securities and Exchange 
Commission under the Securities Exchange Act of 1934, as amended, as in effect on the date of 
this Agreement, including any official interpretations thereof issued either before or after the 
effect date of this Agreement which are applicable to this Agreement. 

Section 3. Provision of Information.  The Master Developer and Harbor Point 
Development LLC shall, within thirty (30) days of the end of each calendar quarter, commencing 
with the calendar quarter ending March 31, 2010, provide to the Administrator with the 
following information, and the Administrator shall cause said information to be provided to the 
District and Notice Holders within fifteen (15) days of receipt. 

(i) A statement as to any material changes to the information contained in the 
following sections of the Limited Offering Memorandum:  “THE MASTER 
DEVELOPER” and “THE DEVELOPMENT”; 

(ii) A statement as to the status of the completion of the Development and the 
District Improvements described in the following section of the Limited Offering 
Memorandum:  “THE DEVELOPMENT” including any expected delays in the 
construction or absorption schedule, including, but not limited to, an update of Table 10; 

(iii) A statement as to material changes, if any, in the form, organization or 
ownership of the Master Developer or Harbor Point Development LLC; 

(iv) A statement as to the existence of any legislative, administrative or 
judicial challenges to the construction of the Development or the validity of any public 
approvals for any section of the Development; 

(v) Any material amendment or supplement to the Master Development 
Agreement, the City Development Agreement, the Road and Utility Agreement, the 
Completion Guaranty, the Operating Agreement, the True-Up Agreement, the Harbor 
Point Master Declaration or the Yale & Towne Master Declaration; 
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(vi) A statement as to any default under the Master Development Agreement, 
the City Development Agreement, the Road and Utility Agreement, the Completion 
Guaranty, the Operating Agreement, the True-Up Agreement, the Harbor Point Master 
Declaration or the Yale & Towne Master Declaration;  

(vii) A statement as to the status of any adverse litigation against the Master 
Developer or Harbor Point Development LLC with claim for damages in excess of 
$1,000,000 or which may adversely affect the completion of the Development or 
litigation in excess of $1,000,000 which would materially adversely affect the financial 
condition of the Master Developer or Harbor Point Development LLC, as applicable; 

(viii) The status of leasing for office space and apartments and the status of 
condominium sales; and 

(ix) Upon receipt by the Master Developer, a copy of the Fund VI Auditor’s 
Letter for each of the Fund VI’s fiscal year ending December 31, 2010 and the Fund VI’s 
fiscal year ending December 31, 2011. 

Section 4. Reporting of Significant Events.  Whenever the Master Developer or 
Harbor Point Development LLC obtains actual knowledge of the occurrence of one or more of 
the following events, the Master Developer or Harbor Point Development LLC, as applicable, 
shall contact the Administrator who shall immediately report such event to the District as set 
forth herein: 

(i) failure to pay any real property taxes or Special Assessments levied on a 
Parcel in the District owned by the Master Developer, Harbor Point Development LLC or 
any Affiliate thereof; 

(ii) material damage to or destruction of any development or improvements 
within the District; 

(iii) material default by the Master Developer or the members of the Master 
Developer on any loan or required equity contribution with respect to the construction or 
permanent financing of the District development; 

(iv) material default by the Master Developer, Harbor Point Development LLC 
or any Affiliate thereof, (a) on any loan secured by District Property owned by the Master 
Developer, Harbor Point Development LLC or any Affiliate thereof or (b) under the 
Completion Guaranty; 

(v) the filing by or against the Master Developer, Harbor Point Development 
LLC or any Affiliate thereof, or any owners of more than 25% interest in the Master 
Developer or Harbor Point Development LLC, of a bankruptcy petition or any 
determination that the Master Developer, Harbor Point Development LLC, or any 
Affiliate thereof, is unable to pay its debts as they become due; 

(vi) the filing of any lawsuit against the Master Developer or Harbor Point 
Development LLC with claim for damages in excess of $1,000,000 or which may 
adversely affect the completion of the Development or litigation in excess of $1,000,000 
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which would materially adversely affect the financial condition of the Master Developer 
or Harbor Point Development LLC, as applicable; 

(vii) material change to the Development Plan; and 

(viii) termination of any existing tenant leases for office space and apartments 
constituting ten percent (10%) or more of the total square feet in the related building. 

Section 5. Termination of Reporting Obligation.  The obligations of the Master 
Developer and Harbor Point Development LLC under this Agreement shall terminate at such 
time as the Master Developer and Harbor Point Development LLC are no longer active in the 
development of any District Property or the Bonds are no longer Outstanding.  The obligations of 
any transferee under this Agreement assumed pursuant to Section 14 hereof shall terminate at 
such time as such transferee is no longer active in the development of any District Property or 
the Bonds are no longer Outstanding. 

Section 6. Rights of Bondholders to Enforce Agreement.  In the event of a failure by 
the Administrator, the Master Developer or Harbor Point Development LLC to comply with any 
provision contained herein, any holder of Bonds may take such actions as may be necessary and 
appropriate, including seeking specific performance by court order, to cause compliance with the 
obligations hereunder. 

Section 7. Limited Liability of Master Developer, Harbor Point Development LLC 
and the Administrator.  No person shall have any claim against the Master Developer, Harbor 
Point Development LLC, the Administrator, or any of their officers, officials, agent or 
employees for damages suffered as a result of the failure of the Master Developer, Harbor Point 
Development LLC or the Administrator to perform in any respect any covenant, undertaking, or 
obligation under this Agreement provided, however, that nothing contained herein shall be 
construed to preclude any action or proceeding in any court against the Master Developer, 
Harbor Point Development LLC, the Administrator or any of their officers, officials, agent or 
employees to specifically enforce the provisions of this Agreement pursuant to Section 6 of this 
Agreement. 

Section 8. Notices.  Any notice or communications to or among any of the 
beneficiaries to this Agreement must be given as follows: 
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If to the Trustee: Deutsche Bank National Trust Company  
Global Transaction Banking 
Trust & Securities Services 
225 Franklin Street – 25th Floor 
Mail Stop:  B0501-2599 
Boston, MA 02110-2804 

If to the Master Developer: Harbor Point Holding Company LLC 
901 Main Avenue, Suite 600 
Norwalk, CT 06851 

If to Harbor Point Development LLC: Harbor Point Development LLC 
901 Main Avenue, Suite 600 
Norwalk, CT 06851 

If to the District: Harbor Point Infrastructure Improvement 
District 
One Dock Street 
Stamford, Connecticut 06902 
Attention:  President 

If to the Administrator: MuniCap Inc. 
8965 Guilford Road 
Suite 210 
Columbia, MD 21046 
Attention:  Keenan Rice 
 

Section 9. Limitation on Forum.  Any suit or other proceeding seeking redress with 
regard to any claimed failure by the Master Developer or Harbor Point Development LLC to 
perform their obligations under this Agreement must be filed in the State of Connecticut. 

Section 10. Amendment; Waiver.  Notwithstanding any other provision of this 
Agreement, the Administrator, the Master Developer and Harbor Point Development LLC may 
amend this Agreement and any provision of this Agreement may be waived, provided that the 
following conditions are satisfied: 

(a) If the amendment or waiver relates to the provisions of Section 3 or 4, it 
may only be made in connection with a change in circumstances that arises from a 
change in legal requirements, change in law or change in the identity, nature or status of 
the District; 

(b) The undertaking, as amended or taking into account such waiver, would, 
in the opinion of nationally recognized bond counsel, have complied with the 
requirements of the Rule at the time of the original issuance of the Bonds (assuming the 
Rule applied), after taking into account any amendments or interpretations of the Rule, as 
well as any change in circumstances; and 
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(c) The amendment or waiver either (i) is approved by the Owners of the 
Bonds in the same manner as provided in the Indenture for amendments to the Indenture 
with the consent of the Owners, or (ii) does not, in the opinion of nationally recognized 
bond counsel, materially impair the interests of the Owners or Beneficial Owners of the 
Bonds. 

In the event of any amendment or waiver of a provision of this Agreement, the Master 
Developer and Harbor Point Development LLC shall cause the Administrator to describe such 
amendment in the next report provided pursuant to Section 3 of this Agreement, and shall 
include, as applicable, a narrative explanation of the reason for the amendment or waiver and its 
impact on the type of information being presented by the Master Developer and Harbor Point 
Development LLC. 

Section 11. Beneficiaries.  This Agreement shall inure solely to the benefit of the 
Master Developer, Harbor Point Development LLC, the District, the Administrator and Owners 
and Beneficial Owners from time to time of the Bonds, and shall create no rights in any other 
person or entity. 

Section 12. Governing Law.  This Agreement shall be governed by and construed in 
accordance with the laws of the State of Connecticut. 

Section 13. Counterparts.  This Agreement may be executed in several counterparts, 
each of which shall be an original and all of which shall constitute but one and the same 
instrument. 

Section 14. Reporting Obligations of Transferees.  As of the date hereof, the Master 
Developer owns all of the District Property through its wholly-owned subsidiaries except for one 
1-acre parcel.  If District Property is conveyed to a person or entity other than an Affiliate of the 
Master Developer that will result in the transferee and such transferee’s Affiliates becoming 
responsible for the payment of more than 15% of the Annual Assessment in the Assessment Year 
following such transfer, then the Master Developer shall cause the transferee to assume its 
obligations hereunder with respect to such transferred District Property.  In order to effectuate 
such assumption, the Master Developer shall require such transferee to enter into an agreement 
containing terms substantially similar to the terms of this Agreement, whereby such transferee 
agrees, without limitation, to provide quarterly reports and notices of significant events with 
respect to the District Property owned by such transferee and its Affiliates, and the Master 
Developer and Harbor Point Development LLC’s obligations under this Agreement shall 
terminate solely with respect to such District Property transferred. 

Section 15. Administrator.  Initially, MuniCap, Inc. has been hired to perform the 
duties and obligations of the Administrator hereunder pursuant to an Agreement for 
Administrative Services dated as of January 1, 2010 between MuniCap, Inc. and the District. 

Section 16. Additional Financial Information.  When the Master Developer receives 
its audited financial statements from its auditor, it agrees to make them available to a Holder of 
Bonds at the same time the next succeeding quarterly report is made available under Section 3 
hereof; provided, that such Holder execute a confidentiality agreement in form and substance 
satisfactory to the Master Developer.  Currently, it is anticipated that such audited financials will 
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be available at the same time the quarterly report is made for the calendar quarter ending 
September 30, commencing with the quarterly report for the calendar quarter ending September 
30, 2010.  Additional information regarding the timing of the availability of the Master 
Developer’s audited financial statements and the required form of confidentiality agreement can 
be obtained by contacting the Chief Financial Officer at the address listed for the Master 
Developer under Section 8 above. 

 

[Signature Page Follows]
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HARBOR POINT DEVELOPMENT LLC, a 
Connecticut limited liability company 

By:    
 Name:   
 Title:     

HARBOR POINT HOLDING COMPANY 
LLC, a Delaware limited liability company 

By:    
 Name:   
 Title:     

MUNICAP, INC., as Administrator 

By:    
 Name:   
 Title:     

 

ACKNOWLEDGED: 

 

HARBOR POINT INFRASTRUCTURE  
IMPROVEMENT DISTRICT 

By:   
 Name:   
 Title:      
 

 

 

 

[SIGNATURE PAGE TO DEVELOPER CONTINUING DISCLOSURE AGREEMENT] 

H-8



DISTRICT CONTINUING DISCLOSURE AGREEMENT 

This District Continuing Disclosure Agreement (this “Agreement”) by and among the 
Harbor Point Infrastructure Improvement District, a political subdivision of the State of 
Connecticut (the “District”), MuniCap, Inc. (the “Administrator”) and Deutsche Bank National 
Trust Company, as Trustee (the “Trustee”) on behalf of the owners of the Bonds (defined 
below), dated as of January 1, 2010, is being entered into in connection with the issuance of 
$145,000,000 aggregate principal amount of Harbor Point Infrastructure Improvement District 
(Harbor Point Project) Special Obligation Revenue Bonds (the “Bonds”) consisting of the 
following two series:  (i) the $129,000,000 Special Obligation Revenue Bonds, Series 2010A 
(Tax-Exempt) (the “2010A Bonds”) and (iii) the $16,000,000 Special Obligation Revenue 
Bonds, Series 2010B (Federally Taxable – Issuer Subsidy – Recovery Zone Economic 
Development Bonds) (the “2010B Bonds”).  The Bonds were issued pursuant to an Indenture of 
Trust dated as of January 1, 2010 (the “Indenture”) between the Trustee and the District. 

The Trustee, the Administrator and the District hereby covenant and agree as follows: 

Section 1. Purpose of the District Continuing Disclosure Agreement.  This 
Agreement is being executed and delivered by the District, the Administrator and the Trustee for 
the benefit of the Bondholders and Beneficial Owners of the Bonds and in order to assist the 
Participating Underwriter in voluntarily complying with the Rule (as defined below). 

Section 2. Definitions.  Terms not otherwise defined herein shall have the meanings 
set forth in the Limited Offering Memorandum (defined below). 

“Administrator” shall mean MuniCap, Inc., or any successor appointed by the District 
hereunder. 

“Affiliate” as applied to any Person, means any other Person directly or indirectly 
controlling, controlled by, or under common control with, that Person.  For the purposes of this 
definition, “control” (including with correlative meanings, the terms “controlling”, “controlled 
by” and “under common control with”), as applied to any Person, means the possession, directly 
or indirectly, of the power to direct or cause the direction of the management and policies of that 
Person, whether through the ownership of voting securities, partnership interests, membership 
interests or by contract or otherwise. 

“Annual Report” shall mean the annual report prepared and delivered to the MSRB 
containing the information set forth in Section 3(a) of this Agreement. 

“Developer’s Continuing Disclosure Agreement” shall mean the Continuing Disclosure 
Agreement of an even date herewith by and among the Administrator, the Master Developer and 
Harbor Point Development LLC. 

“Listed Events” shall mean any of the events listed in Section 4 of this Agreement. 

“Limited Offering Memorandum” means the Limited Offering Memorandum with 
respect to the Bonds dated January 21, 2010. 
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“MSRB” shall mean the Municipal Securities Rulemaking Board established pursuant to 
Section 15B(b)(1) of the Securities Exchange Act of 1934, as amended, or any successor thereto 
or to the functions of the MSRB contemplated by this Agreement. 

“Notice Holders” means any Person who provides (i) a written request to the Trustee for 
notices hereunder to be given to such person at the address designated in such writing and (ii) 
evidence reasonably satisfactory to the Trustee that such person, together with its Affiliates, has 
beneficial ownership of $1,000,000 or more in aggregate principal amount of the Bonds.  The 
Trustee may, in its sole discretion, but shall not be obligated, to determine that any Person no 
longer qualifies as a Notice Holder due to such Person’s beneficial ownership of less than 
$1,000,000 in aggregate principal amount of the Bonds; provided that each of the initial Notice 
Holders shall continue to be a Notice Holder for so long as such Person, or an Affiliate thereof, 
shall be the owner or beneficial owner of any Bonds. 

“Participating Underwriter” means Stone & Youngberg, LLC. 

“Person” means an individual, estate, trust, corporation, partnership, limited liability 
company or any other organization or entity (whether governmental or private). 

“Rule” shall mean Rule 15c2-12(b)(5) adopted by the Securities and Exchange 
Commission under the Securities Exchange Act of 1934, as amended, as in effect on the date of 
this Agreement, including any official interpretations thereof issued either before or after the 
effect date of this Agreement which are applicable to this Agreement. 

Section 3. Provision of Information.  (a) The Administrator shall not later than 
December 31 of each year, commencing December 31, 2010, provide an Annual Report to the 
MSRB and to Notice Holders containing or incorporating by reference the following 
information: 

(i) The balance of the funds and accounts created under the Indenture as of 
December 1st of such calendar year; 

(ii) Any changes to the Rate and Method since the report of the previous year; 

(iii) Any changes in the amount of or the assessment methodology utilized for 
the levy of ad valorem real property taxes for the City; 

(iv) Special Assessment Roll for all Parcels within the District, including a 
breakdown showing: (i) the current Parcels in the District; (ii) the Assessment for each 
Parcel, including any adjustments to the Assessments as provided for in the Rate and 
Method; (iii) the Principal Portion of the Assessment for each Parcel; (iv) the Annual 
Assessment and the Annual Parcel Assessment for each Parcel; (v) the Annual Payment 
to be collected from each Parcel for the current Assessment Year; (vi) any changes in the 
Assessments (without increasing the total of the Assessments); (vii) any prepayments of 
the Assessments as provided for in the Rate and Method; and (ix) any termination of the 
Assessment as provided for in the Rate and Method; 

(v) Any reclassification of District Property from Assessed Property to Non-
Benefited Property; 
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(vi) An updated projected debt service coverage table based on Table 10 in the 
Limited Offering Memorandum; 

(vii) Update on all tax bill delinquencies and collections of past due tax bills; 

(viii) Whether there are any defaults under the Interlocal Agreement, the Master 
Development Agreement, the Road and Utility Agreement or the City Development 
Agreement which have resulted in mediation or litigation of which the Administrator has 
actual knowledge; 

(ix) Any significant amendments to land use entitlements or legal challenges to 
the construction of the District Improvements and the development of the Development 
of which the Administrator has actual knowledge; and 

(x) Any changes in the types of infrastructure constructed that comprise the 
District Improvements from those stated in the Limited Offering Memorandum, the status 
of the completion of the District Improvements constructed with the proceeds of the 
Bonds and the overall status of the Development since the report of the previous year of 
which the Administrator has actual knowledge. 

(b) The Administrator shall file a report with the Master Developer, Harbor Point 
Development LLC, the District and the Trustee certifying that the Annual Report has been 
provided to the MSRB pursuant to this Agreement and stating the date it was provided. 

(c) In addition to the Annual Report, the Administrator shall promptly provide to the 
MSRB and Notice Holders such continuing disclosure information provided to the Administrator 
by the District pursuant to paragraph (f) below and by the Master Developer and Harbor Point 
Development LLC as more particularly set forth in the Developer’s Continuing Disclosure 
Agreement. 

(d) Unless otherwise required by the MSRB, all notices, documents and information 
provided to the MSRB shall be provided to the MSRB’s Electronic Municipal Market Access 
(EMMA) system, the current Internet Web address of which is www.emma.msrb.org.  All 
notices, documents and information provided to the MSRB shall be in an electronic format as 
prescribed by the MSRB. 

(e) The Trustee shall maintain a list of all Notice Holders and provide a copy of that 
list to the Administrator and/or the District upon such parties request. 

(f) The District shall provide the Administrator with a copy of the monthly status 
report it receives from the Consulting Engineer on the work completed on the District 
Improvements, including any reports provided by the Consulting Engineer in connection with its 
review and approval of a requisition from the Master Developer for payment from the 
Construction Account or the Equity Construction Account established pursuant to the Indenture. 

Section 4. Reporting of Significant Events.  The Administrator shall promptly file a 
notice of the occurrence of any of the following Listed Events (i) of which the Administrator has 
received notice of from the District or the Trustee or (ii) of which the Administrator has actual 
knowledge, with the MSRB and each Notice Holder: 
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(i) Delinquency in payment when due of any principal of or interest on the 
Bonds; 

(ii) Occurrence of any default under the Indenture; 

(iii) Unscheduled draws on debt service reserves reflecting financial 
difficulties;  

(iv) Any unscheduled draws on any credit enhancement reflecting financial 
difficulties; 

(v) Any change or substitution in any credit or liquidity providers, or their 
failure to perform; 

(vi) Adverse tax opinions or events affecting the tax-exempt status of the 
2010A Bonds or the subsidy status of the 2010B Bonds; 

(vii) Amendment to the Indenture modifying the rights of the Bondowners; 

(viii) Giving notice of optional or unscheduled redemption of the Bonds, or any 
portion thereof; 

(ix) Defeasance of Bonds or any portion thereof; 

(x) The release, substitution or sale of property securing repayment of the 
Bonds that results in a reduction of security for the Bonds;  

(xi) Any change in the rating, if any, on the Bonds; 

(xii) Any failure of the City to transfer the Tax Increment Payments to the 
Trustee or to include the payment of the Tax Increment Payments in its general annual 
operating budget; and 

(xiii) The continuing disclosure event notices provided to the Administrator by 
the Master Developer and Harbor Point Development LLC as more particularly set forth 
in the Developer’s Continuing Disclosure Agreement. 

The District and the Trustee shall promptly provide the Administrator with notice of the 
occurrence of any of the Listed Events of which the District or the Trustee, as applicable, has 
actual knowledge.  For purposes of this section, “actual knowledge” of the District or the Trustee 
of the occurrence of such Listed Events shall mean actual knowledge by an officer of the District 
or the Trustee with responsibility for matters regarding the Development or the Indenture, as 
applicable, or actual knowledge by an authorized representative of the District or the Trustee 
with responsibilities for matters contained herein.  Actual knowledge of the Listed Events 
specified by clause (vi) of this Section, shall mean receipt by an officer of the Trustee or the 
District of a letter of Bond Counsel addressed to the Trustee and/or the District, as applicable, 
explicitly pertaining to the related series of Bonds, and providing such opinion or specifying 
such event and its effect on such tax status. 
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Section 5. Limitation on Remedies.  The District and the Administrator shall be 
given written notice at the addresses set forth in Section 10 below of any claimed failure by the 
District or the Administrator (as the case may be) to perform its obligations under this 
Agreement, and the District or the Administrator (as the case may be) shall be given 15 days to 
remedy any such claimed failure.  Any suit or other proceeding seeking further redress with 
regard to any such claimed failure by the District or the Administrator (as the case may be) shall 
be limited to specific performance as the adequate and exclusive remedy available in connection 
with such action.  If the Master Developer and/or Harbor Point Development LLC fails to 
provide the Administrator with the continuing disclosure event notices required under the 
Developer’s Continuing Disclosure Agreement, then the Administrator shall pursue any 
remedies available under such agreement.  The obligation of the Administrator to pursue any 
remedies against the Master Developer and/or Harbor Point Development LLC, as applicable, 
shall be subject to its receipt of satisfactory indemnity. 

Section 6. Limitation on Forum.  Any suit or other proceeding seeking redress with 
regard to any claimed failure by the District to perform its obligations under this Agreement 
must be filed in the State of Connecticut. 

Section 7. Limited Liability of District.  Any and all obligations of the District 
arising out of, or related to, this Agreement are special obligations of the District and may not 
constitute a general obligation debt of the District or a pledge of the District’s full faith and 
credit, and the District’s obligations to make any payments hereunder, including any and all 
payments to the Administrator, are restricted entirely to the Tax Increments Payment and Special 
Assessments or from the proceeds of the Bonds and from no other source.  No person, including 
any holder of a Bond, shall have any claim against the District or any of its officers, officials, 
agents or employees for damages suffered as a result of the District’s failure to perform in any 
respect any covenant, undertaking, or obligation under this Agreement, the Bonds or any other 
agreement, document, instrument or certificate executed, delivered or approved in connection 
with the issuance, sale and delivery of the Bonds (collectively, the “Bond Documents”) or as a 
result of the incorrectness of any representation in, or omission from, any of the Bond 
Documents, except to the extent that any such claim relates to any obligation, undertaking, 
representation or covenant of the District, that is properly payable pursuant to this Agreement, or 
in accordance with the Bond Documents, provided however, that, subject to Sections 5 and 6 
above, nothing contained herein shall be construed to preclude any action or proceeding in any 
court or before any governmental body, agency or instrumentality against the District or any of 
its officers, officials, agents or employees to enforce the provisions of this Agreement or any of 
the Bond Documents, and, provided, further, that the limitation on liability of the District set 
forth in this Section 7 shall in no way supercede the limitations on remedies in Section 5 above. 

Section 8. Nature and Obligation of District.  (a) The District agrees (i) to use its 
diligent and best efforts to hire and retain the Administrator or another competent individual or 
entity to perform the duties and obligations of the Administrator relating to the continuing 
disclosure as set forth in Sections 3 and 4 and (ii) to require the Administrator, or such other 
competent individual or entity, to perform its obligations hereunder.  Initially, MuniCap, Inc has 
been hired to perform the duties and obligations of the Administrator hereunder pursuant to an 
Agreement for Administrative Services dated as of January 1, 2010 between MuniCap, Inc. and 
the District. 
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(b) If, despite its diligent and best efforts, the District is unable to hire or retain the 
Administrator or another competent individual or entity to perform the duties and obligations of 
the Administrator as described in paragraph (a) above, the District agrees to provide or cause to 
be provided the information described in clauses (i), (ii) and (iii) of Section 3 and clauses (i) 
through (xii) of Section 4 to the MSRB and each Notice Holder, as applicable, as required by 
such Sections. 

(c) If the District is performing the duties and obligations of the Administrator as 
described in paragraph (b) above, the District shall be entitled to be reimbursed for any and all 
reasonable costs and expenditures associated with its performance of such duties and obligations. 

(d) It is hereby acknowledged by the parties to this Agreement that any and all (i) 
fees or costs necessary to hire and retain the services of the Administrator or (ii) costs and 
expenditures of the District associated with its performance of the duties and obligations of the 
Administrator constitute administrative expenses and are payable from the Special Assessment 
Revenues and Tax Increment Revenues as provided in the Indenture. 

Section 9. Termination of Reporting Obligation.  The Administrator’s and the 
District’s obligations under this Agreement shall terminate at such time that the Bonds are no 
longer Outstanding under the Indenture. 

Section 10. Notices.  Any notices or communications to or among any of the parties to 
this Agreement may be given as follows: 

If to the Master Developer: Harbor Point Holding Company LLC 
901 Main Avenue 
Norwalk, CT 06851 

If to Harbor Point Development 
LLC: 

Harbor Point Development LLC 
901 Main Avenue 
Norwalk, CT 06851 

If to the District: Harbor Point Infrastructure Improvement District 
One Dock Street 
Stamford, Connecticut 06902 
Attention:  President 

If to the Administrator: MuniCap Inc. 
8965 Guilford Road 
Suite 210 
Columbia, MD 21046 
Attention:  Keenan Rice 

If to the Trustee: Deutsche Bank National Trust Company 
Global Transaction Banking 
Trust & Securities Services 
225 Franklin Street – 25th Floor 
Mail Stop:  B0501-2599 
Boston, MA 02110-2804 
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Section 11. Amendment; Waiver.  Notwithstanding any other provision of this 
Agreement, the District, the Administrator and the Trustee may amend this Agreement (and the 
Administrator and the Trustee shall each agree to any amendment so requested by the District 
which does not impose any greater duties, nor greater risk of liability or, on the Administrator 
and Trustee, respectively) and any provision of this Agreement may be waived, provided that the 
following conditions are satisfied: 

(a) If the amendment or waiver relates to the provisions of Section 3 or 4, it 
may only be made in connection with a change in circumstances that arises from a 
change in legal requirements, change in law or change in the identity, nature or status of 
the District; 

(b) The undertaking, as amended or taking into account such waiver, would, 
in the opinion of nationally recognized bond counsel, have complied with the 
requirements of the Rule (assuming the Rule applied) at the time of the original issuance 
of the Bonds, after taking into account any amendments or interpretations of the Rule, as 
well as any change in circumstances; and 

(c) The amendment or waiver either (i) is approved by the Owners of the 
Bonds in the same manner as provided in the Indenture for amendments to the Indenture 
with the consent of the Owners, or (ii) does not, in the opinion of nationally recognized 
bond counsel, materially impair the interests of the Owners or Beneficial Owners of the 
Bonds. 

In the event of any amendment or waiver of a provision of this Agreement, the District 
shall cause the Administrator to describe such amendment in the next Annual Report, and shall 
include, as applicable, a narrative explanation of the reason for the amendment or waiver and its 
impact on the type of information being presented by the District. 

Section 12. Default.  In the event of a failure of the District or the Administrator to 
comply with any provision of this Agreement, the Trustee (at the written request of at least 
twenty-five percent (25%) aggregate principal amount of Outstanding Bonds, shall but only to 
the extent funds in an amount satisfactory to the Trustee have been provided to it or if it has been 
otherwise indemnified to its satisfactory from any cost, liability, expense or additional charges 
and fees of the Trustee whatsoever, including, without limitation, fees and expenses of its 
attorneys), or any Owner or Beneficial Owner of the Bonds may take such actions as may be 
necessary and appropriate, including seeking mandate or specific performance by court order, to 
cause the District or the Administrator as the case may be, to comply with its obligations under 
this Agreement.  A default under this Agreement shall not be deemed an Event of Default under 
the Indenture, and the sole remedy under this Agreement in the event of any failure of the 
District or the Administrator to comply with this Agreement shall be an action to compel 
performance. 

Section 13. Beneficiaries.  This Agreement shall inure solely to the benefit of the 
District, the Administrator, the Trustee and Holders and Beneficial Owners from time to time of 
the Bonds, and shall create no rights in any other person or entity. 
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Section 14. Governing Law.  This Agreement shall be governed by and construed in 
accordance with the laws of the State of Connecticut. 

Section 15. Counterparts.  This Agreement may be executed in several counterparts, 
each of which shall be an original and all of which shall constitute but one and the same 
instrument. 

 

[Signature Page Follows]
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MUNICAP, INC., as Administrator 

By:    
 Name:   
 Title:     

DEUTSCHE BANK NATIONAL TRUST 
COMPANY, as Trustee 

By:    
 Name:   
 Title:     

HARBOR POINT INFRASTRUCTURE 
IMPROVEMENT DISTRICT 

By:    
 Name:   
 Title:     

 

 

 

 

 

 

[SIGNATURE PAGE TO DISTRICT CONTINUING DISCLOSURE AGREEMENT] 
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APPENDIX I 
BOOK-ENTRY ONLY SYSTEM 

The information contained in this appendix concerning DTC and the DTC Book-Entry Only 

System has been obtained from sources that the District and the Underwriter believe to be reliable.  

However, the District and the Underwriter take no responsibility for the accuracy thereof.  The Beneficial 

Owners (as hereinafter defined) should confirm the information with DTC or the DTC participants, as the 

case may be. 

Initially, the Bonds will be available in book-entry form only.  Purchasers of the Bonds will not 

receive certificates representing their interests in the Bonds purchased. DTC will initially act as securities 

depository for the Bonds.  DTC and any successor or substitute securities depository are sometimes 

referred to herein as the Securities Depository.  Upon issuance of the Bonds, one fully registered Bond 

will be registered in the name of Cede & Co., as nominee for DTC, in the aggregate principal amount of 

the Bonds.  Cede & Co. and any future nominee of a Securities Depository are sometimes herein referred 

to as the “Securities Depository Nominee.” 

DTC, the world’s largest securities depository, is a limited-purpose trust company organized 

under the New York Banking Law, a “banking organization” within the meaning of the New York 

Banking Law, a member of the Federal Reserve System, a “clearing corporation” within the meaning of 

New York Uniform Commercial Code, and a “clearing agency” registered pursuant to the provisions of 

Section 17A of the Securities Exchange Act of 1934.  DTC holds and provides asset servicing for over 

3.5 million issues of U.S. and non-U.S. equity issues, corporate and municipal debt issues, and money 

market instruments (from over 100 countries) that DTC’s participants (“Direct Participants”) deposit with 

DTC.  DTC also facilitates the post-trade settlement among Direct Participants of sales and other 

securities transactions in deposited securities, though electronic computerized book-entry transfers and 

pledges between Direct Participants’ accounts. This eliminates the need for physical movement of the 

bond certificates.  Direct Participants include both U.S. and non-U.S. securities brokers and dealers, 

banks, trust companies, clearing corporations, and certain other organizations.  DTC is a wholly-owned 

subsidiary of  The Depository Trust & Clearing Corporation (“DTCC”).  DTCC is the holding company 

for DTC, National Securities Clearing Corporation and Fixed Income Clearing Corporation, all of which 

are registered clearing agencies.  Access to the DTC system is also available to others such as both U.S. 

and non-U.S. securities brokers and dealers, banks, and trust companies, and clearing corporations that 

clear through or maintain a custodial relationship with a Direct Participant, either directly or indirectly 

(“Indirect Participants”).  DTC has Standard & Poor’s highest rating: AAA.  The DTC Rules applicable 

to its Participants are on file with the Securities and Exchange Commission.  More information about 

DTC can be found at www.dtcc.com and www.dtc.org. 

Purchases of Bonds under the DTC system must be made by or though Direct Participants, which 

will receive a credit for the Bonds on DTC’s records.  The ownership interest of each actual purchaser of 

the Bonds (“Beneficial Owner”) is in turn to be recorded on the Direct and Indirect Participants’ records. 

Beneficial Owners will not receive written confirmation from DTC of their purchase.  Beneficial Owners 

are, however, expected to receive written confirmations providing details of the transaction, as well as 

periodic statements of their holdings, from the Direct or Indirect Participant through which the Beneficial 

Owner entered into the transaction. Transfers of ownership interests in the Bonds are to be accomplished 

by entries made on the books of Direct and Indirect Participants acting on behalf of Beneficial Owners. 

Beneficial Owners will not receive certificates representing their ownership interests in the Bonds, except 

in the event that use of the book-entry system for the Bonds is discontinued. 

To facilitate subsequent transfers, all Bonds deposited by Direct Participants with DTC are 

registered in the name of DTC’s partnership nominee, Cede & Co., or such other name as may be 

requested by an authorized representative of DTC.  The deposit of Bonds with DTC and their registration 

in the name of Cede & Co. or such other nominee do not effect any change in beneficial ownership.  DTC 
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has no knowledge of the actual Beneficial Owners of the Bonds; DTC’s records reflect only the identity 

of the Direct Participants to whose accounts the Bonds are credited, which may or may not be the 

Beneficial Owners.  The Direct and Indirect Participants will remain responsible for keeping account of 

their holdings on behalf of their customers. 

The District and the Trustee will recognize DTC or its nominee, Cede & Co., as the registered 

Holder of the Bonds for all purposes, including notices and voting. Conveyance of notices and other 

communications by DTC to Direct Participants, by Direct Participants to Indirect Participants and by 

Direct Participants and Indirect Participants to Beneficial Owners will be governed by arrangements 

among them, subject to any statutory or regulatory requirements as may be in effect from time to time. 

Redemption notices shall be sent to DTC.  If less than all of the Bonds are being redeemed, 

DTC’s practice is to determine, by lot, the amount of the interest of each Direct Participant in such issue 

to be redeemed. 

Neither DTC nor Cede & Co. (nor any other DTC nominee) will consent or vote with respect to 

the Bonds unless authorized by a Direct Participant in accordance with DTC’s MMI procedures.  Under 

its usual procedures, DTC mails an Omnibus Proxy to the Trustee or the District as soon as possible after 

the record date.  The Omnibus Proxy assigns Cede & Co.’s consenting or voting rights to those Direct 

Participants to whose accounts the Bonds are credited on the record date (identified in a listing attached to 

the Omnibus Proxy). 

Redemption proceeds, distributions, principal and dividend payments on the Bonds will be made 

to Cede & Co., or such other nominee as may be requested by an authorized representative of DTC.  

DTC’s practice is to credit Direct Participants’ accounts, upon DTC’s receipt of funds and corresponding 

detail information from the District or the Trustee, on each payable date in accordance with their 

respective holdings shown on DTC’s records.  Payments by Participants to Beneficial Owners will be 

governed by standing instructions and customary practices, as is the case with securities held for the 

accounts of customers in bearer form or registered in “street name,” and will be the responsibility of such 

Participant and not of DTC, the District or the Trustee, subject to any statutory or regulatory requirements 

as may be in effect from time to time. Payment of redemption proceeds, distributions and dividends with 

respect to the Bonds to Cede & Co. (or such other nominee as may be requested by an authorized 

representative of DTC) is the responsibility of the District and the Trustee.  Disbursement of such 

payments to Direct Participants shall be the responsibility of DTC, and disbursement of such payments to 

the Beneficial Owners shall be the responsibility of Direct and Indirect Participants. 

DTC may discontinue providing its services as depository with respect to the Bonds at any time 

by giving reasonable notice to the District of the Trustee.  Under such circumstances, in the event that a 

successor depository is not obtained, Bond certificates are required to be printed and delivered. 

Under the documents relating to the issuance of the Bonds, payments made by the Paying Agent 

to DTC or its nominee shall satisfy the District’s obligations to the extent of the payments so made. 

THE DISTRICT, THE TRUSTEE AND THE UNDERWRITER CANNOT AND DO NOT 

GIVE ANY ASSURANCES THAT DTC WILL DISTRIBUTE TO ITS PARTICIPANTS OR THAT 

DIRECT PARTICIPANTS OR INDIRECT PARTICIPANTS WILL DISTRIBUTE TO THE 

BENEFICIAL OWNERS OF THE BONDS (I) PAYMENTS OF PRINCIPAL, OR REDEMPTION 

PRICE OF OR INTEREST ON THE BONDS; OR (II) CONFIRMATION OF OWNERSHIP 

INTERESTS IN THE BONDS; OR (III) REDEMPTION OR OTHER NOTICES SENT TO DTC OR 

CEDE & CO., ITS NOMINEE, AS THE REGISTERED OWNER OF THE BONDS, OR THAT THEY 

WILL DO SO ON A TIMELY BASIS OR THAT DTC, DIRECT PARTICIPANTS OR INDIRECT 

PARTICIPANTS WILL SERVE AN ACT IN THE MANNER DESCRIED IN THIS LIMITED 

OFFERING MEMORANDUM.  THE CURRENT “RULES” APPLICABLE TO DTC ARE ON FILE 
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WITH THE SEC AND THE CURRENT “PROCEDURES” OF DTC TO BE FOLLOWED IN 

DEALING WITH ITS PARTICIPANTS ARE ON FILE WITH DTC. 

NONE OF THE DISTRICT, THE TRUSTEE AND THE UNDERWRITER WILL HAVE ANY 

RESPONSIBILITY OR OBLIGATION TO DTC, DIRECT PARTICIPANTS; INDIRECT 

PARTICIPANTS, OR TO THE PERSONS FOR WHOM THEY ACT AS NOMINEES WITH 

RESPECT TO THE BONDS, OR TO ANY BENEFICIAL OWNER OF BONDS IN RESPECT TO:  (I) 

THE BONDS; (II) THE ACCURACY OF ANY RECORDS MAINTAINED BY DTC OR ANY 

DIRECT PARTICIPANT OR INDIRECT PARTICIPANT; (III) THE PAYMENT BY DTC TO ANY 

DIRECT PARTICIPANT OR BY ANY DIRECT PARTICIPANT OR INDIRECT PARTICIPANT OF 

AN AMOUNT DUE TO ANY BENEFICIAL OWNER IN RESPECT OF THE PRINCIPAL, 

PURCHASE AND/OR REDEMPTION PRICE OF OR INTEREST ON THE BONDS; (IV) THE 

DELIVERY OF ANY NOTICE WHICH IS PERMITTED OR REQUIRED TO BE GIVEN UNDER 

THE INDENTURE; (V) THE SELECTION BY DTC OR ANY DIRECT PARTICIPANT OR 

INDIRECT PARTICIPANT OF ANY PERSON TO RECEIVE PAYMENT IN THE EVENT OF A 

PARTIAL REDEMPTION OF THE BONDS; OR (VI) ANY CONSENT GIVEN OR OTHER ACTION 

TAKEN BY DTC AS HOLDER. 

SO LONG AS CEDE & CO., AS NOMINEE OF DTC, IS THE REGISTERED HOLDER 
OF THE BONDS, REFERENCES HEREIN TO THE OWNERS OF THE BONDS OR SHALL 
MEAN CEDE & CO. AND SHALL NOT MEAN THE BENEFICIAL OWNERS OF THE BONDS. 

Any provision of the Indenture or of the Bonds requiring physical delivery of the Bonds will, 

with respect to any Bonds held under the Book-Entry Only System, be deemed to be satisfied by a 

notation on the bond register maintained by the Registrar that such Bonds are subject to the Book-Entry 

Only System. 

The District will appoint a substitute securities depository in the event that (i) DTC determines 

not to continue to act as securities depository for the Bonds; or (ii) the Trustee (at the direction of the 

Owners of 100% of the Bonds) or the District has determined to use a substitute securities depository.  

Replacement Bonds will be issued directly to the Beneficial Owners of the Bonds but only in the event 

that:  the District is unable to locate another qualified securities depository or the Trustee (at the direction 

of the Owners of 100% of the Bonds) has determined not to continue the book-entry system of transfer.  

In such event, the District and Paying Agent will authenticate and deliver to the Participants the 

appropriate Replacement Bonds to which the Participants are entitled.  The Trustee is entitled to rely on 

the records provided by DTC as to the Participants entitled to receive Replacement Bonds. 
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