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Acton Town Hall
472 Main Street
Acton, MA (01720

RE:  Property of W.R. Grace & Co. — Conn.
185.53 Acres
Independence Road, Parker Street, Lawsbrook Road
Acton, Massachusetts

Gentlemen:

In fulfillment of our agreement, as outlined in the letter of engagement dated
February 7, 2005, we are pleased to transmit the appraisal report detailing our estimate of
the market value of the fee simple interest in the above referenced real property as of the
retrospective date of January 1, 2004, This Self-Contained appraisal report sets forth the
conclusions of our complete appraisal, together with supporting data and reasoning which
forms the basis for our estimate of value.

The subject of this appraisal is 13 adjacent parcels of land, containing 185.53
acres located off of Independence Road, Parker Street, and Lawsbrook Road in Acton,
Massachusetts. The property is owned by W.R. Grace & Co. —~ Conn. Tt is part of a larger
259 acre property that spans the Acton-Concord town line.

The W.R. Grace site has a long history of chemical-manufacturing use dating back
to at least 1945, During the 197(’s it was discovered that the manufacturing processes on
site had caused groundwater contamination and soil contamination. In 1983 the property
was added to the National Priorities List (NPL} and identified as a “Superfund” site by
the U.S. Environmental Protection Agency. Remediation of the site has been ongoing
since the 1980’s. Grace ceased manufacturing operations at the site in the early 1990’s.
All buildings on site have been razed and removed. The site is vacant except for a
monitoring/remediation station located near the terminus of Independence Road.

Remediation has occurred to the point where re-development options are now
being studied.

The value opinion reported is qualified by certain definitions, limiting conditions
and certifications presented in detail in the appraisal report. This report has been
prepared for your exclusive use. It may not be distributed to or relied upon by other
persons or entities without our permission. We understand that this appraisal will be used
by the Town of Acton in the upcoming mediation and that copies will be provided to the
mediator as well as other parties to the mediation for use during the mediation.
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Acton Board of Selectmen
March 29, 2005

As aresult of our analysis, we have formed an opinion that the market value of the
fee simple interest in the subject property, subject to the definitions, limiting conditions
and certifications set forth in the attached report, as of January 1, 2004 was:

SIX MILLION FOUR HUNDRED THOUSAND (56,400,000) DOLLARS

It is acknowledged that the subject property has been identified as a contaminated
property for more than 25 years. The value estimated in this appraisal is based on the
assumption that W.R. Grace & Co.-Conn. or an affiliated Grace entity is vesponsible for
all costs of cleanup of the environmental contamination of the subject property and all
liability for the consequences of this contamination. It is assumed that any third party
purchasing the property will be held harmless from any costs or liability resulting from
existing contamination under all current and future local, state and federal laws or
regulations.

This letter must remain attached to the report, which contains 40 pages plus
related exhibits, in order for the value opinion set forth to be considered valid.
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AMassachusetts Certified General Magsachusetts Certified General
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SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS

ADDRESS: Independence Road, Parker Street,
Lawsbrook Road
Acton, Massachusetts

OWNER OF RECORD: W.R. Grace & Co. — Conn.

DATE OF VALUE ESTIMATE: January 1, 2004

INTEREST APPRAISED: Fee Simple

ZONING: Technology District

EXISTING BUILDINGS: None, all former manufacturing, office, and

warchousing buildings were razed in the
1990°s. There is a monitoring/remediation
structure/building near the Independence
Road entrance.

HIGHEST AND BEST USE: Land banking of the site and postponement
of development until market conditions
warrant new construction.

VALUE ESTIMATE: $6,400,000

APPRAISED BY: Christopher H. Bowler, MAI, SRA
Jonathan H. Avery, MAI, CRE
Avery Associates
Post Office Box 834

282 Central Street
Acton, Massachusetts 01720
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SUBJECT PROPERTY PHOTOGRAPHS

Property of W.R. Grace Co. — Conn.

, Parker St, Lawsbrook Rd

Independence Rd

Acton, Massachusetis

C. H. BOWLER (March 10, 2005)
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View Looking SW Along Independence Road. Grace Property on Both Sides.

View of the SW Portion of the Grace Property; South of the Rail Line.



SUBJECT PROPERTY PHOTOGRAPHS

Property of W.R. Grace Co. — Conn.
Independence Rd, Parker St, Lawsbrook Rd

Acton, Massachusetts

C. H. BOWLER (March 10, 2005)

TAKEN BY
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View of the 7+/- Acre Industrial Landfill on Site Looking Easterly.
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View of the Far Eastern Portion of the Subject Land Near the Concord Town Line.
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SUBJECT PROPERTY PHOTOGRAPHS

Property of W.R. Grace Co. — Conn.
Independence Rd, Parker St, Lawsbrook Rd
Acton, Massachusetts
TAKEN BY: C. H. BOWLER (March 10, 2005)

View Looking Northerly Along the Boundary Line Between Acton & Concord.

View Looking Southerly Along the Commuter Rail Line That Bisects the Subject
Property.
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SUBJECT PROPERTY PHOTOGRAPHS

Property of W.R. Grace Co. ~ Conn.
Independence Rd, Parker St, Lawsbrook Rd

Acton, Massachusetts

C. H. BOWLER (March 10, 2005)

TAKEN BY

View of the Subject Land North of the Rail Line, Looking NW.

View Looking SW at the Parker Street Frontage for the Subject Property.
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PURPOSE OF THE APPRAISAL

The purpose of this appraisal is to estimate the market value of the subject
property in fee simple, as of January 1, 2004. In estimating this value it has been
necessary to make a careful physical inspection of the site, a review of the history of the
property and an analysis of market conditions as of the date of valuation and how they
related to the subject property.

MARKET VALUE IS DEFINED AS FOLLOWS:

"The most probable price, which a property should bring i a competitive and
open market under all conditions requisite to a fair sale, the buyer and seller each acting
prudently, knowledgeably, and assuming the price is not affected by undue stimulus.
Implicit in this definition is consummation of a sale as of a specified date and passing of
title from seller to buyer under conditions whereby:

1. Buyer and seller are motivated;

2. Both parties are well informed or well advised and each acting in what he
considers his own best interest;

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)

(1) FIRREA 12CFR Part 323.2.
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PROPERTY RIGHTS APPRAISED

The property rights appraised in the subject property are fee simple which is
defined as:

"Absolute ownership unencumbered by any other interest or estate. A fee simple

estate 15 subject only to the limitations imposed by the governmental powers of taxation,
eminent domain, police power, and escheat."(2)

SCOPE OF THE APPRAISAL

Christopher H. Bowler, MAl, SRA and Jonathan H. Avery, MAl, CRE inspected
the subject property on March 10, 2005. The appraisers walked and viewed all areas of
the site. Photographs of the property were taken at this time.

The appraisers were provided with, and subsequently reviewed the following
documents, by the Acton Board of Sclectmen:

e A draft copy of a Preliminary Reuse Assessment of the property, dated September
2004, prepared by the US Environmental Protection Agency (EPA).

e The Acton Town Manager, Don P. Johnson’s written comments and
recommendations pertaining to the draft.

o Remedium Group, Inc.’s (a subsidiary of W.R. Grace & Co.-Conn} written
comments and recommendations pertaining to the EPA draft.

e A summary appraisal report of the property, with a date of valuation of January 1,
2003, completed by F.W. Bucklin Appraisal Company.

* A copy of an Affidavit of Roland Bartl, Acton Town Planner, dated November 5,
2004, which states an opinion on the development potential of the property.

* A highest and best use analysis of the property, prepared by Spaulding & Slye,
dated February 15, 2000.

e A Land Use Analysis report of the Grace Property prepared by Sasaki Associates,
Inc., dated March 2001.

Information regarding the property was also obtained from the Acton Assessors
office, Planning Department, and the Middlesex South Registry of Deeds.

Mr. Bowler reviewed municipal tax and zoning material, then gathered pertinent
data prior to considering applying the three traditional approaches to value and making an
estimate of highest and best use. For sale information deeds were reviewed, and data
confirmed with parties to each of the various transactions presented in this report. The
approaches employ many sources - municipal and county records, the Banker &
Tradesman sales recording service, the Greater Boston Multiple Listing Service, cost
services, and local residential brokers.

Upon the verification of the data, recognized valuation techniques were then
employed in deriving value indications from cost, sales and income perspectives. These
indicators were reviewed and concurred with by Mr. Avery as they were then reconciled
into the value estimate found in this report.

AVERY ASSOCIATES
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(2) The Appraisal Institute. The Dictionary of Real Estate Appraisal, Fourth Edition. Appraisal Institute,
Chicago, 11. 2002, Page 113,

DATE OF VALUATION: The date of valuation of this report is January 1, 2004. This
is a retrospective date of valuation that coincides with the required date of valuation for
tax assessment for Fiscal Year 2005, per Massachusetts General Laws Chapter 59.

All data, analysis and conclusions are based upon facts in existence as of the date
of valuation.

DATE OF REPORT: March 29, 2005.

INTENDED USER OF REPORT: Acton Board of Selectmen

INTENDED USE OF REPORT: This appraisal is intended to assist the client, the
Acton Board of Selectmen, in determining the market value of the fee simple interest in
the subject in conjunction with the property owner’s appeal of the tax assessment and the
sewer betterment.

CONSIDERATION OF HAZARDOUS SUBSTANCES IN THE APPRAISATL, PROCESS

The environmental history of the property was touched upon in the letter of
transmittal accompanying this report. During the 1970°s it was discovered that
manufacturing processes on site had caused groundwater contamination and soil
contamination. In 1983 the property was added to the National Priorities List (NPL) and
identified as a *Superfund” site by the U.S. Environmental Protection Agency.
Remediation of the site has been ongoing since the 1980’s.

A detailed description and history of the contamination issues on site can be found
in the Addenda to this report. This 6 page history was excerpted from the EPA Superfund
internet site.

It is acknowledged that the subject property has been identified as a contaminated
property for more than 25 years. The value estimated in this appraisal is based on the
assumption that W.R. Grace & Co.-Conn. or an affiliated Grace entity is responsible for
all costs of cleanup of the environmental contamination of the subject property and all
liability for the consequences of this contamination. It is assumed that any third party
purchasing the property will be held harmless from any costs or liability resulting from
existing contamination under all current and future local, state and federal laws or
regulations.

8 AVERY ASSOCIATES
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ASSUMPTIONS AND LIMITING CONDITIONS

This appraisal report has been made with the following general assumptions:

1. No responsibility is assumed for the legal description or for matters including
legal or title considerations. Title to the property is assumed to be good and
marketable unless otherwise stated.

2. The property is appraised free and clear of any or all liens or encumbrances
unless otherwise stated.

3. Responsible ownership and competent property management are assumed.

4. The information furnished by others is believed to be reliable. However, no
warranty is given for its accuracy.

5. All engineering is assumed to be correct. The plot plans and illustrative
material in this report are included only to assist the reader in visualizing the

property.

6. It is assumed that there are no hidden or unapparent conditions of the property,
subsoil, or structures that render it more or less valuable. No responsibility is
assumed for such conditions or for arranging for engineering studies that may
be required to discover them,

7. It 1s 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.

8. It is assumed that all applicable zoning and use regulations and restrictions
have been complied with, unless a nonconformity has been stated, defined,
and considered in the appraisal report.

9. It is assumed that all required licenses, certificates of occupancy, consents, or
other legislative or administrative authority from any local, state, or national
government or private entity or organization have been or can be obtained or
renewed for any use on which the value estimate contained in this report is
based.

10. It 1s assumed that the utilization of the land and improvements is within the
boundaries or property lines of the property described and that there is no
encroachment or trespass unless noted in the report.

AVERY ASSOCIATES
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This appraisal report has been made with the followmg general limiting
conditions:

1. The distribution, if any, of the total valuation in this report between land and
improvements applies only under the stated program of utilization. The
separate allocation of land and building must not be used in conjunction with
any other appraisal and are invalid if used.

2. Possession of this report, or a copy thereof, does not carry with it the right of
publication.

3. The appraiser, by reason of this appraisal, is not required to give further
consultation, testimony, or be in attendance in court with reference to the
property in question unless arrangements have been previously made.

4. Neither all nor any part of the contents of this report (especially any
conclusions as to value, the identity of the appraiser, or the firm with which
the appraiser is connected) shall be disseminated to the public through
advertising, public relations, news, sales, or other media without the prior
written consent and approval of the appraiser.

5. Any value estimated provided in the report apply to the entire property, and
any proration or division of the total into fractional interests will invalidate the
value estimate, unless such proration or division of interests has been set forth
in the report.

6. The forecasts, projections, or operating estimates contained herein are based
upon current market conditions and anticipated short-term supply and demand
factors. These forecasts are, therefore, subject to changes in future conditions.
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IDENTIFICATION AND HISTORY OF SUBJECT PROPERTY

The subject of this appraisal is 13 adjacent parcels of land, containing 185.53
acres located off of Independence Road, Parker Street, and Lawsbrook Road in Acton,
Massachusetts. The property is owned by W.R. Grace & Company. It is part of a larger
259 acre property that spans the Acton-Concord town line. The Acton portion only is the
subject of this report. The following are the addresses, assessor’s references, and legal
references for each of the 13 parcels:

Legal
Address Map Lot Acres Ref. (bkipg)
88 Parker St H3 251 8.1 LC 382/365
31 Lawsbrook Rd H4 142 1.42 not avail.
34-6 independence Rd H4 156 2.70 8072/243
25 Lawsbrook Rd H4 15141 0.39 11280/337
44-8 Independence Rd H4 159 0.26 8806/421
31 Lawsbrook Rd Rear H4 160 0.63 not avail.
38 Independence Rd K] 4 9.11 7405/431
39 Independence Rd i3 135 2.99 8358/459
42 Independence Rd Rear 14 1 4,04 LC 382/365
50 Independence Rd 14 5 130.00 LC 4114001
50 Independence Rd 14 2 24.25 LC 411/001
47 Independence Rd 4 6 0.28 7380/182
47 Independence Rd i4 7 1.35 75848/431
Total 185.53

The site is a former chemical manufacturing facility, used for industrial purposes
for over 100 vears. W.R. Grace & Co. acquired the property and operations from
American Cyanamid and Grace’s predecessor Dewey & Almy Chemical Company in
1954.

Based on a review of information available to the appraisers in the normal course
of business, there have been no arms length sales of the property, offers to purchase, or
listing of the property for sale within the past 60 months.

i AVERY ASSOCIATES
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MUNICIPAL PROFILE & MARKET ANALYSIS

CITY/TOWN: Acton, Massachusetts
LOCATION: Metro-West, northwest Middlesex County.

PROFILE: Acton can be best described as a modern suburban community that has
retained its residential, New England flavor and charm. Once a sleepy, rural town, Acton
has used its advantageous position along Route 2 and nearby I-495 to attract industry and
build up its neighborhoods. As a result, the population has nearly tripled over the last 3
decades.

Although Acton is popular with commuters because of its highway location and
commuter train service, the town attracts perhaps more newcomers because of its
excellent school system. The Acton/Boxborough Regional High School is consistently
rated among the top 5 schools in the state and boasts a 90% rate of graduates going on to
higher education.

With its convenient commuter location and excellent school system, Acton has
increasingly become a home to the affluent.

MEDIAN HOUSEHOLD INCOME: $91,624 — 2000 US Census
State Rank 21 out of 351, top 6%

SURROUNDING COMMUNITIES: Carlisle and Concord to the east; Sudbury to the
south; Maynard and Stow to the southwest; Boxborough to the west; and Littleton and
Westford to the northwest

DISTANCE TO MAJOR CITIES: Boston 1s approximately 25 miles southeast.

HIGHWAYS/MAJOR ROADWAYS: Route 2 travels east-west through Acton and
connects the town to Route 128 (I-95) 10 miles east, or I-495, 3.5 miles west.

Routes 2A/119 (Great Road), 27 (Main Street), and 111 (Mass Ave), are other
major roadways in town which connect Acton {o other communities in the Metro West
and the aforementioned interstates.

POPULATION:
Change From
Population Source Previous Period

14,770 1970 Federal Census N/A

17,544 1980 Federal Census +18.78%
17,872 1990 Federal Census +1.87%

20,331 2000 Federal Census +13.76%
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The 1970's were a period of strong growth in Acton, as there was a general exodus
of the population from the more crowded communities closer to Boston. During the
1980's, the population remained stable. The 1990's saw a 'mini' boom in population
growth, as the new jobs produced in the high tech industry along [-495, in turn produced
new comers to the town attracted by its school system.

MUNICIPAL SERVICES & UTILITIES AVAILABLE: There is a municipal water
system. Municipal sewer is available to certain high traffic intersections in town such as
Kelly’s Comer, parts of Great Road and portions of South Acton. Natural gas, electric,
telephone, and cable t.v. service are available to the entire town. There are full time
police and fire departments.

The public library, located on Route 27 in Acton Center, was expanded and re-
opened in November of 1999,

PUBLIC TRANSPORTATION: MBTA commuter rail service to North Station in
Boston is available in South Acton off of Route 27, near the Maynard line.

EDUCATIONAL, CULTURAL AND RECREATIONAL RESOURCES: There are
4 elementary schools in town. Acton shares a regional junior and senior high school with
the Town of Boxborough.

A new town recreation/beach area was completed off of Quarry Road and
Ledgerock way in North Acton in 2000. This area features a town beach next to a man
made pond, picnic area, ball fields, and hiking trails. It abuts the Town Forest. The land
was formerly used as a municipal septage disposal area.

SHOPPING: There are five shopping centers in town, over 50,000 square feet each.
The newest is the Brookside Shops, a 76,000 square foot plaza, which opened in 2003 at
the intersection of Great Road and Pope Road. This 2 building plaza features a Staples,
Trader Joes, Talbots, and Eastern Mountain Sports. There are also several small retail
strips and stores along Great Road, and in West Acton, and South Acton village.

HOUSING OVERVIEW: The housing stock ranges from small ranch and Cape Cod
style homes to larger colonial and contemporary homes. The smaller starter homes are
presently selling in the $375,000 to $425,000 range. Some of the newer, larger homes,
particularly those near the Carlisle and Concord lines off of Pope Road, are selling in the
$700,000 to $1,100,000 range.

GOVERNMENT: Board of Selectmen, Town Manager, Open Town Meeting.

MEDICAL SERVICES: Emerson Hospital is the nearest full service facility located in
the abutting community of Concord.

EMPLOYMENT/ECONOMIC CONDITIONS: As of the January 1, 2004 date of
valuation, an” economic recovery was underway that continues today. The following data
portrays the local and national unemployment/job growth trends over the past several
years:
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Jan-99  Jan-00 Jan-01  Jan-02

Town of Acton 2.2% 1.5% 1.5% 4.6%
Boston NECTA 2.9% 2.7% 2.6% 4.6%
Massachusetts 3.9% 3.5% 3.4% 5.4%

SOURCE: Mass Department of Employment & Training

4.8% 4.0% 3.2%
5.2% 5.4% 4.6%
6.3% 6.2% 5.4%

UNEMPLOYMENT TRENDS
7.0%
6.0% - |
5.0% + | —— Town of Acton
40% .. —i#— Boston NECTA
3.0% @
2.0%
1.0% —
0.0%
o o — (2] o <r w
o [ ] [ [ =] < L= Lo
© = - & c < =
{0 0 [543 L] 1] [1:3 {0
3 =3 ] - -3 3 =3
Jan-99 Jan-00 Jan-01 Jan-02 Jan-G3 Jan-04 Jan-C5
Acton 1147 11.83 12.08 11.81 11.7C 1117 11.1C
Boston NECTA 147130 148303 149866 145884 144512 1,405.88 1,396.47
Massachusetts 3,230.40 3,262.30 328010 3,286.20 3,211.20 3,212.60 3,210.90

Mon-agriculturat ermployment in thousands

SQURCE: Massachusetts Depaniment of Employment andg Training.

Employment Levels
3,500.00
3,000.00
2,500.00
§ 2,000.00 —— Acton
= —— Boston NECTA |
uEJ 1,500.00 - -~ Massachusetts
*
1,000.00
500.00
1999 2000 2001 2002 2003 2004 2003
Unemployment Jan-9¢ Jan00 Jan-01 Jan-02 Jan.03 Jan-04 Jar-0%
United States 4.3% 4.0% 4.2% 5.7% 5.8% 5.7% 5.2%
Tot. Non-Farm Empl (000's} Jan.9g Jan-00 Jan-01 Jan02 4an-03 Jan-04 Jan-08
United States 127.477.0  130,781.0 1824540  130,581.0  130,2470  130,372.0 132,581.0

{Source: US Bureau of Lahor Statistics)
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Employment/Economic Conditions (cont). Locally, the trend over the past few
years has been for decreasing unemployment rates, but stagnant job growth. The second
chart listed above shows that between January 2003 and January 2004 there was an
increase in employment levels statewide, but regionally and within the Town of Acton,
employment levels decreased shghtly.

The third set of data presented above shows that nationally, there has been small
increases in job growth as well as the steady decreases in unemployment. Between 1/1/03
and 1/1/04 the employment level increased by just 125,000 in those 12 months.
Economists indicate that a minimum of 150,000 new jobs per month are needed just to
keep up with population growth and structural layoffs. Thus in 2003 job creation was
‘weak’ at best. Between 1/1/04 and 1/1/05, however, job creation averaged 184,083 per
month as the economic recovery picked up steam.

Consumer Confidence Index

National

March 2003 61.4
April 2003 81.0
May 2003 83.6
June 2003 83.5
July 2003 76.6
August 2003 81.3
September 2003 76.1
October 2003 81.1
November 2003 92.5
December 2003 91.7
January 2004 96.8
February 2004 88.3
March 2004 88.3
April 2004 93.0
May 2004 93.1
June 2004 102.8
July 2004 105.7
August 2004 98.7
September 2004 96.7
October 2004 929
November 2004 92.6
December 2004 102.7
January 2005 105.1
February 2005 104.0

(Source: Federal Reserve Bank of Boston)
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The consumer confidence data portrays the ups and downs of the economy over
the past 24 months. While reaching a low in March of 2003, just prior to the onset of war
in Iraq, the index now stands at 104. As of the January 2004 date of valuation the index
stood at 96.8, climbing steadily during the previous 10 months, only to begin another
slide in February of 2004. The latter was caused, in most economists opinions, by the
increase in insurgency activity in Iraq. The very recent increases to 105.1 and 104 are
though to be caused by the finishing of elections in Iraq and the appearance, at least, of
relative calm.

COMMERCIAL REAL ESTATE MARKET CONDITIONS: The office, R&D, and
industrial real estate sectors of the I-495 North market, of which Acton is a part, has been
characterized by increasing vacancy and declining rental rates over the past 3-4 years.
After the bursting of the ‘dot.com’ bubble in 2000, followed by 9/11/01 terrorists attacks
on the US and a recession in late 2001, the demand to lease office, R&D and industrial
space has waned. The result has been a decline in rents and an increase in vacancy and
the availability of sublease space by companies seeking to downsize. The following data
portrays these trends:

Historical Vacancy/Asking Rent Data

Source: The Spaulding & Siye Report
Reported Average Asking Rents, Vacancy & Availabilily Rates

Average Asking Rents

Summ-04 Wint-04 Summ-03 Wint-03 Summ-D2 Wint-02 Summ-01
Rte 495 North - Office 3 1523 § 1486 § 1537 § 1899 § 1937 § 2243 § 24.28
Rie 485 North - R&D $ 869 % 915 § 984 § 11.30 § 1214 § 1412 § 16.18
Rie 495 North - Industrial 3 575 $ 633 § 823 § 633 § 898 § 585 § 6,84
Vacancy/Availability Rates

Vag/Avall Vac/Avail Vag/Avail Vac/Avai Vac/Avall Vac/Avail Vac/Avail
Rie 485 North - Office 19.5%/34.4% 208%/32.0% 42.3%/20.3% 13.1%/309% 7.9%/24.1% 53%/14.1%  4.2%M0.0%
Rte 485 North - R&D 23.8%/35.6% 19.8%/35.8% D22.6%/59.9% 21.1%/37.7% 15.2%/33.7% 8.9%/M14.9%  4.9%/0.5%
Rte 495 North - Industrial 10.7%/15.0%  8.9%/13.8%  B86%/14.1% 10.2%/157% 112%/18.4% 7.9%M2.98%  58%/106%
Investors’ Viewpoint: There has been a real anomaly in the Greater Boston and

most Massachusetts commercial real estate markets in recent years. Despite stagnant or
even declining rents and higher vacancy, as shown with the data above, the demand to
purchase well located propertics, leased to quality tenants, has increased. This is
prevalent in all sectors of the commercial real estate market including office, retail,
industrial, and apartment complexes. Of these categories, however, good quality
apartment complexes and grocery anchored retail properties have been the most sought
after.

The dismal returns offered by the stock and bond markets, coupled with the
lowest loan rates for commercial properties in decades, have created this situation. The
following data shows the lowered return trends in the commercial real estate markets:
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Historical Capitalization Rate Data

Source: Korpacz Real Estate Investor Survey
Reported Average 'Cap’ Rates for Various Property Type Transactions

Q1 -2005 Q1-2004 Q1-2003 Q1-2002 Q1-2001 Q1-2000

Boston Office Market 8.75% 8.18% 9.75% 89.73% 9.30% 8.85%
National Suburban Office Mkt 8.63% 9.34% 9.96% 9.99% 9.44% 9.16%
National Suburban 'Fiex/R&D ' Mkt 8.69% 9.02% 8.55% 8.70% 9.08% 9.14%

In short, while rents have been stagnant or declining, vacancies either rising or
staying the same, capitalization rates have been declining rapidly and thus prices for
commercial properties have been rising. A survey completed by Global Real Analytics,
excerpts of which can be found in the Addenda to this report, supports this premise. This
survey indicates that commercial property values nationwide have risen on average at a
4.2% rate during the previous 12 months. Suburban office has performed the worst,
increasing just 0.9%, while Retail has done the best at 6.6%. The value increases are
explained by very slight increases in rents, coupled with significant decreases in
capitalization rates.

CONCLUSIONS:  As of the date of valuation, the general economy was in the process
of recovery that continues today. Locally, while job growth has been stagnant,
unemployment has declined. The commercial real estate markets (office, R&D, industrial
sectors), while suffering high vacancy and declining rents, have seen a rise in values due
to a dechine int capitalization rates.

In short, as of the January 1, 2004 date of valuation, the economy was growing
and in recovery mode and the commercial real estate market was enjoying high demand
from a purchase stand point, but low demand to rent space.

NEIGHBORHOOD ANALYSIS

The subject property is located in South Acton bordering the Concord town line.
Neighborhood boundaries are generally Lawsbrook Road to the north; Route 62 in West
Concord to the east and southeast; High Street to the south and southwest; and Parker
Street to the west.

From the main entrance of the property at Independence Road, the distances to the
following points of interest are:

¢ Route 2, the main highway serving the Acton/Concord region, is 4.7 miles by road
to the east.

¢ The south Acton MBTA Commuter Rail station 18 1.95 miles northwest. The rail
line for the commuter rail bisects the subject property.

¢ Acton Center and town hall are 3.6 miles north.
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Except on the east and southeast, the subject is swrrounded on 3 sides by
residential property. On the north it is primarily single family homes. Lawsbrook
Village, a 51 home subdivision constructed in 1996 abuts the property in this area. This
development is comprised of colonial style dwelling, each approximately 2,800 sq fi, on
Y4 acre lots, Three homes sold in 2004 at $660,000, $662,000, and $666,000.

To the west is Parker Street. This area is improved with several, brick, 3 story
garden style apartment and condominium buildings constructed in the 1970’s. Most have
been converted from rental to home ownership units. Recent prices for these type of units
have ranged from $120,000 to $183,000. A smaller, 15 unit wood frame townhouse
complex constructed in 1989 also abuts the subject in this area. Recently, one of the two
bedroom, 1,152 sq ft units sold for $305,000. There are older single family dwellings in
this area that have sold in the $400,000 to $600,000 price range over the past 2 years.

Also to the west is Independence Road. This is the main entrance to the Grace
site. 1t is improved, from its Parker Street entrance to the subject property, with 10 single
family dwellings, 6 of which are ranch style. Most homes on the street were constructed
in the 1950°s and 1960’s and are modest. There have been no recent sales.

To the south is High Street. This area is primarily improved with single family
dwellings, some antique, some new. Recent prices have ranged from $400,000 to
$796,000.

To the east and southeast is Route 62. This area contains primarily commercial
and industrial properties. A short cul de sac roadway off Route 62 that runs into the
subject property is Knox Trail. This roadway is comprised of a mixture of uses including
a 40,000 sq ft office building constructed in the 1980’s, the Acton-Concord Squash Club,
and several smaller ‘flex’ type buildings constructed in the 1970’s and 1980°s. At the end
of the cul de sac is the 90,000 sq ft Acton-Concord Industrial Park and a newer industrial
condominium building. The former is comprised of several older metal and block
buildings. It recently sold for $3,150,000. The latter is a 48,000 sq ft structure. There
have been 6-7 sales since it was completed, each at approximately $125 per sq fi.

Knox Trail is important to any future development of the subject property because
it provides access to the commercial area of Route 62, which is the most direct way to
Route 2. It is important to note that ownership of the subject property mcludes a
perpetual easement, outlined in Book 6883 Page 387 recorded at the Middlesex South
Registry of Deeds, for pedestrian and vehicular access from the subject, to the rear of
properties along Knox Trail to Route 62. The easement is referred to as “Plant Road” and
is shown on a plan contained in the Addenda to this report. With this easement, the trip
to Route 2 is just 3 miles, versus the 4.7 miles referenced above, from Independence
Road.

Route 62 nearby is also improved with the Powdermill Plaza, Valley Sports
skating rink, and Acton Ford. The plaza is an 82,000 sq fi structure built in the 1980’s,
anchored by Stop & Shop, Papa Gino'’s, and Dunkin Donuts. Valley Sports 1s a metal
panel building containing two skating rinks used both privately and by local schools.
Acton Ford is located at the corner of High Street and Route 62 and is comprised of a
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16,600 sq ft building on a 4.54 acre site. The building was constructed in the late 1970°s
and was extensively renovated in the mid 1990’s.

Also off Route 62 at the Acton/Concord line is Forest Ridge. This is an 8 lot
commercial subdivision built in the early 1990°s. The park was master planned for up to
505,000 sq ft of office or R&D space. Lots have sold for prices between $58,000 and
$108,000 per acre. Only 1 office building of 18,879 sq ft was constructed. (it sold in 9/04
for $145 psf). The remaining land was purchased either by the town, or mostly by the
Thoreau Club for development of a high end fitness club. The last remaining lot was
purchased in 2001 for development of a residential condominium building.

CONCLUSIONS: Given the type of development allowed on site via zomng, the
location of the subject is a secondary commercial-industrial location in the Greater
Acton-Concord-Sudbury market. The primary commercial-industrial locations in this
market are closer to Route 2 or [-495.

There are positive aspects to the subject location, however. The access to Route
62 via Plant Road/Knox Trail provides a reasonable route to Route 2, without disturbing
residential neighborhoods. Also, the presence of the MBTA rail line through the subject
property, in light of the governor’s “Smart Growth” initiatives, could prove beneficial in a
re-development of the property. “Smart Growth” encourages ‘re’-developments near
already installed lines of public transportation.

All aspects of the subject location have been taken into consideration in the
valuation of the property.

TAX DATA

The Fiscal Year 2005 assessments and tax burdens of the 13 parcels that comprise
the subject of this appraisal are as follows:

FY ‘05 Annal

Address Map Lot Acres Assessment Taxes
88 Parker St H3 251 8.1 $ 486,900 $ 6,862.19
31 Lawsbrook Rd H4 142 1.42 $ 259,900 $ 3,689.22
34.6 Independence Rd H4 150 2.70 $ 29,700 $ 410.16
25 Lawsbrook Rd H4 45141 0.39 $ 44500 & 614.55
44-6 Independence Rd H4 159 0.26 3 19,200 % 26515
31 Lawsbrook Rd Rear 4 160 0.63 $ 20,000 5 276.20
38 Independence Rd 13 4 9.11 $ 183,400 § 2,532.75
39 Independence Rd 13 135 2.89 5 60,200 § 831.36
42 independence Rd Rear 14 1 4.04 $ 81,30 § 1,122.75
50 independence Rd 4 5 136.00 $ 4584100 § 63,306.42
50 independence Rd 14 2 24.25 $ 355,000 § 4,902.55
47 independence Rd 4 8 0.28 $ 47,300 % 853.21
47 independence Rd 14 7 1.35 $ 86,50C 3 918.37
Total 185.53 $ 6,248,000 $ B6,284.88

Based upon the estimate of value contained herein, it is our opinion that the
subject property is assessed slightly low in comparison to its true market value.
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SEWER BETTERMENT

The subject 1s located in the Middle Fort Pond Brook Sewer Betterment Area.
Municipal sewer lines were extended to the subject property, as well as approximately
1,000 other properties in South Acton, between 2001 and 2004.

Pursnant to Massachusetts General Law Chapter 83 Section 15B, the property is
charged a ‘betterment’ to pay for the construction of the sewer system. The cost is based
upon the estimated number of Sewer Betterment Units (SBU’s) a property contains,
multiplied by the per SBU cost as determined by the town. The mitial estimated
betterment was calculated at $7,432.57 per SBU, but this estimated betterment was
required to be calculated based on one-half of the anticipated construction costs. The
proposed final betterment figure is now $12,409.05 per SBU. The total betterment for the
subject has been calculated by the town as follows:

Sewer
Betterment

Address Map Lot Acres Units Betterment
88 Parker S8t H3 251 8.1 17.66 219,143.82
31 Lawsbrook Rd H4 142 1.42 -
34-6 Independence Rd H4 150 2.70
25 Lawsbrook Rd H4 1511 0.38
44.5 Independence Rd M4 158 0.28
31 L.awsbrook Rd Rear H4 160 0.863 - -
38 independence Rd 13 4 211 18.85 233,810.58
38 independence Rd 13 135 2.99 2.6 32,263.53
42 independence Rd Rear i4 1 4.04 - -
50 independence Rd 4 5 130.00 254.83 3,162,198.21
50 Independence Rd 4 2 24.25 - -
47 Independence Rd 14 & 0.28 0.62 7,693.61
47 Independence Rd 14 7 1.35 2.94 36,482.61

Total 185.53 297.50 3% 3,691,692.37

Total Annual Betterment Payment $ 158,435.20

The owner has the option of paying the entire $3.691 million cost in one lump
sum, or over a 30 year period at 1.75% interest. In the subject case the latter option was
taken. The annual betterment payment is thus $158,435.20 which would be adjusted for
any estimated betterment payments made. This analysis is based on the assumption that
future owners of the property will select this annual payment plan at below market
interest rates. The typical purchaser, in our opinion, views this cost as an appropriate
offset for the significant benefit of public sewer versus the costs of private treatment
facilities.
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ZONING DATA AND ANALYSIS

PROPERTY LOCATION: Independence Road, Parker Street,
Lawsbrook Road
Acton, Massachusetts

ZONING DISTRICT: Technology District (TD)
OVERLAY DISTRICTS: Groundwater Protection Zone 3

PERMITTED USES: The following are the primary permitted uses in the TD zone:
municipal, educational, religious, public or private utility, lodge or club, warehouse,
manufacturing, professional office, health care facilities, repair shop, and building trade
shop. Hotels/Conference Centers, commercial recreation (golf), and restaurants are
allowed but only via a Special Permit.

DIMENSIONAL REQUIREMENTS:

Minimum Lot Size: 40000 square feet
Minimum St. Frontage: 100 feet
Minimum Lot Width: 50 feet

Minimum Front Setback: 45 feet

Minimum Side Yard: 50 feet

Minimum Rear Yard: 50 feet
Maximum Building Height: 40 feet
Maximum Floor Area Ratio: 20

PARKING REQUIREMENTS: 1 space per 250 sq ft of net floor area.

2 AVERY ASSOCIATES

Reat Estate Arrrarsers - CounsgLogs



DESCRIPTION OF THE SUBJECT PROPERTY

The subject of this appraisal is 13 adjacent parcels of land, containing 185.53
acres located off of Independence Road, Parker Street, and Lawsbrook Road in Acton,
Massachusetts. The property is owned by W.R. Grace & Company. It is part of a larger
259 acre property that spans the Acton-Concord town line.

The 185.53 acres are bisected by an MBTA commuter rail line. Approximately
50 acres are located north of the rail road tracks while 135 acres are south of the tracks.

The following are additional details regarding the property:
Land Area: 185.53 acres

Frontage: 384 +/- feet  Parker Street
1,400+/- feet Independence Road
50+/- feet Lawsbrook Road

Access: In addition to frontages listed above, ownership of the subject property
includes a perpetual access easement for both vehicular and pedestnian traffic. The
specifics of this easement are outlined in Book 6883 Page 387 recorded at the Middlesex
South Registry of Deeds. The easement runs from the subject property to the rear of
properties along Knox Trail to Route 62. The easement 1s referred to as “Plant Road” and
1s shown on a plan contained in the Addenda to this report. With this easement, the trip
to Route 2 is just 3 miles, versus 4.7 miles from the subject’s main entrance on
Independence Road.

Zoning: Technology District.

Topography: The 185.53 acres have a varied topography ranging from flat to slopes in
excess of 15%. Per Sasaki Associates calculations, the areca of the site which contains
slopes in excess of 15% 1s approximately 48 acres.

Shape:Irregular.

Wetlands/Flood Plain: There are approximately 18.6 acres of wetlands on site.
Included in this area is Sinking Pond, and streams that contribute to Fort Pond Brook and
the Assabet River,

Portions of the site, primarily the wetland areas, also lie within the boundaries of
the 100 year flood per FEMA Panel #250176 0006C dated January 6, 1988.

Utilities Available; Natural gas, electricity, telephone, cable t.v., and municipal water,
and municipal sewer service available. The presence of the municipal sewer is key to a
re-development of the site, particularly in conjunction with past contamination on site.
The sewer will alleviate the need for multiple private septic systems or a treatment plant
that would require extensive effluent discharge on site.
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Wildlife/Endangered Species: The appraisers have not been given a wildlife assessment
report of the subject property. It is our assumption in this report that there are no
endangered or protected species living on the subject parcel. Should this assumption be
proven incorrect, and the development potential of the land is severely impacted, the
value opinion contained herein will change.

Easements/Restrictions: A Tenneco, below ground gas pipeline easement affects
portions of the site. And as mentioned, an MBTA rail line bisects the subject property
inio two parcels of 50 and 135 acres.

Landfill: There is a capped landfill on site, approximately 7 acres in size and 45 feet
high, near the Knox Trail area of the land. This landfill area cannot be disturbed in
conjunction with future uses of the property.

Net Usable Land Area (NULA):  Sasaki Associates, after deducting the areas of the
site containing wetlands/flood plain, the landfill, and those areas with slopes in excess of
15%, suggests that the NULA for the property is 119 acres. This is divided between 27
acres north of the rail line and 92 acres south.

It should be noted, that in comparison to Town of Acton Zoning By-Law, the
NULA calculation by Sasaki is conservative. Only wetlands, flood plain, and areas
affected by casements and rights of way need to be deducted to estimate the potential
floor area (FAR) on the site per section 4.3.7 of the zoning by-law. Thus the 48 acres
affected by areas with slopes in excess of 15% can be used in the FAR calculations.

Town Planner Roland Bartl estimates the NULA at 166.96 acres. However, he
does not deduct the area of the landfill, which is approximately 7 acres. It is our opinion
that although this area can be include in FAR calculations, it is not truly usable. The 48
acres of sloping area on site, however, is usable and would likely be cut and filled by any
developer seeking to maximize the site.

Our projection of NULA is thus 166.96 minus 7 acres, or 160-+/- acres.

Existing Buildings: There are no existing buildings on site. All former manufacturing,
office, and warchouse buildings on site used by W.R. Grace were razed in the 1990’s.
The remnants of these buildings, including foundations, slabs, and asphalt parking arecas
do remain on site. There is a monitoring/remediation structure/building near the
Independence Road entrance used in the remediation process and a small gatehouse.

Comments/Conclusions:  The subject site represents a unique re-development
opportunity, A developable commercial site in excess of 100 acres, served by municipal
sewer, is rare for communities inside the I-495 belt of Greater Boston. The subject site
has means of access from all 4 sides, east, west, north and south. The presence of the
MBTA rail line that bisects the property could actually aid in the re-development as the
current enviromment in Massachusetts government is for development near existing lines
of public transit (Smartgrowth).
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The site does have development obstacles however, The zoning at present is
rigid, allowing only for commercial uses. The subject is a secondary commercial
location. Also, the past contamination on site, while not preventing re-development, will
require additional oversight and perhaps added expense, depending upon the type of
development involved.

All of these factors have been taken into consideration in the valuation of the
property.
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HIGHEST AND BEST USE

The Dictionary of Real Estate Appraisal, Fourth Edition defines highest and best
use as "the reasonable, probable, and legal use of vacant land or an improved property,
which is physically possible, appropriately supported, financially feasible, and that results
in the highest value. The four criteria the highest and best use must meet are legal
permissibility, physical possibility, financial feasibility, and maximum profitability."
The highest and best use is often referred to as the optimum use.

From a legally permissible standpoint, the primary permitted uses per the TD
zone are professional office, warehousing, and manufacturing. The latter use can be
further broken down into hght industrial and R&D/‘flex” buildings.

From a physically possible standpoint, we have examined the Sasaki Associates
Land Planning Analysis, the Acton Zoning By-Law, the calculations of potential floor
arca by Acton Town Planner Roland Bartl, and additional calculations completed by
Town Engineer Bruce Stamski, and consultant to the planning board.

Sasaki suggest a development potential of between 720,000 and 750,000 square
feet of building area. The issue with this, however, is that Sasaki incorrectly deducts the
areas of site with slopes in excess of 15% from the floor area calculations. While it may
be impractical to develop on such steep slopes without cutting and filling, these areas can
be used to calculate potential floor area. The 48 acres of the site with these slopes are
equivalent to 2,090,880 square feet. Multiplying this by the 0.2 floor area ratio in the TD
zone produces an additional buildout potential of approximately 420,000 sq fi.

The Acton Town Planner indicates that 1,190,000 sq. ft. of building area is
possible on site, conservatively. These calculations are detailed in Mr. Bartl’s 11/5/04
affidavit, a copy of which can be found in the Addenda to this report. The Stamski
calculations, which also can be found in the Addenda to this report, suggest that the
1,190,000 sq. ft. figure is sound and conservative.

Acton Zoning says that all areas outside of wetlands, flood plains, rights of way
and easements can be used to calculate floor area potential. Deducting the 18.57 acres of
wetlands, along with an additional 1.5 acres for the gas line easement, produces a figure
of 165+/- acres. This translates into a floor area potential of 1,437,480 square feet.
However, because roadways would need to be extended into the site, this may overstate
the potential.

Based upon each of these sources it is our opinion that the site has the potential
for 1,200,000 square feet of building area on site along with enough room for required
parking and rights of way.
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We know the legally permissible and physically possible uses, but what sfould be
constructed on site as of January 1, 2004? Given the allowed uses, as of the date of
valuation, nothing should immediately be built. A glance back at the Market Analysis
section of this report indicates that as of ‘Winter 2004°, the office, R&D (flex), and
industrial markets were characterized by high vacancy and declining rental rates. Office
vacancy was 20.8% with a total of 32% available for lease if sublease space is included.
The numbers for R&D (flex) and Industrial space were 19.8%/35.8%, and 9.9%/13.8%
respectively. The asking rental rates for office, R&D/flex, and industrial space had
declined 22%, 19%, and 1% respectively in January 2004 from January 2003.

This environment was hardly one encouraging new commercial construction. Not
only would a development of one of these three property types not be financially feasible,
it is unlikely that getting financing from a bank would be possible.

Based upon this analysis, it is our opinion that the highest and best use of the
subject property as of January 1, 2004 would be to postpone development, perhaps for 2-3
years, until market conditions warrant new construction. In past cycles, vacancy must be
consistently below 10% to justify new construction.

With this conclusion in mind, it is our opinion that the likely buyer of the subject
site would be a regional or national developer, who would purchase the site and
‘landbank’ it while beginning the planning and possibly permitting process. Several of
the sales fransactions analyzed in this appraisal involve buyers with a similar strategy.

All of these factors have been taken into consideration in the valuation of the
property.
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APPRAISAL PROCESS

The methodology traditionally used for the valuation of real property is derived
from three basic approaches to value; The Cost Approach, the Sales Comparison
Approach and the Income Capitalization Approach. From the indicated values produced
by each of these approaches and the weight accorded to each, an estimate of market value
is made. The following is a brief summary of the method used in each approach to value.

COST APPROACH

The Cost Approach is devoted to analysis of the physical value of a property; that
is the market value of the land, assuming it were vacant, to which is added the
depreciated value of the improvements to the site. The laiter is estimated to be the
reproduction cost of the improvements less accrued depreciation from all causes.

SALES COMPARISON APPROACH

The Sales Comparison Approach is based upon the principle of substitution, that
is, when a property is replaceable in the market, its value tends to be set at the cost of
acquiring an equally desirable substitute property assuming no costly delay in making the
substitution. Since few properties are ever identical, the necessary adjustments for
differences between comparable properties and the subject property are to a certain extent
a function of the appraisers experience and judgment.

INCOME CAPITALIZATION APPROACH

The Income Capitalization Approach is an analysis of the subject property in
terms of its ability to produce an annual net income in dollars. This estimated net annual
income is then capitalized at a rate commensurate with the relative certainty of its
continuance and the risk involved in ownership of the property.

VALUATION METHODS USED: Because the subject of this report is vacant land
neither the Cost Approach nor Income Approach to value have been presented in this
report. A direct sales comparison analysis using sales of large, industrial/commercial
sites similar to the subject has been utilized in order to estimate the value of the property.
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SALES COMPARISON APPROACH

‘The Sales Comparison Approach is a comparative analysis between the subject
property and recently sold similar properties. In analyzing this sales data, consisting of
arms-length transactions between willing and knowledgeable buyers and sellers, we have
identified price trends from which value parameters may be developed. Comparability
with respect to physical, locational and economic characteristics is an important criterion
in evaluating the sales.

Thas approach starts with research pertaining to relevant property sales and current
offerings throughout the competitive area. The data collected has been analyzed to select
those properties considered most similar to the subject property. In most cases, the
comparison is accomplished by use of a unit of comparison (common denominator).
Adjustments are made to the comparable properties to account for differences between
them and the subject.

As a result of this selection and adjustment process, a range of indicated values of
the subject property has been developed from the comparable data. This range of values
is considered to set the parameters of value for the subject property,

The following comparable sales are considered the most significant valuation
mdicators and serve as the basis for application of the Sales Comparison Approach.

28 AVERY ASSOCIATES

[{ear BsraTe Aperaiscis - COUNSELORS



Property Identification
Record ID

Property Type
Address

Sale Data
Grantor
Grantee

Sale Date

Deed Book/Page
Recorded Plat
Property Rights
Marketing Time
Conditions of Sale
Financing

Sale History
Verification

Sale Price

Land Data
Zoning
Topography
Utilities
Shape

Rail Service
Flood Info

Land Size Information
Gross Land Size
Useable Land Size
Unusable Land Size
Front Footage

Actual/Planned Building SF

Indicators

Sale Price/Gross Acre
Sale Price/Gross SF
Sale Price/Useable Acre
Sale Price/Useable SF
Sale Price/Front Foot

Sale Price/Planned Bldg. SF

Remarks

LAND SALE NO. 1

511
Industrial, Industrial Land

55 Ayer Road, Littleton, Middlesex - South County, Massachusetts

01460

MDSX, Inc.

Littleton Distribution Center LLC
January 14, 2004

41862/73

R21/9

Fee Simple

n/a

Arms lenpth

Cash sale

No prior sale of this property in previous 60 mos.
Meredith & Grew; Selling Brokers; Confirmed by Christopher Bowler

$3,850,000

1-A, Industrial

Rolling

Municipal water, private sewer
Irregular

No

Partial floodplain

109.000 Acres or 4,748,040 SF
100.000 Acres or 4,356,000 SF 91.74%
9.000 Acres or 392,040 SF 8.26%

50 fi via easement for roadway
594,000

335,321
50.81
$38,500
$0.88
377,000
$6.48

This 109 acres was purchased for development of two large distribution buildings totaling 840,000 sq ft.
Prior to this sale, the buyer purchased an abutting 82 acre site from the same seller that contained a 400,000

sq ft older warehouse structure.

Part of the land from the 82 acre purchase along with the 109 acre

purchase, will be used to construct the 840,000 sq ft. The portion of new building area attributable to the
109 acre site is 594,000 sq ft. ‘The 109 acres required the extension of an existing right of way called
"Distribution Way", along with the installation of a cul de sac roadway for the two new buildings called
"Distribution Circle”. The smaller of the 2 new buildings is 95% complete as of March 2005. The land is 3

miles by toad, along Route 2A, to 1-495,

It was considered a good distribution center location as no

residential neighborhoods have to be used to get to the site from [-495. Parcel purchased with no approvals

iz hand.

29

AVERY

SSOCIATES

ReaL Estare Arpratssrs - (GuNsiLORs



wrsar NOF Tidan Corporotion

TPLAN MO 2ET OF T953 7

NOTE

ARCELS L AN ARE MOE BRLIWS LOTS, BT
ARE 3 OF CUWEYED 10 AN(F BWNEXED wir
ROSOINNG LT K04 YO FOKM (VE LIVORADED LOT

EX/STIG DRANOCE SASEMENT, LILITY EASEMENT 4™

SAN UFL COMCRETE CORPURA,
ASSOCLATES, INC OATED LY, BB - RLEN 585 OF 1591,

SHATH NICATES 4 8" FOUND REWMFCRCED DORCRETE
BUMNG MANFACTURED 87 SARVEL CONCRETE CORP
WM SV (% T

FROCERTY SINWN IS LOCATED WITHIY THE WATER
RESOUACE (ESTRICT

53 Ayer Rood Associotes, LLC

rRN2FIPE - 381

ﬂzémm R

& 80 Acres .,0 ¢

e K
% y1gg ¥ LOCUS MAS" scdif - rog oo’
READVIAL ” U]
Litieton  Flanmng  Boord P e ey el vgﬂ % o < 60 ‘ o i
! Canc. M %o 20 30 .
gsmots | UNDER SUSDIviSEN | CONIRUC LA mmm::gm & M’F\ ,Lﬂﬁf}”’zg) FEEF L/ff/Efon. MGS\S
o i . e D MR
o FEQUIREE L XL cambndgs Masaactyvors ;,H_%
73 O I5 3G 7B K02 5 408
DaTE i :i::aNo,,ZAZLongzzz [l s il il M 0 5/\/, Ine.

&'&?.'3_4, SLALE ile2T o ragr
1 ERNEY Ima? TS &M;‘p’/

comecrns wirm o A £
AN REGLER TS (F PeE % \1
HETHETESS O DEES

T T T 4
et Tl o 3743 Do Ho. 8&7
feed, 5k < (?E%Fagg ER

o,
Gagnaror

Oawd £ Ross dssocates, Ire

; ﬁmrnel
Details 5 el
b O G T T R A D C T A I T

w - (RS

1# d71vs



Property Identification
Record ID

Property Type
Address

Sale Data
Grantor
Grantee

Sale Date

Deed Book/Page
Recorded Plat
Property Rights
Marketing Time
Conditions of Sale
Financing

Sale History
Verification

Sale Price

Land Data
Zoning
Topography
Utilities
Shape

Land Size Information
Gross Land Size
Useable Land Size
Front Footage

Actual/Planned Building SF

Indicators

Sale Price/Gross Acre
Sale Price/Gross S¥
Sale Price/Useable Acre
Sale Price/Useable SF
Sale Price/Front Foot

Sale Price/Planned Bldg. SF

Remarks

3 non contiguous parcels of land located off of Adams Place.

LAND SALE NO, 2

512

Vacant developable commercial land, Office/R&D development site
Parcels 2-2-129, 2-2-130, 1-2-126 Adams Place, Boxborough,
Middiesex - South County, Massachusetts 01719

Blakeley Investment Co. LP

Boxborough Adams Realty Trust (Gutierrez Co)
September 26, 2001

33709/268

Listed in Address

Fee Simple

n/a

Arms length

Cash sale

No prior sale in previous 60 months
Seller; Confirmed by Christopher Bowler

$2,000,000

O-P, Office Park

Gentle slope

Private well, septic needed
Irregular

45.064 Acres or 1,962,988 SF

42.000 Acres or 1,829,520 SF 93.20%

1584 ft Total Frontage: 1400 ft Adams Place; 184 ft Massachusetts
Avenue

197,000

$44.381
51.02
347,619
$1.09
$1,263
$10.15

This private way is located near the

intersection of Route 111 and [-495. Adams Place contains a Holiday Inn Hotel as well as the vacant land.
The land has over 2,200 feet of frontage along 1-495 as well, although access directly from this highway is
not possible. In 2003 a similar parcel of land containing 56 acres was approved by the town for office/light
industrial of 245,000 sq fi. The 197,000 sq ft projection for the subject parcel is based upon this ratio. This
land was purchased with no approvals in hand, to land bank only. Buyer indicates no development for 2-3

years. Good access to major highways. Utility situation is fair only.
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Property Identification
Record ID

Property Type
Address

Sale Data
Grantor
Grantee

Sale Date

Deed Book/Page
Property Rights
Marketing Time
Conditions of Sale
Financing

Sale History
Verification

Sale Price

Land Data
Zoning
Topography
Utilities
Shape

Flood Info

Land Size Information
Gross Land Size
Useable Land Size
Front Footage

Indicators

Sale Price/Gross Acre
Sale Price/Gross SF
Sale Price/Useable Acre
Sale Price/Useable SF
Sale Price/Front Foot

Remarks

LAND SALE NO. 3

513

industrial, Industrial Land

12 Union Street/59 Brigham Street, Westboro, Worcester County,
Massachusetts 01581

Tyrolit North America Inc.

Westborough CC LLC

June 27, 2003

30642/307

Fee simple

2 years

Arms length

Cash sale

No prior sale of this property in previous 60 mos.
Listing broker - Parsons Commercial; Confirmed by Christopher
Bowler

$5,500,000

I, Industrial

Generally level

Municipal water, sewer, gas, electric
Irregular

Yes, extensive floodplain

253.920 Acres or 11,060,755 SF
100.000 Acres or 4,356,000 SF 39.38%
946 ft Brigham St, Union St

$21,660
$0.50
$55,000
$1.26
$5,816

This is a two part transaction involving the former Bay State Abrasives site in Downtown Westboro, In
June of 2003 approximately 1/2 of the property was purchased at $2.3 million (Bk 30642/207). In
December of 2003 the remaining portion of the property was purchased for $2.2 million (Bk 32507/68).
This is a vacant, contaminated site improved with approximately 678,000 sq ft of dilapidated industrial
buildings. The site is a Massachusetts "Brownfield" site, contaminated in the past by the abrasives
manufacturer. Included on the 253+ acres is over 40 acres of industrial landfill, The property was
purchased by a New York developer, as an industrial site only, with no approvals in hand. The only
contingency was that the developer would be granted a "covenant not to sue" by the State, which was
granted. This grants the buyer indermification for any contamination found on site cause by previous
ownership. The site is now in the process of being re-zoned for retail, office, and residential use. Only
development of the front 22 acres is planned at this time, The rear acreage will be developed later. All
buildings need to be razed. Extensive wetlands on site.
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Property Identification
Record ID

Property Type
Address

Sale Data
Grantor
Grantee

Sale Date

Deed Book/Page
Property Rights
Marketing Time
Conditions of Sale
Financing

Sale History
Verification

Sale Price

Land Data
Zoning
Topography
Utilities
Shape

Land Size Information
Gross Land Size
Useable Land Size
Front Footage

Actual/Planned Building SF

Indicators

Sale Price/Gross Acre
Sale Price/Gross SF
Sale Price/Useable Acre
Sale Price/Useable SF
Sale Price/Front Foot

Sale Price/Planned Bldg. SF

Remarks

LAND SALE NO. 4

514

Industrial Land, Office Building Site

West Park Drive, Westboro, Worcester County, Massachusetts 01581

WO/TIB-L Real Estate LP

West Park 1200 LLC (Carruth Capital)

April 1, 2003
29614/11 etal
Fee simple

60 days

Arms length
Cash sale

No prior sale in previcus 60 months
Buyer; Carruth Capital; Confirmed by Christopher Bowler

$7,500,000

I-B, Industrial
Rolling

All available
{rregular

67.851 Acres or 2,955,590 SF

67.851 Acres or 2,955,590 SF 100.00%

5000 ft West Park Drive
755,000

$110,536
$2.54
$110,536
$2.54
$1,500
$9.93

This is the purchase of the remaining developable sites in the Westboro Office Park. The land is located at
the intersection of 1-495 and Route 9 and is considered one of the top office locations along the 1-495 site.
The Westboro Office Park is a master planned site with 6 existing buildings. The 5 sites purchased are not
all contiguous. The land has received MEPA approvals for development of 755,000 sq ft. One of the sites
is additionally approved by the town for 140,000 sq ft. Sites would require some installation of private
driveways. The land was purchased by a Boston based developer to landbank only. No development

planned for 2-3 years.
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Property Identification
Record ID

Property Type
Address

Sale Data
Granter
Grantee

Sale Date

Deed Book/Page
Recorded Plat
Property Rights
Marketing Time
Conditions of Sale
Financing

Sale History
Verification

Sale Price

Land Data
Zoning
Topography
Utilities
Shape

Rail Service

Land Size Information
Gross Land Size
Useable Land Size
Front Footage

Indicators

Sale Price/Gross Acre
Sale Price/Gross SF
Sale Price/Useable Acre
Sale Price/Useable SF
Sale Price/Front Foot

Remarks

LAND SALENO. 5

515
Industrial, Industrial Land
West Street, Auburn, Worcester County, Massachusetts 01501

SDC Realty LLC ¢/o Arthur Pappas
Building Exchange Co for CSX Transportation
January 2, 2003

28609/146

46/4

Fee simple

n/a

Arms length

Cash sale

No prior sale in previous 60 months
Seller; Confirmed by Christopher Bowler

$1,583,582

IA, Industrial

Rolling

Private septic and well needed
Irregular

Yes, abuts freight rail line

79.179 Acres or 3,449,037 SF
40.000 Acres or 1,742,400 SF 50.52%
264 ft West Street

$20,000
$0.46
$39,590
3091
$5,998

Rolling site purchased on behalf of CSX Transportation for development of a distribution facility that will
have rail service. Only 1/2 of site is upland. No plans were submitted as of 1/1/04 for development of this
site. Purchased for landbanking only, as buyer thought the site ideal for future use.
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Propertv Identification
Record ID

Property Type
Address

Sale Data
Grantor
Grantee

Sale Date

Deed Beok/Page
Recorded Plat
Property Rights
Marketing Time
Conditions of Sale
Financing

Sale History
Verification

Sale Price

Land Data
Zoning
Topography
Utilities
Shape

Flood Info

Land Size Information
Gross Land Size
Useable Land Size
Front Footage

Indicators

Sale Price/Gross Acre
Sale Price/Gross SF
Sale Price/Useable Acre
Sale Price/Useable SF
Sale Price/Front Foot

Remarks

LAND SALE NO. 6

516
Industrial, Industrial Land
Route 140, Taunton, Bristol County, Massachusetts 02718

Hall Woods Realty Trust

Taunton Development Corporation
February 13, 2003

11623722

21513

Fee simple

n/a

Arms length

Conventional; $2.5 million; Ist Bristol Savings
No prior sale in previous 60 months
Buyer; Confirmed by Christopher Bowler

$6,000,000

G, General Industrial
Generally level

All available

Irregular

Yes, extensive floodplain

250.000 Acres or 10,890,000 SF
150.000 Acres or 6,534,000 SF 60.00%
125 ft Stevens

$24,000
$0.55
340,000
$0.92
$48,000

Land purchased as part of a 350 acre industrial park near the I-495/Route 140 interchange. The land will
require infrastructure installation to develop. Purchased for landbanking only. No plans to construct at

present.
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Sales Comparison Analysis (cont).

Because the subject is rather unique, being 185.23 acres of land inside the 1-495
belt, we extended the search for comparable data to all of eastern and central
Massachusetts,

We have compared the sales to the subject primarily on a price per usable acre
basis, with 160 being the projected usable acreage for the subject. Secondary units of
comparison were price per square foot of allowed buildout, and price per total acres.
The projections for the subject in these categories are 1,200,000 sq ft and 185.53 acres
respectively.

All sales were first adjusted for conditions of sale, financing, property rights
conveyed. In this case, there were no adjustments needed.

A time, “market conditions” adjustment was then considered. The data provided
in the Market Analysis section of this report indicates that overall commercial property
values were increasing before and after the January 1, 2004 date of valuation. However,
this was for improved properties. The market to lease new space, and thus construct new
space, was plagued by high vacancy and low rents. Thus the demand to purchase sites for
new commercial construction was not high. The primary purchasers of large tracts of
industrial zoned land at the time were ‘landbankers’, willing to wait for the next up-cycle.
With this empirical evidence, we have made no time adjustments to the sales, and
considered the market for very large development sites fairly stagnant. This premise is
supported by a review of the land sales in the aforementioned Forest Ridge Park in which
a 1999 sale closed at $108,000 per acre, while an October 2001 sale closed at $107,000+
per acre.

The6 comparable sales are shown on the following comparison grid:
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Annual Time Adjustment 0.00%

Monthly Time Adjustment 0.00%
Date of Valuation 1-Jan-04
Sale Price Size of Price/sf COMPARISON TO SUBJEGT
Price/ Land Price/ Usable Per Buildings  of Allowed Site Utility  Approved for  Infrastructure Access to Size Utilities
# Address Date Area {ac) Acre Area {ac) Usable Ac. Permitted Area Location ({wet, flood} Development Required Major Highway Category Available
SUBJECT e 185.53 e 160.00 e e 1,200,000 e Average Moderate No Yes Average Very Large  Muni sewer,
watar
1 55 Ayer Road $ 3,850,000 109.00 § 35321 10000 & 38,500 584,000 % 648 Fair + Superior No Yes Average Very Large Septic
Littieton 14-Jar-04 required
2 Adams Place $ 2,000,000 45.06 544,381 42.00 5 47819 147,000 % 10.15 Good Supsrior Mo Mo Good Medium Septic
Boxborough 26-Sep-01 required
3 Union/Brigham St $ 5,500,000 25392 $ 21,660 10000 % 55000 n/a ra Average inferior Mo Yes Average Very Large  Muni sewer,
Waestboro 27-Jure03 waler
s 4 West Park Drive $ 7,500,000 67.85 $ 110,536 67.85 $ 110,536 765,000 $ 893 | Excellent Supesor Yes Limited Excellent Medium Muri sewer,
o Wastboro 1-Apr-03 waler
5 West St $ 1,583,582 78.18 $ 20,000 48.00 3§ 39,590 na ra Fair Infericr No Yes Fair Mediumn Septic
Aubum 2-Jan-03 required
& Route 140 $ 6,000,000 25000 § 24,000 15000 & 40,000 nfa nfa Fair Simitar No Yes Average Very Large  Murd sewer,
Taunton 13-Feb-03 water
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Sales Comparison Analysis (cont.)
The sales have been compared to the subject in the following categories:

Overall location.

Site Utility (presence of wetlands/floodplain).
Approvals.

Infrastructure requirements.

Access to major highways.

Size.

Available utilities.

s & & & & & »

The ‘location’ category is fairly self explanatory. In terms of ‘site utility’, the
subject is moderately affected by wetlands and steep slopes. Land without wetlands and
slopes is considered superior due to lowered site development costs. The ‘infrastructure
required’ category refers to sites that required interior roadways and utility extensions as
part of the development. In the case of the subject, roadways would be needed to be
installed and water and sewer lines extended. ‘Access to major highways’ is also fairly
self explanatory. Being next to an interstate is superior than a downtown location or one
that is over 3 miles form a major highway.

In the ‘size’ category, very large sites tend to sell for less on a per acre basis than
similar sites that are smaller. The inverse 1s also true. But why is this the case? One
theory is that with a 20 acre parcel, there is likely 100 or more potential purchasers. With
a 200 acre parcel, there are only a handful of buyers that could purchase a property of this
size. Therefore, there is a discount, on a per acre basis, for the acreage that exceeds m
size what is considered ‘typical’ in a given market. Another theory is that of the “bulk’
purchase. In our society, whether it is food or any other commodity, the per unit price
goes down as more of a product is purchased.

The final category for comparison is ‘utilities available’. A site readily connected
to municipal water and sewer 1s superior o a site requiring private septic and wells. The
reason is primarily cost. A private septic system, treatment plant for 1,200,000 sq ft of
office space can (assuming it is permittable) cost between $500,000 and $1,500,000. A
site with municipal sewer available does not require this expenditure. For the subject
site, this means a cost per usable acre savings of between $3,000 and $9,000.

Sale #1 has a price per usable acre of $38,500. It is slightly inferior to the subject
in that it is west of the 1-495 belt on the Ayer line. 1t is our opinion that the subjects
location is superior as it is significantly closer to Boston and the Route 128 beltway. This
site did require installation of a roadway for development. Tt also required private septic
systems, which is significantly more expensive that a site with municipal sewer available.
This sale is superior to the subject in terms of site utility in that it had less wetlands and
less sloping areas. Overall, the subject is superior to this sale.

Sale #2 is located adjacent to 1-495 in Boxborough. This location is superior to
the subject, as is the site utility. The access to major highways is superior. The site is
much smaller, which tends to overstate the price per acre in comparison to the subject.
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The utilities available for this site are inferior to the subject. Overall, this sale 1s superior
to the subject. Its” price per usable acre is $47,619.

Sale #3 is quite similar to the subject in that it had a history of contamination. It
was purchased with indemnification against lawsuits regarding any past contamination on
site, very similar to the situation a buyer of the subject site would enjoy. This sale is
similar to the subject in all categories. It is slightly superior in that, while it was only
zoned industrial, the buyers did have feedback from the town that it was receptive to
some zone changes. The price per usable acre from this sale was $55,000.

Sale #4 is superior to the subject in all categories. This is land approved for office
development, located in a top location, with municipal utilities stubbed to all sites. There
are virtually no wetlands involved. Iis price per usable acre was $110,536.

Sale #5 1s inferior to the subject in terms of location and utilities available. lIts
price per usable acre was $39,590. Tt is smaller than the subject, which means its per acre
mndicator is overstated in comparison to the subject.

Sale #6 s similar to the subject in all categories except location. This property is
located outside of Greater Boston, closer to the Rhode Island border. Its price per usable
acre was $40,000.

Three of 6 sales were purchased with a solid indication of the building potential
on site. Sales #1, #2, and #4 sold at $6.48, $10.15, and $9.93 per square foot of permitted
building area respectively.

A review and analysis of the 6 sales indicates that #1, #2, #3, and #6 are most
similar overall to the subject. The price per usable acre for the subject should be slightly
higher than the $38,500 and $40,000 indicated by #1 and #6. It should be below the
$47,619 indicated by Sale #2. It should be lower than the $55,000 indicated by #3.

Based upon a review of the 6 sales, but with most emphasis placed upon the 4
referenced in the preceding paragraph, it is our opinion that an appropriate indicator for
the subject is $40,000 per usable acre.

Summary/Reconciliation: The value of the subject site as of January 1, 2004 is as
follows:

Usable Acreage (NULA)
160+/- acres X 540,000 per acre $6,4060,000

This value translates into a price per square foot of potential buildout of $5.33. In
comparison to the indicators from the 3 sales, this suggests the $6.4 million indication
may be conservative. However, because it is possible that a development of the subject
site, given its past contamination history, may be more costly in terms of infrastructure, it
1s our opinion that the $6.4 million indicator is supported.
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RECONCILIATION

The final step in estimating the market value of the subject property is a
correlation of the value from each of the approaches utilized in the appraisal process.
Because the subject of this report is vacant land neither the Cost Approach nor Income
Approach to value were used in this analysis. A direct sales comparison analysis using
sales of large, industrial/commercial sites similar to the subject has been utilized in order
to estimate the value of the property.

The sales comparison approach is considered a good indication of the value of the
property. While none of the 6 sales were ‘exactly’ similar to the subject, they did provide
a reasonable range in which the value of the subject property should fall. The six were
compared to the subject primarily on a price per usable acre (NULA) basis. After
reconciliation, an indicator of $40,000 per usable acre was deemed appropriate, and
multiplied by the subject’s 160+/- usable acres to produce a value of $6,400,000.

Based upon the methods of valuation used in this report, it is our opinion that the
market value of the subject property, as of January 1, 2004 was:

SIX MILLION FOUR HUNDRED THOUSAND (56,400,000) DOLLARS
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CERTIFICATION OF VALUE
We certify that, to the best of our knowledge and belief...

¢ The statements of fact contained in this report are true and correct.

» The reported analyses, opinions, and conclusions are limited only by the
reported assumptions and himiting conditions, and are our personal unbiased
professional analyses, opinions, and conclusions.

e We have no present or prospective nterest in the property that is the subject of
this report, and we have no personal interest or bias with respect to the parties
involved.

e Qur compensation is not contingent on an action or event resulting from the
analyses, opinions, or conclusions in, or the use of this report.

» QOur analyses, opinions, and conclusions were developed, and this report has
been prepared, in conformity with the requirements of the Code of
Professional Ethics and the Standards of Professional Practice of the Appraisal
Institute.

» The use of this report is subject to the requirements of the Appraisal Institute
relating to review by its duly authorized representatives.

e Mr. Bowler and Mr. Avery are currently certified under the voluntary
continuing education program of the Appraisal Institute.

e We have made a personal inspection of the property that is the subject of this
report.

¢ No one provided significant professional assistance to the persons signing this
report.

» The appraisal assignment was not based on a requested minimum valuation, a
specific valuation, or the approval of a loan.

Based upon the data presented above, it is our opinion that the market value of the
fee simple interest in the subject property, subject to the assumptions and limiting
conditions contained in our report, as of January 1, 2004 was:

. SIX,MILLION FOUR HUNDRED THOUSAND ($6 400,000) DOLLARS

NI

hfi\/iassachusetts Certiﬁed Generai M sachusetts Certifjed General
Real Estate Appraiser #495 Reg] Estate Appraiser #26
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DEED & EASEMENT PLAN TO “PLANT ROAD”
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Transler Qertificate of Title

BE.D02 PG.69

No. J70419

From TransFer Certificate No. 142840 in Registcsclon fook B4k, Page 90

" Originally Reglstered Deceaber 24, 1973 for the South Regletry District of

Middlesex County

Vji;is is to @ertify 1hat
* C. Edward Rockett, of Wayland in the County of Hiddlesex and
toamonwcalth of Massachusetts, Teustee of R and C Reslty Trust under a
Beclatutfon of Trust daied April 13, 1984 and reglatered April 17, 1984, being
Docwment No., 658664, filed fa the Land Reglstration Oiffce for the Scuth

Regiatry Dletrict of Middlesx Cousty,
‘is the owner in fee aleple, with power to mell, uorigage and lense,

of that gertaln parcel of land nituate In Acton

.in the County of Middlessx and naid Comsonwealch, described as follows:

Horthwesterly by lot 10 {Knok Trall) as shown oa plan hereinmfter
mentioned, four huundred twenty und 767100 feet;

Mortheasterly by lot 19 on said plaa, sixty—fomr agd BJ/160 feer;

Southensterly by land pow or formerly uf Dewey & Almy Chemical Co-,
three tandced forty~five and 17/300 fect;

Southwesterly by lot 17 on rald plan, twa hundred thirty-nine and
G2/100 feet.

- Said parrel ls shown as Jot 13 on said plan, (Plan No. 25398H).

‘Al of safd boundaries are determined by the Court te be located as shown on
subdivislon plam, as approved by the Court, [iled {a the lLand Reglstration
ffice, & copy of which is filed  in the Raglstry of Deeds for the South
glatey Mutrler of xi.!dleeex Cotml;y in Reglstration Book B94, Page 188, with

Certificate 152938, . .

S¢ much of the above deccribed 1and as is included within the area marked
Boston Bdison Co., Powsr Llne™ oh gaid plan fs subject te cights sod easemeal
s set Forth In a grant wade by &etem States Farmera'’ Exchange Incorporated
itoe the Boston Flimon Cospany, dated September 13, 1946, duly recorded in Book
175, Page 4319.

So much of the above described Jaod se fs included within the limits of
Jaut Road, approximately shown on aid plan, is sublect ko a right of way ng
21 forth In a deed glven by -sald Fastarn GEALES ~¥armers' —ERCNARGe
ncorpotated to Dewey k Alwmy Ch } Co., dated Kugust 13, Y9557 oy recorded

. The above described Jand {s subjeckt to the right to draw waler froe the posd

u sald land, and other rights costainsd In the Ffourth paragraph of a deed
Even by the Eastern States Farmers® Erchange Incorporated to  the
spachusettn Broken Stone Lo., dated September 16, 1949, duly cecorded 1a
ok 7490, Page 20. g

The abave deccribed land 18 subject to the following express covepant and
sgreeseat set forth in a deed glvep by Chacles £. D. Fletcher to Faatern
:States PFarmers' Exchange, dated Octaober 3, 1944, duly recorded in look 5808,
Page 251, as followa:

“we grantee, it succeasors and assigna, agress to hold the grastor, his
heled, executura, administrators asd nasigny Forever, free and harmless fron
20 ¢ladm or liabilfty nf any nature wvhatsocver bused upon or arising oa oc
#fter the date of delivery of this deed, out of, the condiilon of the proalues
hereby conveyed o anything happenfng upon sald premtaes, or aay use or
‘mrupancy of sa1d premizen”.

The abova deoscrited Jand s also snbject to ail rights of way and Flowags
righta as used and In cxlstance Ar the date of, and a3 eet ferth in, sald deed
slven Ly Charlea E. D. Fletcher to Eastera States Pacmers® [Exchange, dated

" Beinber $, 1944, duly recorded In Book 6808, Page 251,
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U.S. Environmental Protection Agency
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Site Description
[Back to Top]

The W. R. Grace Acton Plant Site, is located in the towns of Acton and Concord,
Massachusetts; located off of Independence Road and covers approximately 260
acres. The Site is bounded to the North in part by Fort Pond Brook and to the East
and South by the Assabet River. industrial parks and a gravel pit border the site to
the south and residential housing borders the site to the west and northeast.

The site had been the former location of the American Cyanamid Company and
the Dewey & Almy Chemical Company. These companies produced sealant
products for rubber containers, latex products, plasticizers, resins, and other
products. W. R. Grace purchased the properties and operations from American
Cyanamid and Dewey & Almy in 1954. The Grace operations at the W. R. Grace
facility included the production of materials used to make concrete, container
sealing compounds, latex products and paper and plastic battery separators.
Effluent wastes from the manufacturing process were disposed of into several
unlined lagoons {the Primary Lagoon, Secondary Lagoon, North Lagoon, and
Emergency Lagoon), and solid and hazardous wastes were buried in or placed
onto an on-site industrial landfill and several other disposal areas. These other
waste sites included the Battery Separator Lagoons, the Battery Separator Chip
Pite, the Boiler Lagoon, and the Tank Car Area. In addition, the by-products of
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some chemical processes were also disposed of in the Blowdown Pit. All
discharges to the unlined pits were ceased by W.R Grace in 1980

Since 1973, residents in South Acton have filed complaints about periodic odors
and irritants in the air around the W. R. Grace plant. Sampling of Assabet | & II, by
the Town of Acton in 1978 indicated that the two municipal wells, contained
detectable concentrations of 1,1 DCE. As a result of these findings, the Town of
Acton took the precautionary measure of temporarily closing the two wells. As part
of an agreement and settlement with W.R. Grace, The Acton Water District
(AWD), installed, operates and maintains air stripper units which removes any
volatile organic compounds that may be present in groundwater pumped from
Assabet 1, Assabet 2, Scribner, Lawsbrook and Christofferson Town welis. The
AWD routinely treats and samples the water they provide to their users to ensure
that all safe drinking water quality standards are met.

Threats and Contaminants
[Back to Top]

Groundwater is contaminated with Volatile Organic Compounds (VOCs) including
1,1,DCE, Benzene and inorganics including iron, manganese, lead, arsenic,
chromium, and nickel. The hazardous soils and sludges in the disposal areas
were contaminated primarily with arsenic and VOCs, including vinyl chloride, ethyl
benzene, benzene, 1,1-dichlorethylene, and bis(2-ethylhexyl)phthalate. Cleanup
and remediation of the soils and sludge disposal areas was completed in 1997.
Approximately 100,00 cubic yards of contaminated materials were removed and
properly disposed of. A Remedial Investigation/Feasibility study and a human
health and ecological risk assessment are currently in the final stages of
completion to determine if the groundwater, surface water and or sediments pose
any unacceptable risk(s) at the site.

Cleanup Approach
[Back to Top]

The site is being addressed in four stages: Interim Actions and three long-term
operable unit (OU) remedial phases which focus on aquifer restoration:

(OU 1), soil removal and remediation, landfill and lagoon closures
(OU 2), residual soil contamination
(OU 3), on-site and off-site groundwater, surface water, sediments and wetlands.

OU 1 & OU 2 activities have been completed. OU 3 activities are currently
ongoing

Response Action Status
[Back to Top)

Initial Action The parties potentially responsible for site contamination
removed hazardous storage tanks from the site in 1982
and 1983.

Aquifer Restoration The responsible party have installed and operated an
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Aquifer Restoration System (ARS). This system pumps
contaminated groundwater and then removes the
contaminants by air stripping/volatilization. The ARS has
been in operation since 1985 in an attempt to mitigate
the discharge of contaminated groundwater to Assabet
Wells #1 & 2, the Assabet River, Fort Pond Brook and
various other water bodies. Supplemental engineering
studies began in late 1998 to evaluate the effectiveness
and capture zones of the aquifer restoration facility and
to determine the complete extent and nature of
groundwater contamination. If necessary, modifications
will be made to upgrade the current groundwater
treatment facility or possibly expand the areal coverage
during OU 3 activities.

Landfill and Lagoon | The EPA's recommended cleanup plan included:
Closure excavating and transporting for off-site incineration the
’ highly contaminated material from the Blowdown Pi;

excavating and stabilizing the material in the Blowdown
Pit, the Primary Lagoon, Secondary Lagoon, North
L.agoon, and Emergency Lagoon by mixing it with
cement, lime, and fly ash to form a solid; excavating the
soils from the Battery Separator Lagoons, Boiler Lagoon,
and Tank Car area; placing both the stabilized and non-
stabilized materials excavated from the site in the
{existéng industrial landfill and covering these materials

ith a cap to prevent surface water or rain water from
coming into contact with the buried contaminants; closing
the Chip Pile area; modifying the Aquifer Restoration
System to address emission controls; and extensive
monitoring activities in each area. The design for this
remedy (OU1 & 2) was conducted in phases and
completed in 1993. Remediation and construction was
complieted in June 1997. Just over 100,000 cubic yards
of contaminated materials were removed and properly

disposed of.
Groundwater Since 1985 W.R. Grace has maintained and operated a
Treatment groundwater pump and treatment system which removes

volatile organic compounds from groundwater. Currently
the responsible party has been performing a Remedial
investigation/Feasibility Study and human health &
ecological risk assessment for on and off site
groundwater, surface water and sediments to determine
the nature, extent, levels and threats of hazardous
contaminants. A Final Remedial Investigation/Feasibility
Study (RI/FS) will be prepared and submitted by the
potentially responsible parties under EPA,
Massachusetts Department of Environmental Protection
(MADEP) and town oversight by the end of June, 2005.
Other RI/FS activities include the preparation of a
groundwater flow model, feasibility study, an ecological &
human health risk assessment to determine if there are
any unacceptable risk to people or the environment.
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' Environmental Progress

Removing the storage tanks, contaminated materials and installing the aquifer
restoration system have greatly reduced the potential for exposure to hazardous
substances in groundwater, making the W. R. Grace site safer while additional
cleanup activities and subsurface investigations are underway. By September of
1997 over 100,000 cubic yards of contaminated materials were excavated, treated
on-site by thermal treatment & solidification. Some of these highly contaminated
materials were shipped offsite, for proper disposal. After the on-site contaminated
materials were thermally treated and solidified, the inert material was then placed
beneath an impermeable cap, in the on-site Industrial Landfill. The Aquifer
Restoration System (ARS), has removed approximately 7,600 pounds of total
VOCs from groundwater.

Current Site Status
[Back to Top]

0OU 1 and OU 2 activities at the site have been completed. Activities included the
removal, solidification/stabilization, and placement/capping of contaminated soils
and sludges into an on-site landfill. A Five Year Review {a review of the
protectiveness of the clean up) was completed for the site in September, 1999
and a Second Five Year Review was completed in September of 2004. The
results from both Five Year Reviews were consistant with eachother and
determined that the clean up for OU | currently protects human health & the
environment. A groundwater recovery and air stripping tower (the ARS} is
currently operating at the site and its effectiveness is currently being evaluated as
part of the Remedial Investigation/Feasibility Study for OU 3. Currently the
potentially responsible parties are completeing the RI/FS for on-site and off-site
groundwater contamination, under EPA, MADEP and local Town oversight. Also
in September of 2004, EPA completed a Draft Preliminary Reuse Assessment for
the Acton propoerty. A final Reuse Assessment will be finalized and made
available by the summer of 2005.

Site Photos
[Back to Top]

» (See Photograph Links Below)

Links to Other Site Information
[Back to Top]

Disclaimer Instructions about POF [}
Maps and Photos:
View of Sinking Pond Looking East from Effluent Discharge (234KB} 7

East View from Industrial Capped Landfill (190KB) 73
Former Source Area that has been Remediated (202KB) [}
Clean Water Treatment System Discharge (249KB) &

Newsletters & Press Releases:
Recent Press Releases about this project (if any)

Community Update, December 2002 (455KB) 7}

Federal Register Notices:
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Final NPL Listing

Reports and Studies:
Five Year Review Report, September 29, 1999 (785KB)

Response to July 13, 1999 Government Party Comments on Phase 1 Remedial
investigation Work Plan, November 12, 1999 (2,037KB) i

Addendum to the Phase 1 Remedial Investigation Work Plan, January 14, 2000
(1,806KB) 2

Second Five Year Review Report, September 28, 2004 (7,139KB) 3

Decision Documents:
View Records of Decision (RODS) on-line (EPA HQ)

Other Links:
NPL Site Narrative at Listing:

Site Repositories

Acton Public Library, 486 Main Street, Acton, MA 01720
EPA New England Records Center, One Congress Street, Boston, MA 02114
(617)918-1440

Contacts
[Back to Top

EPA Remedial Project Mr. Derrick Golden

Manager:

Address: One Congress Street, Suite 1100 (HBO)
Boston, MA 02114-2023

Phone #: (617)918-1448

E-Mail Address: golden.derrick@epa.gov

EPA Community Invelvement Sarah White
Coordinator:

Address: " One Congress Street, Suite 1100 (HIO)
Boston, MA 02114-2023

Phone #: (617) 918-1026

E-Mail Address: white.sarah@epa.qgov

State Agency Contact: Mr. Daniel Keefe

Address: MADEP
One Winter Street
Boston, MA 02108

Phone #: 617-292-5940

E-Mail Address: Daniel . Keefe@state.ma.us

Serving Connecticut, Maine, Massachusetts, New Hampshire, Rhode Istand, Vermont, & 10 Tribal Nations

EfA Home | Privacy and Security Notice | Contact Us
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IN THE UNITED STATES BANKRUPTCY COURT
FOR THE DISTRICT OF DELWARE

IN RE: CHAPTER 11

W.R. GRACE & CO,, ET AlL. CASE NO. 01-01139 (JFK)

JOINTLY ADMINISTERED

DEBTORS.

AFFIDAVIT OF ROLAND BARTL

1, Roland Bartl, being duly swormn, state as follows:

1. 1am the Town Planner for the Town of Acton, Massachusetts (“Town™). lam a
member of the American Institute of Certified Planners (“AICP”) and the American
Planning Association (APA). As a general practitioner in the planning field, my
experience in city and town planning includes master planning, resource and build-out
analyses, zoning, subdivision control, permit administration, and many related topics. I
have held the position of Town Planner in Acton since1988. My respounsibilities include
advising the planning board, researching and drafting proposed bylaws, performing or
overseeing all executive functions of the Town’s Planning Board. I make this affidavit
upon personal knowledge and, where applicable, upon personal knowledge of the

authenticity of records within my custody as Town Planner.

2. Tam familiar with property owned by W.R. Grace & Co. - Conn. (“Grace”™),
located off Parker Street and Independence Road, shown as Map I4, Parcels 5, 6 and 7,
Map I3, Parcels 4 and 135, and Map H3, Parcel 251 on the Town’s Assessors maps

(“Property”). Pursuant to the Town of Acton Zoning Bylaw, the Property is located



entirely within the Technology District, and in the Groundwater Protection Districts

(largely Zone 3).

3. Ihave reviewed “Debtors” Response in Opposition to the Town of Acton’s
Motion for Relief from the Automatic Stay and for Related Determinations” dated October
29, 2004 (“Response”), and the draft “Preliminary Reuse Assessment” dated September

2004 prepared for the Environmental Protection Agency attached thereto.

4. In Grace’s Executive Summary (“ES”) attached to the EPA Preliminary Reuse
Assessment, Grace asseris that it owns 187 acres in Acton (ES p. 1), but that the “Net
Usable Land Area” after taking into account all of the alleged limiting factors and

environmental constraints on the property is 119 acres (ES p. 3).

5. On Page 9 of the Debtors’ Response, Grace indicates that “the Town has assumed
that the Debtors [sic] parcels can be developed for 1,190,000 square feet of office space.”
That number correlates with the Sewer Commissioners’ sewer assessment votes taken on

9/13/04.

6. In accordance with the formula in the Acton Sewer Assessment Bylaw and the
current Acton Zoning Bylaw, the 1,190,000 square foot number is based on a total
acreage of 151.84 acres (the actual portion of the Grace property being assessed) with a

developable site area of 136.59 acres. Not all of Grace’s property in Acton is included in



the sewer betterment district, and Grace’s calculation of “net usable land area” is defined

very differently from Acton’s developable site area under the Zoning Bylaw.'

7. Nonetheless, accepting for discussion purposes Grace’s assertion that the “Net
Usable Land Area” of its Acton property after taking into account all of the alleged
limiting factors and environmental constraints on the property is 119 acres (with 27 Acres
in Area 1 and 92 acres in Area 2)(ES p. 3), I have estimated the land area needed to build
1,190,000 square feet of office space in the Technology District under the Acton Zoning
Bylaw as approximately 40.0127 acres, calculated as follows:

. 1,190,000 square feet of office building net floor area requires
approximately 10.0168 acres of land in building footprints assuming gross
floor area at 10% over net floor area and 3-story buildings.

. 1,190,000 square feet of office building net floor area requires 4,760
parking spaces based on the zoning requirement of 1 space per 250 sq. fi.
of building net floor area.

. Based on zoning requirements of 9° x 18.5” for each parking space plus 9’
x 127 for half the width of a maneuvering aisle, one parking space requires

274.5 square feet of land area.

. The total acreage needed for surface parking, including mancuvering
aisles is approximately 29.9959 acres (4,760 x 274.5).

8. As a result, Grace has more than enough “Net Usable Land Area” - even by its
own highly conservative calculation - to accommodate 1,190,000 square feet of office

buildings including the building footprints, parking spaces, and maneuvering aisles, with

! For example, Grace asserts that all land with “steep slopes™ greater than 15% (said to

be about 72 acres of its property) is undevelopable (ES p. 2). A slope of 15% translates to a grade with
2" of rise per foot of run. Development can and does regularly occur on land with such a slope. In fact,
it is only twice as steep as the State of Massachusetts allows for handicapped access ramps for disabled
individuals to negotiate in wheelchairs. To imply that this minor grade is too steep to allow for
construction is unfounded, especialiy when the underlying soils are some of the easiest soils o grade (cut
and f#l).



more than 50% of its “Net Usable Land Area” left over for driveways, inefficient parking

layouts, landscaping, pedestrian amenities, etc.?

Signed Under Penalties of Perjury this gf{day of November, 2004,

Bl A XD

Roland Barll i —

JURAT

COMMONWEALTH OF MASSACHUSETTS
COUNTY OF MIDDLESEX

On this ___ day of November, 2004, before me, the undersigned Notary Public,
personally appeared the foregoing Roland Bart, proved to me through satisfactory
evidence of identification, which was ? VD, nc{:_,d—(, { \L N0 AN

1T Wwe ) ! to be the person whose name
is signed on the preceding document, and who swore or affirmed to me that the contents
of the document are truthful and accurate to the best of his knowledge and belief.

C M g g‘ Wy ><gqg ___(official signature and seal of notary)

My commission expires )Q/{) F 2{_0/, 2. 00E>

2 Of Grace's asserted 119 acres of “Net Usable Land Area,” all 92 acres in Area 2 were
bettered by the Town (fronting as it does on Independence Road, a sewered street), and some of the 27
Acres in Area 1 were bettered (based on frontage on Parker Street, a sewered street). The 92 acres in
Area 2 alone is more than double the 40.0127 acre figure in my calculation.



Development Analysis for the Grace property.
Acton, MA

Determine the land area needed to develop 1,190,000 net sf of building space.

Design requirements in the TD district.

FAR= .20 Net floor area/Developable Site Area

Dev. Site Area= Total land area minus flood plain, wetlands and access easements.

Open Space = 35% Open space is in addition to perimeter and interior landscaping .
islands in parking areas. 50% can be wetlands

Parking 1 space for 250sf net floor area

Assumptions- Project of this size would be a mix of one, two and three story buildings.
Use 2 story as the average.  Assume 25 buildings each about 47,600 sf each net with a
.15 gross to net loss ratio.  Area of buildings

(1,190,000x1.15)/2x43560= 15.708 acres

Parking. Each space uses around 550sf of land area when you include landscaping and

access drives and interior drives.
(1,190,000/250 x550)/ 43560 = 60.101acres

Loading Docks
{25 @2400s£)/43560 = 1.377acres

Total buildable area needed for buildings and parking = 77.186

Open space needed 35%

(15.708+ 60.101 + 1.377)/0.65 - (15.708+60.101+ 1.377) = 41.554acres
50% can be wetlands=20.777

Maximum Developable Site Area needed = 118.74 acres

if the developer wanted each building on its own lot assume that 5000 feet of subdivision
road is built at 50 width.

Area for Roads

(1500x50)/43560= 1.722 acres (north of raitroad.)

(3500x50/43560 = 4.017 acres (south of railroad)

Maximum Developable site area needed with subdivision = 124.479 acres

The Acton Planning Dept. determined the area of Grace land receiving sewer
betterments to be 151.84 acres with a Developable Sites Area at 135,59 acres. This
area can easily support the 1,190,000 sf of development.

Graces consultant determined net usable area using a different definition than the
Acton Zoning definition of Developable Site Area. They excluded land with slopes



over 15% which is not excluded in the Acton Zoning Developable Site Area. They
analyzed the Grace property in two areas, north and south of the railroad. One of
the areas, south of the railroad, has 136 acres of land with 92 acres of useable site
area as determined by Grace’s consultant. Only 77.186 acres of usable site area is
needed to support the 1,190,000 sf of building with associated parking. An
additional 4.017 acres of usable land is needed if subdivision roads are constructed.
This brings the total usable land needed to support the site development to 81.203
acres, which is significantly less than the 92 acres Grace’s consultant determined to
be usable on only one section of their property. This would leave 136 - 81.203 =
54.797 acres or 40.3% of this one section as open space. Thus the development
density determined by the Town of Acton can easily be supported on only a portien
of the Grace property.
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National Development Land Market

AS THE LS. ECONOMY SHOWS SIGNS OF
SUSTAINABLE GROWTH AND THE REAL ES-
TATE INDUSTRY'S UNDERLYING FUNDAMEN-
TALS DEMONSTRATE SLOW-BUT-STEADY IM-
PROVEMENT, SOME DEVELOPERS ARE PRE-
PARING FOR THE INEVITABLE UPSWING BY
PLANNING NEW PROJECTS AND SCOUTING
MARKETS FOR OPPORTUMITIES. “It doesn't
happen overnight, so we are looking
now 10 get some projects out of the
ground next year in certain warehouse
markets,” shares a participant. Despite
the majority belief that brighter days lie
ahead for the real estate induslr;, only a
handful of markets are currently able to
digest additions to supply. “Things are
impraving, but they are happening very
slowly,” sighs another.

Of the four main property sectors —
retail, office, warehouse, and apartment
—only retail is in relative equilibrium. In
contrast, several office, apartment, and
warehouse markets are still oversup-
plied and will take some time to stabi-
lize. With the exception of the apart-
ment sector, however, numerous in-
vestors note that construction fevels in
both the office and warehouse sectors
have been quite subdued recently. “There
is some construction activity going on,
but it is way down from prior years,”
attests a participant.

Although the industry’s construction
pipeline will likely gain momentum
once stronger absorption trends materi-
alize, rising construction costs could
keep it from expanding too quickly.
“The rising cost of steel, lumber, and
concrele is encugh to make developers
think twice,” comments a participant.
Such an occurrence could have a posi-
five impact on the industry's fundamen-
tals. “If less supply is added to the exist-
ing inventory at the same time that

demand for space and absarption levels

Faurith QUakItR 2004

pick up then fundamentals may tighten
up more quickly,” explains another.

OPPORTUNITIES
Ever: though fundamentals are improving
in the four main sectors of the real es-
tate industry, development opportunities
are only marginally opering up within
each one. As a result, some develop-
ment land investors are fooking “outside
the box” for opportunities. “During the
recession, and the years that followed,
we moved away from the mainstream de-
veloprment of warehouse and row focus
on niche, specialty development land
opportunities,” reveals a participant.
Some of the best opportunities for
development over the near term include
second-home building, housing for ac-
tive seniors, and urban mixed-use proj-
ects. The fotlowing highlights for these
“best bets” were extracted from Emerging
Trends in Real Fstate® 2005, published
by PricewaterhouseCoopers and the
Urban Land institute.

SECOND-HOME BUILDING

The buiging demographic age cohort
looks to retirement options now that
children have left the nest. At peak earn-
ing years with more disposable income,
this graying tide focuses on waterfront
communities, mountain resort commu-
nities, and relaxing gelaway hideaways.
The best locations for the development
of resort/second homes include small
college towns in the temperate south-
east and anywhere just outside a two-
hour drive around major metropolitan

areas.

HousinG FOR ACTIVE SENIORS

While a premature investment wave in
the mid-1990s hit the skids, active sen-
ior communities - age-restricted town-

houses/apariment/vifla developments -

have begun to gain traction. These proj-
ects satisfy graying suburbanites who
want easier lifestyles but resist move-
back-in trends. They focus on golf and
fishing, not on rocking chairs and elder

care.

Ursan Mixep-Use PROJECTS

These developments require strong re-
tail and large residential components to
ensure success. Though they are difficult
to pull off, revived districts that can offer
a strong sense of place experience
increased market demand. This category
ranks highest for investment prospects
in the Emerging Trends survey among

specialty property types.

Overatt ToP-TEN MARKETS

Markets that offer the best prospects for
commercial/multifamily development
for the coming year are listed in Table
DL-1. Many of these markets feature the
best supply/demand balances.

PROPERTY TyPES
Retail
The retail sector continues to maintain a

Tagte DL-1
Top-Ten MARKETS
For COMMERCIAL/MULTIFAMILY
DYEVELOPMENT
Ranking*
. Washington, DC 6.34
2. Riverside/San Bemnardino 6.13
3. %an Diego 5.83
4. Orange County 5.81
5. Los Angeles County 5.69
6. Fort Lauderdate/
West Palm Beach 5.68
7. New York City 5.68
8. Northesn Virginia 5.66
9. Marytand Subudbs 5.54
14 Las Vegas 5.51
* On s seade of U (abysmal) to 10 {outstanding
Sowrce: Fmergiog Trendys in Real Estate® 2005,
published In: PricewaterhouseCoopers LLP and the
Urdran Lamed institaie

Korraos Rrat ESTATE INVESTOR SURVEY
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healthy balance between supply and de-
mand. Occupancy for regional malls
averaged 92.0% in the second quarter
of 2004, according to the International
Council of Shapping Centers. This figure
ts up from 89.0% in the first quarter of
2002 For neighborhood and community
centers, occupancy stood al 93.1% in
the third quarter of 2004,

cline in construction starts. “Fortunately,
nothing new has started,” notes a down-
town Chicago participant, who hopes
the trend continues,

Similar comments were made by
other participants this quarter, which
suggest that many investors believe that
it is too early to consider speculative of-

Exhibit L-1

million square feet in each of the next
four quarters.

Markets currently experiencing the
fargest volume of completions include
Chicago, Inland Empire, Dallas-Fort
Worth, and Los Angeles, which repre-
sent the largest industrial markets in the
country. These markets have low barri-

ers to entry, excellent and

according to Reis. This fig-
ure has fluctuated within a
mere 20-basis point range
for the past eight quarters.
On top of these impres-

DISCOUNT RATES (IRRs)
INCLUDING DEVELOPER’S PROFIT
Fourth Quarter 2004

CURRENT QUARTER SECOND QUARTER 2004

diverse transportation net-
works, and the ability to
attract large warchouse
users, Other dominant ware-

house markets include North-

Free & Clear
sive statistics, this sector also RANGE 11.00% - 25.00% 11.00% - 30.00% em New Jersey, Memphis,
- s AVERAGE 18.05% 18.45%
ntinues to realize increa nta. Al
continues z€ increases CHANGE . 40 and Atlanta. Although some
in retafl sales. Specifically, it ] o concerns of overbuilding
Subject to Financing
o § . <
posted a 3.6% vyear-over RANGE 3 T5.00% - 20.00% exist, many investors are
year increase in sarne-store AVERAGE -2 18.13% confident that the recovering
CHANGE -a 0

sales in October 2004, ac-
cording to the Bank of Tokyo-

4 insufficient number of responses.

economy will continue to

generate demand for ware-

Mitsubishi. When excluding
Wal-Mart, same-store sales were up
4.8% for that period. While positive,
‘these percentages are down from the
start of the year. Apparently, higher oil
and gas prices have started to impact
discretionary spending, especially with
the arrival of cooler weather,

Even though approximately 27.0
million square feet of new retail space
is expected to be added in 2005, select
development opportunities still exist.
Retail markets that posted the lowest
vacancy rates in the third quarter of
2004 were San Diego {2.5%), San Jose
(2.7%), Fairfield County {3.0%), Orange
County {3.0%), and Suburban Virginia
{3.1%), according to Reis.

Office

Even though fundamentals are on the
mend in most CBD and suburban office
markets, a full recovery stands months
away for many markets. “Fundamentais
are better, but a lot of space still needs
to he absorbed,” attests an Atlanta par-
ticipant, who applauds the sharp de-

PRICEWATERHOUSECOOPERS

fice development, In fact, prospects for
both dewntown and suburban office de-
velopment were rated “poor” in
Emerging Trends in Real Fstate® 2005,
published by PricewaterhouseCoopers
and the Urban Land Institute. Specifically,
CBD office development scored a 3.28
on a scale of 0 {abysmal) to 10 {out-
standing), while suburban office devel-
opment scored a 3.25. Of the eleven
major property types included in that
publication, these scores ranked them
as the third-to-last and last choice, re-
spectively, for development potential.

industrial

Construction activity in the industrial
sector has been quite disciplined aver
the past several quarters, Warehouse
‘starts for the past ten quarters are
shown in Table DL-2.

Even though underlying fundamen-
tals are strengthening along with the
U.S. economy, Property & Portfolic Re-
search forecasts warehouse construc-

tion starts to average approximately 20

house space.

Apartment

Construction activity in the apartment
sector failed to decelerate in many indi-
vidual markets during the recent down-
town and during the years of stale ab-
sorption that followed. As a result, this
sector’s vacancy rate soared from 3.1%
in the third quarter of 2000 to 7.1% in
the first quarter of 2004, according to
Reis. Although a slow-but-steady recov-
ery has started to occur ~ vacancy
dipped to 6.6% in the third quarter of
2004 - few investors expect a quick re-
bound. Nevertheless, many developers
continue 1o start new projects.

Positive demographic trends, such
as increasing levels of immigration, ris-
ing number of single-person house-
holds, and aging echo boomers, as well
as rising home prices and condo con-
versions are all keeping rental construc-
tion very strang. In fact, more than 90,000
new apartment units are expected an-
nually over the next three years. One
area of the country that is experiencing

www. pwcreval.com



TasLe DL-2
WAREHOUSE CONSTRUCTION
STARTS
Quarter B00s 5q. FL
Second 2002 T 28,508
Third 2002 37,449
fourth 2002 28,659
First 2003 28,860
Secordd 2003 32,340
Third 2003 32,687
Fourth 2004 27.837
First 2404 24,520
Second 2004 37,086
Third 2004 29,828

Source: Property & Portfolio Research

a tremendous amount of apartment con-
struction is South Florida, where almost
14,100 units are targeted for delivery in
2004, according to M/PF Research, Inc.
High amounts of new construction are
also occurring in Southern California,
where horme prices have soared.

Areas that may present some of the
best opportunities for apartment devel-
opment include Long island, San Diego,
Philadelphia, and Central New Jersey.
On the other hand, some investors sug-
gest shying away from development in
Atlanta, Dallas, and Houston, where oc-
cupancy rates continue to suffer.

Single-family
Subtle increases in interest rates have
done little to stifle homeownership de-
mand for starter homes, upgraded resi-
dences, second homes, and vacation
properties. As a result, single-family res-
idential construction remains very ro-
bust. Preliminary findings indicated that
1.64 million single-family housing starts
occurred in October 2004, according to
the U.S. Census Bureau. This figure is
0.1% above October 2003 and 5.72%
above the prior month's estimate.

One potentiat problem for this sep-
ment is that homeownership levels have
soared 1o an atl-time high, hitting 69.0%

Fourin Quaniir 2064

in the third quarter of 2004, according
to the U.S. Census Bureau. In addition,
rising construction costs are pushing up
new home prices, Not all homebuyers,
however, are negatively affected by ris-
ing prices, Affluent and high-income in-
dividuals will likely continue to generate
demand for second homes and vaca-
tion getaways in the coming year.

DisCOUNT RAES

Free-and-ciear discount rates including
developer’s profit range from 11.00% to
25.00% and average 18.05% this quarter
{see Exhibit L-1). The rates shown as-
sume that entitiements are in place.
Discount rates for projects that lack en-
titlements are typically increased be-
tween 300 and 500 basis points; the
average increase is 375 basis points.
This range and average are also down
from our last report on this market seg-
ment. An insufficient number of re-
sponses prevented us from reporting
discount rates subject to financing this
guarter.

ABSORPTION PERIOD

The absorption period required to sell
an entire project varies significantly de-
pending on such factors as location, size,
and property type. This quarter, preferred
absorption periods for participants ranged
from 12 to 240 months. The mean ab-
sorption period is 62.0 months, or 5.2
years, unchanged over the past year.

FORECAST ASSUMPTIONS

Growth Rates for Lot Prices and
Expenses

Growth rates for lot pricing vary due to
local market conditions. Participants re-
port an overall range from 0.0% to
10.0% with a mean of 3.1%. Over the
near term, 50.0% of participants fore-
cast lot prices to increase at the rate of
inflation. By comparison, 40.0% of them

project increases greater thaa inflation,

white the remainder expects increases
less than inflation. Inflation growth rate
assumptions range from 0.0% to 3.0%
and average 1.9%.

The ranges and averages for the re-
ported expense growth rates are shown
in Exhibit L-2.

OQuTLOOK

As the growing strength of the U S. econ-
omy spilts over into the real estate in-
dustry, an increasing number of devel-
opment land opportunities will arise
across all property types. Although some
opportunities exist now, they are in se-
fect markets and are for select property
types. In addition, they are stif! difficult
to identify since positive recovery trends
have only recently started. In the com-
ing vear, developers will likely keep a
close watch on the U.S. economy, mar-
ket performances, and construction
economics in order to prepare for new
projects. +

Exhibit -2

GROWTH RATES
FOR
DEVELOPMENT EXPENSES

EXPENSE FOURTH QUARTER 204

lnfrastructure

RANGE 2.50% - 5.00%
AVERAGE 3.25%
Amenities

RANGE 2.50% - 5.00%
AVERAGE 3.25%
Advertising

RANGE 2.50% - 3.00%
AVERAGE 2.90%

_ Real Estate Taxes
RANGE
AVERAGE

1.00% - 3.00%
2.50%

Administrative
RANGE
AVERAGE

2.50% - 10.00%
4.50%

Conlingency

35

RANGE 2,00% - 5.00%
AVERAGE 3.50%
.. DOther
RANGE 2.50% - 1.00%
AVERAGE 2.83%
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AVERAGE VALUE OF COMMERCIAL PROPERTIES
UP 4.2% NATIONALLY

The composite value of Class A commercial real estate in the United States continues to METRO MAR

appreciate, rising 4.2% during the most recent 12 months, as reported by the National Real > KET OUTL

Estate Index, pubiished by Global Real Analytics, LLC. >> DYNAMIC REPORTING
GLOBAL

The range in value appreciation across individual property sectors narrowed this quarter. The .
average value of anchored retail shopping centers nationally increased by 6.6%, having REALESTATEIND:
moderated when compared to previous quarters, yet still the highest of any property sector >> GLOBAL RE RATINGS

reported. The smallest increase in average values was 0.9%, for suburban office properties.

Nonetheless, this represents the greatest improvement in this sector in over two years. MRED provides systematic

nvestment nsight.. proapra

Lo o . . properiy database consistin
The average value of apariment properties increased 4.4% on average, less than in previous 100,000 roal estate ascots o

periods when investor interest in this sector peaked. Capitalization rates (investment yields) for .o of aver 82 trition
apartment properties currently average 6.9%, the lowest for any property sector reported.

The average value of CBD office properties increased an average of 3.3%, similarly the
greates! improvement in this sector since 2002. Average values of suburban and CBD office
properties had depreciated mildly in recent quarters, and are now rebounding nearly in line
with the performance of other sectors in this cycle. This conclusion corresponds with the
premise that the office sector typically lags behind other real estate sectors over an economic
cycle.

Values of industrial properties increased 3.7% on average, nearly in line with annual rates of
appreciation over the past quarter.

The following three graphs and tabies illustrate the changes in property values mentioned
above.

NATIONAL AVERAGE PROPERTY VALUES

Closs A property volue per squore foot

RETAIL 133.68 140.65 142.56

AFARTMENT 112.67 116.25 117.60
INDUSTRIAL 47.22 48.45 48.96
CBD OFFICE 211.98 217.91% 218.90
SUBURBAN CEFICE 180.32 181.08 181.86

htip:/www globest.com/marketsource/7page=value 1217200
I 2 pag
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% CHANGE IN PROPERTY VALUES*

Year-over-year

Retail
+6.6%
All
Apartments Commercial
) CBD Property**
,+4..4% indusinal Office +4.9%

+3.7%

Suburban
Office

+0.9%

* Cepicts changs in notional averoge Closs A sole prices by property sector o reported by the Notionol Real
Estote Index, & Globol Real Analytics compony,
** Composite weighted notional sverage of olf property ssctors,

httpr//www . globest.com/marketsource/?page=valuc 1/21/200¢
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% CHANGE IN PROPERTY VALUES*

Quarter-over-quarter

Retail All
+1.4% Apartments Commaﬂilff
industrial Property
+1.1% +1.0%

Suburban
Otfice

+0.4%

* Cepicts chonge in notions] overoge Closs A scle prices by property sector os reported by the MNaotionol Resl
Estote Index, o Globsl Real Anclyhics compony.
** Composite weighted notionsl overage of ol properly secton,

LOCAL VALUE INDEX

The Local Value Index ranks the year-gver-year change in composite property values for 60
markets in the United States. The Top 10 and Bottom 10 markets are shown below.

LEADING MARKETS—FLORIDA CITIES AT THE TOP

The tocal market with the highest appreciation in Class A property value this quarter is
Orlando, where composite values rose 12.1%. Apartment, industrial, and retail properties in
Orlando each posted gains in excess of 10% for the year.

Joining Orlando on the Top 10 list were Miami and West Palm Beach, continuing the
preeminence of Florida markets,

The mid-Atlantic region, consisting of Washington and Baltimore, is another area that has
enjoyed continued real estate value appreciation. Interestingly, Washington's strong vaiuation
is not due to the apartment sector, but rather to all other sectors - including suburban and CBD
office, each of which grew values by over 10%.

Noteworthy in this quarter's Top 10 list are two markets that have continually posted high
employment growth year-io-date: Las Vegas and Charlote. In these two markets, ali five
primary property sectors have posted above-average appreciation, indicative of across-the-
board economic improvement, as opposed to growth concentrated in one industry or sector.

TRAILING MARKETS—TEXAS CITIES STILL NOT HEALED

Asg in previous periods, certain heartland markets trailed in the vailue appreciation competition,
Houston joined Dallas and Denver as the only markets to experience overall depreciation in

http:/Awww.globest.com/marketsource/?page=valuc 1/217200
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composite Class A real estate values this quarter. While apartment and office property
valuations were the culprits in Dallas and Denver, the underperformance in Houston's
apartment sector could not overcome a respectable showing by the suburban office sector.

Portland (OR) is a market that does not fit the 'heartiand' mold. Changes in property values in
Portland were consistently below national averages for all five sectors, apartments and CBD
office in particular.

LOCAL VALUE INDEX*

% Change in composile property values, year-over-year

TOP 10 MARKETS

12.1% ORLANDO
10.0% RIVERSIDE/SB
A

2.1% ALBUGQUERGIE
8.5% BALTIFORE

WASHINGTON DC
3alT LAKE CITY
LAS VEGAS
CHARLOTTE

WEST Palm BEACH

NATIONAL AVERAGE

AUSTIN

TULSA

KapnBasS CITY
DETROIY
RALEGH/DURHAM
PORILAND
GREENVILLE

BALLAS/FT WORTH
DENVER
HOUSTON

* Bepicts chorge in composite weightad averogs for Class A property volues by sector, oz
reported by tre -choral Reol Esicte Index, o Globel Real Analytics compoarny,

hitp//'www globest.com/marketsource/?page=value 1/21/200



MarketSource - Real estate intelligence on demand : Page 5 of

NATIONAL
Real Estate B -
GlobeSt.com Index g EgB® National Real Estate In:
is a product of g is a product of
messsssssesssssssmmnn  Reoal Estate Media, Inc. L Global Real Analytics
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QUALIFICATIONS OF CHRISTOPHER H. BOWLER
REAL ESTATE APPRAISER

EDUCATION

. BA Economics, Union College, Schenectady, New York 1987

. Appraisal Institute
Course SPP  Standards of Professional Practice
Course 1A-1 Basic Appraisal Principles, Methods and Techniques
Course 1A-2  Basic Valuation Theory and Techniques
Course 8-1  Residential Valuation
Course 1B-A Capitalization Theory & Techniques Part A
Course 1B-B Capitalization Theory & Techniques Part B
Course 550  Advanced Applications
Course 410  Standards of Professional Practice Part A
Course 420 Standards of Professional Practice Part B
Course 540  Report Writing & Valuation Analysis

PROFESSIONAL AND TRADE AFFILIATIONS

. Appraisal Institute
2000 - Member of Appraisal Institute - MAI Designation #11564
1992 - Senior Residential Appraiser - SRA Designation
1997 - Residential Admissions Chairman, Greater Boston Chapter
1998-9 - Education Chairman - Seminars, Greater Boston Chapter
2000-3 - By-Laws Chairman, Greater Boston Chapter
2000 - Regional Representative, Greater Boston Chapter
2002-4 Director, Massachusetts Chapter
2005 Secretary

. Massachusetts Certified General Real Estate Appraiser License #4935

BUSINESS EXPERIENCE

Presently an associate member of the firm of Avery Associates, Acton, Massachusetts.
Avery Associates handles a wide variety of real estate appraisal and consulting assignments. Mr.
Bowler has prepared appraisals on the following types of real property: office buildings,
industrial buildings, research and development facilities, hotels/motels, golf courses, restaurants,
medical buildings, auto dealerships, truck terminals, warchouses, bank branches, shopping
centers, apartment complexes, commercial and industrial condominium units and buildings,
lumber yards, service stations, industrial mill buildings, and cranberry bogs.

AVERY ASSOCIATES

Rear Estarr ArrRasers - COUNSELORS



Mr. Bowler's experience also includes the appraisal of one to four family dwellings,
condominium units, proposed residential subdivisions, and condominium projects. Also, Mr.
Bowler has aided in the development of market studies on commercial, industrial and residential
properties. Prior to joining Avery Associates in 1992, Mr. Bowler was employed in the
following manner:

1987-1992  Real Estate Appraiser
Edward W. Bowler Associates
Waltham, Massachusetts

1987 Research Associate, New York State Department of Transportation
Albany, New York

BUSINESS ADDRESS
Avery Associates
282 Central Street
Post Office Box 834
Acton, MA 01720-0834
Tel: 978-263-5002
Fax: 978-635-9435
chris@averyandassociates.com
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QUALIFICATIONS OF JONATHAN H. AVERY
REAL ESTATE APPRAISER AND CONSULTANT

EDUCATION
. BBA University of Massachusetts, Amherst, Massachusetts
. Graduate of Realtors Institute of Massachusetts - GRI
. American Institute of Real Estate Appraisers
Course 1-A Basic Appraisal Principles, Methods and Techniques
Course 1A-B Capitalization Theory and Techniques
Course 2 Basic Appraisal of Urban Properties
Course 6 Real Estate Investment Analysis

Course 410/420  Standards of Professional Practice

PROFESSIONAL AND TRADE AFFILIATIONS
® The Counselors of Real Estate

1985 - CRE Designation #999
1993 - Chairman, New England Chapter
1995 - National Vice President
1998 - First Vice President
1999 - President
e Appraisal Institute
1982 - Member Appraisal Institute - MAI Designation #6162
1975 - Residential Member - RM Designation #872
1977 - Senior Residential Appraiser - SRA Designation
1981 - Senior Real Property Appraiser - SRPA Designation
1986-1987 - President, Eastern Massachusetts Chapter
1992 - President, Greater Boston Chapter
1994 - National Executive Committee
1995 - Chair, Appraisal Standards Council
1996-1998 - Vice Chair, Appraisal Standards Council
e Massachusetts Board of Real Estate Appraisers
1972 - MRA Designation
1981 - President of the Board

Affiliate Member, Greater Boston Real Estate Board

Licensed Real Estate Broker - Massachusetts 1969

Massachusetts Certified General Real Estate Appraiser #26

New Hampshire Certified General Real Estate Appraiser #NHGC-241

BUSINESS EXPERIENCE

Mr. Avery is Principal of the firm of Avery Associates located in Acton, Massachusetts.
Avery Associates is involved in a variety of real estate appraisal and consulting activities
including: market value estimates, marketability studies, feasibility studies, and general advice
and guidance on real estate matters to public, private and corporate clients. Mr. Avery has served
as arbitrator and counselor in a variety of proceedings and negotiations involving real estate.
During 1993, he served as an appraisal consultant for the Eastern European Real Property
Foundation in Poland. He has been actively engaged in the real estate business since 1967 and
established Avery Associates in 1979. Prior to his present affiliation, Mr. Avery served in the
following capacities:

AVERY ASSOCIATES
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1978-1979  Managing Partner, Avery and Tetreault,
Real Estate Appraisers and Consultants

1975 -1978  Chief Appraiser, Home Federal Savings and Loan Association
Worcester, Massachusetts

1972-1975  Staff Appraiser, Northeast Federal Saving and Loan Association
Watertown, Massachusetts

1971-1972 Real Estate Broker, A. H. Tetreault, Inc.
Lincoln, Massachusetts

TEACHING EXPERIENCE
¢ Instructor, Bentley College, Continuing Education Division, 1976-1982;
Appratsal Methods and Techniques
Microcomputer Applications for Real Estate Appraisal
Approved Instructor Appraisal Institute - since 1982
Chapter Education Chairman 1986-1987
Seminar Instructor; Massachusetts Board of Real Estate Appraisers since 1981
Certified Appraisal Standards Instructor-Appraiser Qualifications Board

* & & @

PROFESSIONAL EXPERIENCE

Qualified expert witness; Middlesex County District Court and Superior Court, Essex
County Superior Court, Norfolk County Superior Court, Worcester County Probate Court,
Federal Tax Court, Federal Bankruptcy Court, Appellate Tax Board of Massachusetts and Land
Court of Massachusetts. Member, Panel of Arbitrators - American Arbitration Association,
National Association of Securities Dealers Regulation, Counselors of Real Estate ADR.

Property Assisnments Include;

Land (Single Lots and Subdivisions) Historic Renovations

One to Four Family Dwellings Movie Theater

Apartments Conservation Easements

Residential Condominiums Hotels and Motels

Office Buildings Shopping Centers

Restaurants Golf Courses

Industrial Buildings Churches

Racquet Club Gasoline Service Stations

Petroleum Fuel Storage Facility Farms

Lumber Yard Office Condominiums

School Buildings Automobile Dealerships
BUSINESS ADDRESS

Avery Associates

282 Central Street

Post Office Box 834

Acton, MA 01720-0834

Tel: 978-263-5002

Fax: 978-635-9435
jon{@averyandassociates.com
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AVERY ASSOCIATES
REPRESENTATIVE LIST OF CLIENTS

FINANCIAL INSTITUTIONS
Banknorth Group

Brookline Savings Bank
Butler Bank

Cambridge Savings Bank
Cambridgeport Savings Bank
Century Bank & Trust
CitiCorp Industrial Credit, Inc.
Citizens Financial Group
Commerce Bank

Community National Bank
Danvers Savings Bank
Eastern Bank

Enterprise Bank & Trust
Medford Savings Bank
Middlesex Savings Bank
North Middlesex Savings
Norwood Cooperative Bank
Salem Five Savings Bank

PUBLIC SECTOR/NON PROFIT
Acton Housing Authority

City of Gloucester

Emerson Hospital

Federal Deposit Insurance Corp.
Harvard Conservation Comnuission
Internal Revenue Service

Lincoln Conservation Commission
Massachusetts Highway Dept.
Massachusetts Water Resources Authority
Mass. Div. of Conservation/Recreation
MassHousing

Stow Planning Board

Sudbury Valley Trustees

The Nature Conservancy

The Trust for Public Land

Town of Acton

Town of Concord

Town of Natick

Trustees of Reservations

U.S. Forest Services

Walden Woods Project

Water Supply District of Acton

CORPORATIONS

Boston Medflight
ChemDesign Corp.

Column Financial

Concord Lumber Corporation
Dow Chemical Company
Eastman Kodak Corporation
Exxon Mobil Company
MassDevelopment

Mitre Corporation

Moensanto Chemical

Robert M. Hicks, Inc.

Ryan Development

Sun Life Assurance Company
Toyota Financial Services
U.S. Postal Services

Varian Associates

Veryfine Corporation

Ryan Development
Westinghouse Broadcasting

LAW FIRMS & FIDUCIARIES
Anderson & Kreiger

Brown, Rudnick, Berlach & Israels
Choate, Hall & Stewart

Esdaile, Barrett & Esdaile

Foley Hoag LLP

Hemenway & Barnes

Holland & Knight

Jager Smith P.C.

Kirkpatrick & Lockhart
Kopelman & Paige

Lee, Levine & Bowser

Loring, Wolcott & Coolidge
Lynch, Brewer, Hoffman & Fink
Nutter, McClennen & Fish
Office of Stephen Small

Palmer & Dodge

Peabody & Arnold

Rackemann, Sawyer & Brewster
Riemer & Braunstein

Ropes & Gray

Wilmer Cutler Pickering Hall and Dorr
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