CONFIDENTIAL

Sound Hotel (Tapestry Collection by Hilton) and Arrive Apartments

Map No.:
069600-0015
Property Keys:
Address
Zoning:

Proximity to park
Ten-year sales history:

Ownership

Description:

C-080
069600-0015

2116 4th Avenue

DMC 240/290-440

1,500+ feet to Pine Street improvements, 2,500+ feet to overlook
$11,500,000 10/17/2013 $887.35

SEATTLE TOWERTI LLC

12,960 SF site on the east side of 4th Avenue between Lenora and Blanchar

440, improved with (1) 142-room hotel on 10 floors containing 108,210 SF «

with 15,687 SF of parking (35 stalls), and (2) 344-unit apartment complex or

GBA and 247,380 SF of NRA, and 1,800 SF of retail, and 64,987 SF of parkin

were built in 2018.

INCOME ANALYSIS Before YearBuilt [ 2018 |
Rooms 142
Apartments 344
Parking 35 hotel 145 apartments
Hotel Section
Occupancy rate: 80.0%
Occupied rooms: 41,464
Revenues
Room revenue 41,464 occupied rooms @ $300.00 per occupie
Food & beverage revenue 41,464 occupied rooms @ $35.00 per occupie
Parking & other income 12,775 available stalls @ $46.00 per day per
Total revenues
Less: Departmental expenses
Rooms 41,464 occupied rooms @ 28.0% of room rev
Food & beverage 41,464 occupied rooms @ 77.0% of food & b
Parking & other 41,464 occupied rooms @ 50.0% of parking ¢
Total departmental expenses
Total departmental net income
GBA NRA
Retail rental income 0 0 SFNRA @ $0.00
Other rental income 0 0 stalls @ $0.00
Other rental income 0 0 SFNRA @ $0.00
Total Bldg Area & Gross Income 523,378 322,246 SFNRA @ $29.74

Less: Undistributed expenses

Admin, marketing, utilities, maintenance, insurance @ $15,000

Franchise fees @ 7.5% of room revenue
Management fee @ 3.0%

Real estate taxes

of total revenue

Replacement reserve @ 4.0% of total revenue

per available room



Total undistributed expenses

Total operating expenses 65.1% of total revenue
Net operating income
Hotel Indicated Value
Apartment Section
Average Unit ~ Monthly
# ; Rent Per SF Total NRA
Size Rent
Studio 90 497 $1,687 $3.39 44,730
1-bedroom 119 748 $2,665 $3.56 89,012
2-bedroom 105 1,272 $3,300 $2.59 133,560
3-bedroom 30 1,838 $10,785 $5.87 55,140
Total apartment revenues 344 937 $3,311 $3.53 322,442
Retail 1,800 SF@ $35.00 per SF 1,800
Restaurant space 0 SF@ $0.00 per SF
Gross building rental income 324,242
Parking income 145 stalls @ $300.00 | per month
Other 1.0% of apartment PGI
Total potential gross income 123,897 | SFGBA @ $116.14 per SF
Less: Vacancy/credit allowance @ 5.00% of apartment revenue
0.00% of parking revenue
5.00% of retail space

Total vacancy/credit allowance
Effective gross income
Less: Operating expenses

Management fee @ 5.0% of total EGI

Parking operating expenses @ 0.0% of parking EGI

Apartment operating expenses 27.0% of apartment EGI

Structural maintenance/reserve $0.25 per SF of apartment GBA
Total operating expenses $34.08 $12,273

Net operating income

Apartment Indicated Value




Combined market value

Land Value
Allocation to 069600-0015 12,960 SF@ $1,700.00
Residual Improvements 322,246 SFNRA @ $865.71
Allocation to 069600-0015 523,378 SFGBA @ $533.02
Special Benefit Summary
tand % Change
Per SF Total Improved
Without LID $1,700.00 $22,032,000 $278,970,000 N/A
With LID
Scenario Al $1,708.50 $22,142,000 $279,650,000 0.24%
Scenario A2 $1,708.50 $22,142,000 $281,179,000 0.79%
Scenario B1 $1,708.50 $22,142,000 $281,146,000 0.78%
Scenario B2 $1,708.50 $22,142,000 $279,618,000 0.23%
Percent change in land value 0.50% average  $280,398,250  0.51%
Overall Summary
Without LID $1,700.00 $22,032,000 $278,970,000 N/A
With LID $1,708.50 $22,142,000 $280,425,000  0.52%



Sound Hotel (Tapestry Collection by Hilton) and Arrive Apari

Scenario A - Rate and Vacancy Changes

ds streets, zoned DMC 240/290-

of GBA and 73,066 SF of NRA,
140 floors with 332,698 SF of
g (145 stalls). All improvements

INCOME ANALYSIS After Year Built 2018

Hotel Section

Revenues
d room $12,439,200 Room revenue
«d room $1,451,240 Food & beverage revenue
stall $587,650 Parking & other income
$14,478,090 Total revenues
Less: Departmental expenses
'enue ($3,482,976) Rooms 28.0% of room revenue
ieverage revendy  ($1,117,455) Food & beverage 77.0% of food & beverage
% other income ($293,825) Parking & other 50.0% of parking & other ii
($4,894,256) Total departmental expenses
$9,583,834 Total departmental net income
GBA NRA
per SF = $0 Retail rental income 0 0
per month $0 Other rental income 0 0 0
per SF = $0 Other rental income 0 0
/SF = $9,583,834 Total Bldg Area & Gross Income | 523,378 | 322,246
Less: Undistributed expenses
($2,130,000) Admin, marketing, utilities, maintenance, insurance @
($932,940) Franchise fees @ 7.5% of room revenue
($434,343) Management fee @ 3.0% of total revenue
($450,513) Real estate taxes
($579,124) Replacement reserve @ 4.0% of total revenue




($4,526,919)
($9,421,175)
$5,056,915

Capitalized @
Indicated value
(R)

Per SF NRA

Per room

7.25%
$69,750,557
$69,751,000
$216.45
$491,204

$1,821,960
$3,805,620
$4,158,000
$3,882,600
$13,668,180

$63,000

$0
$13,731,180
$522,000
$136,682

$14,389,862

30.8%

($683,409)
$0

($3,150)

($686,559)
$13,703,303

($685,165)
$0
($3,505,888)
($30,974)
($4,222,028)
$9,481,275

Capitalized @
Indicated value
(R)

Per SF NRA

4.10%
$231,250,616
$231,251,000

$713.20

23%

Total undistributed expenses
Total operating expenses
Net operating income

Hotel Indicated Values

Apartment Section

#
Studio 90
1-bedroom 119
2-bedroom 105
3-bedroom 30
Total apartment revenues 344
Retail 1,800
Restaurant space 0
Parking income 145
Other
Total potential gross income 123,897
Vacancy/credit allowance
Total vacancy/credit allowance
Effective gross income
Less: Operating expenses
Management fee @ 5.0%
Parking operating expenses @ 0.0%
Apartment operating expenses  27.0%
Structural maintenance/reserve  $0.25

Total operating expenses
Net operating income

Average
Unit Size
497
748
1,272
1,838
937

SF@
SF@

stalls @
1.0%
SF GBA @ $116.43

of total EGI
of parking EGI
of apartment EGI

per SF of apartment

Apartment Indicated Values

of apari



Per DU $672,241
$301,002,000 Combined market values
Land Value |
per SF = $22,032,000 Allocation to 069600-0015 12,960
per SF = $278,970,000 Residual Improvements | 322,246
Allocation to 069600-0015 523,378
Total
Estimated Special % ch
Value Benefit ° =NaNge par Unit
$301,002,000 N/A N/A
$301,792,000 $790,000 0.26% $1,626

$303,321,000  $2,319,000 077% $4,772
$303,288,000  $2,286,000 0.76%  $4,704
$301,760,000 $758,000 0.25% $1,560

$301,002,000 N/A
$302,567,000  $1,565,000 0.52%  $3,220



tments

Low High
Occupancy rate: 80.00% 80.00%
Occupied rooms: 41,464 41,464
Per Room|Per Room 0.20% 0.55%
$300.60 | $301.65 $12,464,078 $12,507,616
$35.07 $35.19 $1,454,142 $1,459,222
$46.09 $46.25 $588,825 $590,882
$14,507,046 $14,557,719
($3,489,942) ($3,502,132)
revenue ($1,119,690) ($1,123,601)
acome ($294,413) ($295,441)
($4,904,044) ($4,921,174)
$9,603,002 $9,636,545
Per SF Per SF
SFNRA @| $0.00 $0.00 $0 $0
stalls @ $0.00 $0.00 $0 $0
SFNRA @| $0.00 $0.00 $0 $0
SFNRA @[ $29.80 $29.90 $9,603,002 $9,636,545
$15,000 per available room ($2,130,000) ($2,130,000)
($934,806) ($938,071)
($435,211) ($436,732)
($450,513) ($450,513)
($580,282) ($582,309)




($4,530,812)

($4,537,624)

($9,434,856) ($9,458,798)
$5,072,190 $5,098,921
Capitalized @ 7.25% 7.25%
$69,961,244 $70,329,948
(R)| $69,961,000 $70,330,000
Per SF NRA $217.10 $218.25
Per room $492,683 $495,282
% change 0.30% 0.83%
Low High
Per DU Per DU 0.25% 0.75%
$1,691 $1,700 $1,826,515 $1,835,625
$2,672 $2,685 $3,815,134 $3,834,162
$3,308 $3,325 $4,168,395 $4,189,185
$10,812 $10,866 $3,892,307 $3,911,720
$13,702,350 $13,770,691
Per SF Per SF 0.25% 0.75%
$35.09  $35.26 $63,158 $63,473
$0.00 $0.00 $0 $0
Per Stall  Per Stall 0.25% 0.75%
$300.75  $302.25 $523,305 $525,915
‘ment PGI $137,024 $137,707
$117.01 perSF $14,425,836 $14,497,786
\partments| 5.00% 5.00% ($685,118) ($688,535)
Parking| 0.00% 0.00% $0 $0
etail/Other| 5.00% 5.00% ($3,158) ($3,174)
($688,275) ($691,708)
$13,737,561 $13,806,078
($686,878) ($690,304)
$0 $0
($3,514,653) ($3,532,182)
GBA ($30,974) ($30,974)
($4,232,505) ($4,253,460)
$9,505,056 $9,552,617
Capitalized @ 4.10% 4.10%
Indicated values| $231,830,631 $232,990,661
(R)| $231,831,000 [ $232,991,000
Per SF NRA $714.99 $718.57




Per DU $673,927 $677,299

0.25% 0.75%

$301,792,000 | $303,321,000

SF@ $1,708.50 perSF = $22,142,000 $22,142,000

SFNRA @ $867.82 $872.56 $279,650,000 | $281,179,000
SFGBA @ $53432 $537.24 0.24% 0.79%

Per Property Type Summary
Estimated Value

Property % of Total Without LID
Hotel section 23.2% $69,751,000
Apartment section 76.8%  $231,251,000
Totals $301,002,000

Estimated Value

With LID

$70,114,000
$232,453,000
$302,567,000




Sound Hotel (Tapestry Collection by Hilton) and Arrive Apartments

Scenario B - OAR Changes

INCOME ANALYSIS After Year Built 2018

Potential Gross Income

Revenues
Room revenue 41,464 occupied rooms @ $300.00 per occupied room
Food & beverage revenue 41,464 occupied rooms @ $35.00 per occupied room
Parking & other income 12,775 available stalls @  $46.00 per day per stall

Total revenues
Less: Departmental expenses

Rooms 28.0% of room revenue
Food & beverage 77.0% of food & beverage revenue
Parking & other 50.0% of parking & other income

Total departmental expenses
Total departmental net income

SFNRA@  $0.00 per SF =
stalls @ $0.00  per month
SFNRA@  $0.00 per SF =

GBA NRA
Retail rental income 0 0
Other rental income 0 0 0
Other rental income 0 0
Total Bldg Area & Gross Income | 523,378 | 322,246

SFNRA@ $29.74 /SF

Less: Undistributed expenses
Admin, marketing, utilities, maintenance, insurance @
Franchise fees @ 7.5%  of room revenue
Management fee @ 3.0% of total revenue
Real estate taxes
Replacement reserve @ $0.04  of total revenue

$15,000 per available room



Total undistributed expenses
Total operating expenses
Net operating income

Hotel Indicated Values

Capitalized @
Indicated Value
(R)
Per SF NRA
Per room
% change
Apartment Section
Average Monthly Rent Per
Unit Size  Rent SF Total NRA
Studio 90 497 $1,687 $3.39 44,730
1-bedroom 119 748  $2,665 $3.56 89,012
2-bedroom 105 1,272  $3,300 $2.59 133,560
3-bedroom 30 1,838 $10,785 $5.87 55,140
Total apartment revenues 344 937 $3,311 $3.53 322,442
Retail 1,800 SF@ $35.00 perSF 1,800
Restaurant space 0 SF@ $0.00 per SF 0
Gross building rental income 324,242
Parking income 145 stalls @ $300.00 per month
Other 1.0%  of apartment PGI
Total potential gross income
Less: Vacancy/credit allowance @ 5.00% of apartment revenue
0.00% of parking revenue
5.00% of retail space
Total vacancy/credit allowance
Effective gross income
Less: Operating expenses
Management fee @ 5.00% of total EGI
Parking operating expenses @  0.00% of parking EGI
Apartment operating expenses 27.00% of apartment EGI
Structural maintenance/reserve  $0.25  per SF of apartment GBA
Total operating expenses
Net operating income
Apartment Indicated Values
Capitalized @
Indicated values
(R)

Per SF NRA



Per DU

Combined market values

Land Value

Allocation to 069600-0015

12,960 SF @ $1,708.50

per SF =

Residual Improvements

Allocation to 069600-0015

322,246 SFNRA @ $872.46
523,378 SFGBA @ $537.18

$867.72
$534.26

% Change

0.52%
0.52%
0.52%



$12,439,200
$1,451,240
$587,650
$14,478,090

($3,482,976)
($1,117,455)
($293,825)
($4,894,256)
$9,583,834

$0
$0
$0

$9,583,834

($2,130,000)
($932,940)
($434,343)
($450,513)
($579,124)




($4,526,919)
($9,421,175)
$5,056,915

Low
7.19%
$70,332,620
$70,333,000
$218.26
$495,303
0.83%

High
7.23%
$69,943,504
$69,944,000
$217.05
$492,563
0.28%

$1,821,960
$3,805,620
$4,158,000
$3,882,600
$13,668,180

$63,000

$0
$13,731,180
$522,000
$136,682
$14,389,862

($683,409)
$0

($3,150)

($686,559)
$13,703,303

($685,165)
$0
($3,505,888)
($30,974)
($4,222,028)
$9,481,275

4.07%
$232,955,166
$232,955,000

$718.46

4.09%
$231,816,021
$231,816,000

$714.95




$677,195 $673,884
0.74% 0.24%
$303,288,000 | $301,760,000
$22,142,000 |  $22,142,000
$281,146,000 | $279,618,000
0.78% 0.23%
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