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I. TRANSMITTAL LETTER

The transmittal letter addressed to Steve Kraus and the City of Baltimore Board of Finance from
Bill Cole of the sponsoring agency, Baltimore Development Corporation (the “BDC”), is
included on the following page.
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BBALTIMORE

DEVELOPMENT CORPORATION

October 15, 2015

Baltimore City Board of Finance
c/o Steve Kraus

200 N. Holiday Street, Room 7
Baltimore, MD 21202

RE: Tax Increment Financing Proposal--850 and 873. W Baltimore Street

Dear Mr. Kraus:

[ am pleased to submit a proposal for consideration by the Board of Finance for Tax [ncrement
Financing (TIF) at 850 and 873 W. Baltimore Street to fund installation and maintenance of
improvements associated with the construction of 873 W. Baltimore Street.

The bond proceeds will be used to assist Wexford Science & Technology, LLC (Wexford)
construct a 250,000 gross square-foot development within the University of Maryland Baltimore
(UMB) BioPark at 873 W. Baltimore Street. The project will include research, laboratory, and
office space. The facility will be the third commercial lab and office building in the BioPark.
The total development will require a capital investment of $1 14,000,000,

The anchor tenant for the project will be the CIC, a leader in shared spaces for innovation and
entreprencurship. CIC’s national model focuses on growing small startups and using its vast
networks to expand these businesses. 873 W. Baltimore Street will create collaborative and
flexible workspace environments, bring the CIC to Baltimore City, retain and attract businesses,
and create over 600 construction jobs and over 700 permanent jobs.

In order to qualify for TIF, UMB must be designated as a “Qualified Institution” under the
State’s Regional Institution Strategic Enterprise (RISE) Zone Program; and a RISE district that
includes 873 W. Baltimore Street must be approved by the State of Maryland and Baltimore
City. This designation and approval is under consideration by the Maryland Department of
Commerce and the Mayor and City Council of Baltimore City.
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The Baltimore Development Corporation recommends approval by the Board of Finance bond
proceeds in the amount not to exceed $17,250,000 including $250,000 in issuance costs, The TIF
District will include 873 W. Baltimore Street, as well as The Maryland Proton Treatment Center
located at 850 W. Baltimore Street, currently under construction.

Baltimore City hired MuniCap, Inc. an Ellicott City-based firm specializing in tax increment
financing and financial analysis, to perform a But-For test and fiscal impact analysis of the
proposal. The analysis has been reviewed by BDC Staff and the BDC Board of Directors and it
was determined that the TIF was a necessary financing structure for this project, that it passes the
But-For test, and that expected revenues generated by the development exceed the corresponding
costs to Baltimore City. The development of 873 W, Baltimore Street is critical to moving the
BioPark and economic development in West Baltimore forward and I have approved submission
of the proposal for consideration by the Board of Finance.

Thank you for your consideration. Please contact me or BDC’s West Team Director Michael
Snidal at 410-837-9305 with any concerns or questions.

Sincerely,

William H. Cole, IV
President & CEO

o Kimberly A. Clark
Michael Snidal



II. APPROVAL OF THE COORDINATING AGENCY

Please see Schedule I for evidence of approval of the TIF by BDC.
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III. DEVELOPMENT TEAM

A. APPLICANT
WEXFORD MARYLAND BIOPARK 3, LLC

Wexford Maryland BioPark 3, LLC is the owner of the 873 West Baltimore Street and the
applicant for the University of Maryland BioPark Tax Increment Financing (TIF). Wexford
Maryland BioPark 3, LLC is wholly owned by Wexford Science & Technology, LLC.

Corporate Overview

Wexford Science & Technology, LLC (Wexford) a wholly-owned subsidiary of BioMed Realty
Trust, Inc., provides real estate strategies and solutions exclusively to universities, academic
medical centers, and major research institutions. Wexford works collaboratively with their
partner institutions to help create and develop vibrant, mixed-use, amenity-rich “Knowledge
Communities,” that are built on a foundation of research, discovery, and entrepreneurial activity.

These Knowledge Communities operate as a nexus for leveraging academic intellectual capital,
innovation, and infrastructure; concentrating talent, resources, and service providers; and
enabling pathways for corporate collaboration, startup creation and growth, and place-based
networking and idea exchange. When harnessed into a single location, these elements provide
the hub of an innovation that unites a region’s innovation ecosystem into a powerful economic
development engine.

The live, work, play and learn environment that Knowledge Communities offer helps to advance
strategic institutional goals while simultaneously acting as a catalyst for significant regional,
economic, and community development impacts.

To build a successful live, work, play, learn environment within the Knowledge Communities,
Wexford establishes strategic alliances with the industry’s leading architects, engineers, general
contractors, residential and hospitality developers, and specialty consultants. Wexford’s partners
share its focus on major research institutions as centers of gravity for innovation; its dedication
to long-term relationship building; and its commitment to transparency and sound execution.

Additionally, Wexford is able to leverage the financial strength, life science industry
connections, and premier tenant base of its parent company, BioMed Realty Trust, Inc., owners
of over 18 million square feet of world-class real estate for life sciences and biotechnology
industries.

Finally, with a critical mass of top research universities and growing Knowledge Communities
across its portfolio, Wexford created the Wexford Innovation Network, bringing together its
university partners and leading companies to promote the exchange of ideas, identification of
best practices, and creation of value-added programming.
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Wexford has planned, developed/redeveloped, financed, constructed, and leased over 3,100,000
square feet of research and research support space. Currently, the firm has an additional
1,500,000 square feet of research space under development and 6,600,000 square feet of
development potential within its Knowledge Communities.

Wexford’s capabilities encompass the full life cycle of a real estate project including strategy,
master planning, market and feasibility studies, financing, development, construction, marketing,
and leasing. Its unique combination of strategy, facilities and financial expertise enables
Wexford to optimize value and minimize costs for its client partners.

History

Wexford was originally established in 1998 as a business line of Townsend Capital, LLC, a
Baltimore-based investment company. Jim Beren, then President of Townsend Capital, LLC,
formed the business line specifically to meet the growing and specialized real estate needs of
institutions, including universities, university-related innovation center, and academic healthcare
systems. In 2005, Jim and his investors purchased the university business segment from
Townsend Capital, LLC and named the new company Wexford Science & Technology, LLC.

In May 2013, Wexford merged with BioMed Realty Trust, Inc., (NYSE: BMR) a real estate
investment trust (REIT), which delivers optimal real estate solutions for biotechnology and
pharmaceutical companies, scientific research institutions, government agencies, and other
entities involved in the life science industry. BioMed Realty Trust, Inc. owns, or has interest in,
properties comprising approximately 18 million rentable square feet valued at over seven billion
dollars. BioMed Ventures is the firm’s $100 million captive fund.

Market Presence

Wexford’s portfolio extends across eight states including Pennsylvania, Maryland, Virginia,
North Carolina, Florida, Illinois, Missouri, and Connecticut. With projects in key markets
including Philadelphia, Baltimore, Miami, and St. Louis, Wexford is creating a platform for
leaning and sharing between university partners, community, and private sector.

Its market presence is elevated through Wexford’s parent company, BioMed Realty Trust, Inc.,
which focuses its investments in life science and biotech properties in the seven core U.S. life
science markets of Cambridge/Boston, San Francisco, San Diego, Maryland, New York,
Pennsylvania, and Seattle. These target markets have emerged as primary hubs for research,
development and production in the life science industry, have reputations for scientific
excellence, and are often associated with a concentration of academic centers. Each market’s
reputation is enhanced by the presence of mature life science and technology companies, which
provide scale and stability to the market, and startup companies, which are drawn to the market
by their ability to leverage the existing industry infrastructure to their advantage. Furthermore,
these markets provide a high quality of life for the skilled workforce and access to venture
capitalists and other partners that collectively provide the network and infrastructure essential for
their work.
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Additional information on Wexford and BioMed Realty Trust, Inc. is available at
www.wexfordscitech.com and www.biomedrealty.com.

Relevant Experience

e Wake Forest Innovation Quarter’s BioTech Place, Wake Forest University; Winston-
Salem, North Carolina

e University of Miami Life Science Park, University of Miami; Miami, Florida

e University of Maryland Baltimore BioPark Building 1, University of Maryland
Baltimore; Baltimore, Maryland

e University of Maryland Baltimore BioPark Building 2, University of Maryland
Baltimore; Baltimore, Maryland

o 3711 & 3737 Market Street, Science Center; Philadelphia, Pennsylvania

e (@4260, Cortex Innovation Development District; St. Louis, Missouri

e BioResearch and Development Growth Park at the Danforth Center, The Danforth
Center; St. Louis, Missouri

e South Street Landing Mixed Use Development, Brown University/State of Rhode Island;
Providence, Rhode Island

B. OWNER

WEXFORD SCIENCE & TECHNOLOGY, LLC

Wexford Science & Technology, LLC is the owner of Wexford Maryland BioPark 3, LLC.
C. CONSTRUCTION MANAGER

WHITING-TURNER CONTRACTING COMPANY

Whiting-Turner provides construction management, general contracting and design/build
services on projects small and large for a diverse group of customers. Successful markets
includes, but are not limited to, higher education, life sciences, pharmaceutical, research
laboratories, healthcare, hospital, mixed use, retail, office and headquarters, transportation,
entertainment, cultural, urban development, public sector, and green building projects.

Whiting-Turner was founded in 1909 by George William Carlyle Whiting and LeBaron Turner.
Whiting, a native of Baltimore, attended the Johns Hopkins University for his first two years of
college and then completed his studies a Massachusetts Institute of Technology, where he
received a bachelor’s degree in civil engineering. He returned to Baltimore where, four years
later, he created the vision for Whiting-Turner with his good friend and class mate at
Massachusetts Institute of Technology, LeBaron Turner. It is interesting to note that Turner
never actually worked for the company, fearing the loss of their friendship. In keeping the name,
Whiting demonstrated the loyalty that to this day is a core value of the firm.

In reviewing Whiting-Turner’s past, three important concepts become apparent: 1) a value
system based on integrity and customer dedication, 2) employing engineers to run the company,
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and 3) a history of growth and development led by its young people. Whiting-Turner is a
company that has been driven from the bottom up.

In 1938, Whiting hired as a timekeeper a brilliant, 19 year old, civil engineering graduate of
Johns Hopkins University by the name of Willard Hackerman. He did not last in that position
very long. In 1955, Hackerman was made president of Whiting-Turner, only the second president
in the company’s history. Under his leadership, the company has grown and prospered because
of his unwavering commitment to Whiting-Turner’s beliefs and core values.

Examination of the firm’s current management structure reveals the continued dedication to
people. Staff continues to be developed and promoted from within, and their average years with
the firm set industry standards. As a result, Whiting-Turner has perennially climbed up the list of
top domestic general building constructors (currently ranked 4™ by Engineering News Record)
and has done so purely through growth, not acquisition. Whiting-Turner has operated solely
under the name of The Whiting-Turner Contracting Company for the past 104 years.

The mission of Whiting-Turner is to build on its reputation for integrity, excellence, experience,
and leadership as the nation’s finest construction organization by:

Continuously improving the quality of its work and services.

Constantly striving to exceed each client’s expectations.

Maintaining our dedication to the highest moral principles.

Providing its people with a challenging, secure, and safe environment in which to achieve
personal career goals.

The strength and stability of the firm is well documented. Whiting-Turner enjoys a SA-1 Dun &
Bradstreet rating, the only top 25 Engineering News Record domestic builder with this highest
rating, and a bonding capacity of four billion dollars. The firm is financially independent, having
not borrowed money since 1938.

Whiting-Turner is headquartered in Baltimore, with 30 regional offices across the country. The
size of the firm gives it the ability to pool from over 2,300 salaried professionals, leveraging a
vast amount of experience to meet its project’s needs.

Relevant Experience

e University of Maryland Baltimore BioPark Building 1, University of Maryland;
Baltimore, Maryland

e University of Maryland Baltimore BioPark Building 2, University of Maryland;
Baltimore, Maryland

e University of Miami Life Science Park, University of Miami; Miami, Florida
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D. ASSET & PROPERTY MANAGER

WEXFORD OPERATIONS & MANAGEMENT

Wexford’s asset management strategy focuses on maintaining and improving the asset and the
tenant experience by proactively managing building issues and concerns in an efficient and
sustainable format. Wexford maintains a “hand-on” approach to its asset management through
programs that use a systematic approach to tracking performance and identifying issues, as
described on the following page:

e Monthly calls with property management staff to review building and tenant operations
and budget comparisons;

e Detailed property management inspections through quarterly Quality Assurance Reports
(QAR). The QAR’s provide a detailed review of the physical aspects of the building,
mechanical systems, operational challenges and potential capital items;

e Periodic service inspections performed as required for particular systems and equipment,
and scheduled with maintenance staff and vendors using Computerized Maintenance
Management System, which creates, tracks, and records maintenance for all building
systems and equipment;

e Comprehensive annual asset review to develop the annual budget, which includes five-

year projections;

e Experienced management and maintenance staff with average experience in excess of 12
years;

e Engagement of top tier vendors to implement and maintain best housekeeping practices;
and,

e Robust accounting and financial reporting capabilities, which include industry standard
monthly, quarterly, and annual reporting packages, as well as customized reports as
required.

With regard to Wexford’s operations and management approach for the Speculative Office
Development scenario, Wexford understands the challenges of working with today’s innovative
and creative tenant base, and encourages collaboration between tenants, as well as the business
and local communities. Wexford regularly holds and sponsors events at its buildings to give
tenants and related businesses an opportunity to meet and interact. To encourage an atmosphere
of collaboration and creativity, Wexford’s property managers work with tenants to hold special
events throughout the building common area, conference rooms, and tenants’ spaces.

E. PRIMARY CAPITAL SOURCE

BiIoMED REALTY TRUST, INC.

Since the company’s initial public offering (IPO) in August of 2004, BioMed Realty Trust, Inc.
(NYSE: BMR) has executed on a capital strategy predicated on managing the company’s balance
sheet prudently, while simultaneously creating multiple capital sources to fund future investment
opportunities. In April 2010, BioMed Realty Trust, Inc. received investment grade corporate
credit ratings from both Standard & Poor’s Rating Services (S&P) and Moody’s Investors
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Services (Moody’s), with subsequent upgrades from both agencies to BBB and Baa2,
respectively. These ratings are a testament to the consistent focus which management has placed
on maintaining a solid capital position, in addition to the strong execution of the company’s
capital strategy.

BioMed Realty Trust, Inc.’s investment grade credit ratings and access to public debt markets, in
combination with public equity offerings, provide compelling efficiency in match funding future
investments. Since the beginning of 2013, BioMed Realty Trust, Inc. has publicly raised more
than one billion dollars of unsecured bonds and equity capital while simultaneously increasing
the size of the capital structure which provides the company significant availability and
optionality in pursuing future funding alternatives.

As of March 31, 2015, the company’s total-debt-to-gross-assets ratio was less than thirty-eight
percent (38%) and the company had $670 million of availability under its unsecured line of
credit. With over seven billion dollars in gross assets and an equity market capitalization of
approximately four billion dollars, BioMed Realty Trust, Inc. has invested in state-of-the-art
research facilities nationwide and in the United Kingdom. The company’s strong financial
position provides a solid foundation for its team of world-class professionals to continue to
execute for its stockholders, clients, and partners.

F. ARCHITECT
GAUDREAU, INC.

Guadreau, Inc. has been providing comprehensive design services for state-of-the-art medical
and non-medical research and development facilities for the public and private sector for over 40
years. These services have resulted in science and technology facilities for research, teaching,
and manufacturing facilities. Gaudreau Inc.’s staff of design professionals has successfully
managed the programming, planning, and design of research and teaching laboratories for
colleges and universities, and leading biotechnology and pharmaceutical companies, as well as
public and government institutions such as the U.S. Army Corps of Engineers, Food and Drug
Administration, the National Institutes of Health and the Drug Enforcement Administration.
Gaudreau, Inc. has designed facilities encompassing containment operations through BSL-3 and
clean rooms (class 1000 through 100,000) in research, manufacturing and bio production
facilities. Gaudreau, Inc.’s experience in serving the life science industry, and in particular,
working with emerging growth companies, has provided them with unique insight to assist
developers in creating speculative or build-to-suit fit-outs for this market sector. Gaudreau, Inc.
understands the critical balance between designing flexible buildings and meeting investment
demands. It follows research and development trends and has complimented its experience with
significant work in biodefense facility design, which includes BLS-2 and BLS-3 containment.

Relevant Experience
e University of Maryland Baltimore BioPark Building 2, University of Maryland;

Baltimore, Maryland
e Maryland State Forensic Medical Center; Baltimore, Maryland
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e Wake Forest BioTech Place; Winston-Salem, North Carolina
G. LEGAL
BALLARD SPAHR, LLP

Ballard Spahr, LLP has more than 500 attorneys in 14 offices in the United States. Ballard Spahr,
LLP provides counsel and exceptional service in litigation, business and finance, real estate,
intellectual property, and public finance.

Relevant Experience

Ballard Spahr’s experience with TIFs, PILOTs, and special assessment and special tax district
transactions is considerable. In the past ten years, its attorneys have been involved in over 50 tax
increment or special tax/assessment transactions throughout the country, exceeding more than $1
billion. Ballard Spahr’s attorneys have participated as bond counsel, underwriter’s counsel, and
developer’s counsel on numerous transactions. Those attorneys have also assisted in drafting
legislation for many of these programs.

Ballard Spahr has been involved in three of the largest developments on the east coast, the
National Harbor development in Prince George’s County, Maryland, representing the county, the
Xanadu Project in the Meadowlands, New Jersey, representing The Mills Corporation prior to
the sale of its interest in the project to Colony Capital Acquisitions LLC, and Harbor Point in
Stamford, Connecticut, representing Banc of America Securities LLC. Each project exceeds $1
billion in development costs.

H. UNIVERSITY PARTNER
UNIVERSITY OF MARYLAND BIOPARK

The BioPark is an urban life science research park located on a twelve-acre site bounded by
Martin Luther King, Jr. Boulevard (MLK Boulevard) on the east and extending along Baltimore
Street to Schroeder Street on the west. The mission of the BioPark is to create a university-
associated research park that accelerates biotechnology commercialization and economic
development in the surrounding community and throughout the region by providing
sophisticated laboratory and office environments.

The creation of the BioPark was a first for the University of Maryland (UM) in that it expanded
the campus westward across the wide, busy thoroughfare that is MLK Boulevard. Since its
construction in 1982, MLK Boulevard has served as a dividing border, cutting off the campus
and Baltimore’s central business district on the east from the mostly poor neighborhoods, like the
BioPark’s Poppleton community, to the west. Most of the land on which the BioPark sits has
been vacant for years or contained vacant commercial properties.
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Today the BioPark consists of:

e 453,000 square feet of lab and office space in two multi-tenant buildings:
0 800 West Baltimore Street, also known as Building One; and
0 801 West Baltimore Street, also known as Building Two
Approximately 750 employees;
638-space parking garage;
New Maryland State Forensic Medical Center; and,
New $200 million dollar Maryland Proton Treatment Center.

At full buildout, the BioPark will have:

e Twelve buildings for a total of 1.8 million square feet of office, lab space, retail, hotel,
and other uses;

e More than $1 billion invested in real estate projects;

e Generated 5,220 construction jobs; and,

e Home to more than 4,000 employees.
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IV. PROJECT INFORMATION

A. PROJECT DESCRIPTION

EXECUTIVE OVERVIEW

Wexford, a leading developer of university-associated urban research parks, is developing 873
West Baltimore Street (the Project). This 250,000 square foot building represents the beginning
of the next phase of the UM BioPark, transforming it into a diverse, twenty-four/seven, mixed-
use innovation district. The planned tenants for the Project represent the future new business
creation and will be engines for job creation in West Baltimore.

Located at the southeast corner of West Baltimore Street and North Poppleton Street, illustrated
in Exhibits 1 and 2 attached hereto, the state-of-the-art building will offer sophisticated
laboratory and office environments for early-stage and mature bioscience companies in
accordance with the BioPark Master Plan. It will house:

e 83,064 square feet of shared office and meeting space for Cambridge Innovation Center
(CIC);

e 20,000 square feet of CIC Shared Lab space modeled off of LabCentral in Cambridge,
Massachusetts; and,

e 140,000 square feet of spec office and lab space for high-growth life science and
technology companies.

A site plan and rendering of the proposed Project are shown in Exhibits 3 and 4, attached hereto.

CIC and CIC Shared Labs are infrastructure for 21* century entrepreneurs and small businesses.
In addition to the direct jobs that will be created at the Project, estimated to be more than 500
construction-related jobs and 1,400 permanent jobs, the Project is expected to have a catalytic
impact on the surrounding area, spurring additional development and private investment in and
around the BioPark, including a hotel and the redevelopment of a former manufacturing
building. CIC, the anchor tenant, is known worldwide as a magnet for start-up companies, and
the creation of an innovation district will stimulate economic growth as businesses grow, choose
to stay in the community, and invest in the City.

The Regional Institution Enterprise Zone (RISE) legislation, approved during the 2014 General
Assembly Session, has enabled the use of TIF funds for innovation centers and their supporting
facilities. Innovation districts are the manifestation of changing locational preferences of people
and businesses toward urban, high density, high connectivity environments. CIC and CIC Shared
Labs are the cornerstone of the BioPark Innovation District and the leading operators of shared
space for innovation and entrepreneurship. The Mayor and City Council of Baltimore (the City
Council) approval of the RISE Zone is required. Legislation was introduced into City Council
September 21, 2015. A map of the proposed RISE Zone is attached hereto as Exhibit 5.
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CAMBRIDGE INNOVATION CENTER
Corporate Overview

Cambridge Innovation Centers’ mission is to make the world better through innovation by
supporting exceptional entrepreneurs to build the next generation of job-creating, world-
improving businesses. Cambridge Innovation Center does this in the following ways:

¢ Building hub facilities designed to attract and concentrate innovation actors, including
startups, venture investors, and larger firms’ innovation arms, in dense, collaborative
workplaces; and,

e Creating programs that increase the level of innovation activity in the city. Where
promising programs already exist, CIC partners with them and helps them obtain
additional funding. Programming partners are activity-based organizations, initiatives,
and groups that specifically identify gaps in an innovation ecosystem (i.e. lack of risk
capital, weak entrepreneurial culture, insufficient talent, etc.). CIC programs serve as a
catalyst to develop innovation activity in these areas, support a more inclusive innovation
community, and build on the existing strengths of the local innovation system.

History

Cambridge Innovation Center was founded in 1999 in Kendall Square (Cambridge,
Massachusetts), and today is the largest cluster of startups in the world, housing more than 800
companies in 433,000 square feet of premium office and co-working space across seven facilities
in two states. Since its founding in 1999, CIC has subsequently expanded to Boston,
Massachusetts and St. Louis, Missouri. Cambridge Innovation Center companies come from a
wide variety of industries and encompass startups, larger companies, capital, and service
providers.

Wexford Partnership

Building on that early success, CIC is expanding nationally and globally. Most recently, CIC
opened a new facility as part of Wexford’s Knowledge Community in St. Louis, Missouri.
Cambridge Innovation Center has signed an agreement to build a similar facility in Baltimore,
and is actively identifying other potential cities nationally and globally in which to expand its
network of innovation campuses. CIC and Wexford foresee a high degree of interaction within
the global network, including flows of talent, companies, and venture capital.

Program Partners

In total, CIC collaborates with over 250 local groups, including incubators, accelerators, and
educational and training programs to provide its tenants and the local community with over 50
business, social, and informational events each month. Cambridge Innovation Center will bring
best-in class programming partners to the Project and will also partner with established local
programs and organizations.
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The Venture Café Foundation (VCF, www.venacar.org) is the not-for-profit sister organization
to CIC, dedicated to helping innovators make the world a better place by envisioning,
implementing, and managing initiatives and programs that build, strengthen, and connect the
innovation community. VCF will locate within CIC to provide programmatic and community
support for the Baltimore innovation ecosystem. The VCF oversees five principal programs

e The Venture Café: Organization large weekly gatherings that seek to spark conversation
and collaboration between participants and provide a portal for individuals to access the
innovation ecosystems (www.vencaf.org).

e The Captains of Innovation Program: Managing a targeted matchmaking program that
connects global corporations and startups (www.captains.vencaf.org).

e District Hall: Programming for Boston’s first public innovation center, at the center of
Boston’s Innovation District (www.districthallboston.org).

e The Innovation Visitors Bureau: The visitor bureau for the innovation community
(www.vencaf.org/vib/).

e Roxbury Innovation Center: A mission-driven not-for-profit gather and event space
available for groups in the Roxbury and Dudley Square communities to provide programs
that  support local innovators, entrepreneurs and  business  founders
(www.roxburyinnovationcenter.org/).

Cambridge Innovation Center’s programming partners include, but are not limited to, the
following:

e MassChallenge: The world’s largest accelerator program, headquartered in Boston with
programs running in multiple locations internationally;

e Youth Cities: A non-profit organization that partners with local schools and innovation
leaders to teach middle and high school students entrepreneurial thinking through a
variety of programs, including boot camps and hackathons;

e LaunchCode: Non-profit program that pairs developers looking for jobs with companies
looking to hire. Programmers train candidates until the programmer decides whether the
candidate is qualified for full-time hire; and

e Startup Institute: A non-profit that provides an application-based eight-week career
development course for individuals interested in working at, rather than founding, a
startup. Following graduation, students are placed with startups seeking employees.

Measuring Success

Cambridge Innovation Center measures its success through its economic impact. Dozens of
companies have grown to international prominence at CIC Cambridge.

Google Android was co-founded by Rich Miner who grew his portion of the company (that later
become Google New England) from one to more than 200 people while located at CIC
Cambridge. Today, Google has an office with over 800 employees a block away from CIC
Cambridge.
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Two Massachusetts Institute of Technology (MIT) students founded the next-generation
marketing technology startup Hubspot at CIC Cambridge. Hubspot now employs over 800
people within a few block of CIC Cambridge. The company has raised more than $100 million in
venture capital and recently completed a successful IPO.

Greatpoint Energy, a company revolutionizing the coal industry through groundbreaking coal-
gastification technology, was founded at CIC Cambridge. In 2012, Greatpoint Energy raised
$430 million in venture funding and announced a $1.25 billion deal to build a series of plants in
Western China.

Other examples of well known organizations that got their start at CIC Cambridge include the
fibrosis and organ failure therapeutics company Stromedix; prostate cancert therapeutics
company Tokai, which recently went public; and MassChallenge, the world’s largest venture
accelerator.

Relevant Experience

CIC@4240, Cortex Innovation Community; St. Louis, Missouri
Kendall Square; Cambridge, Massachusetts

CIC Cambridge; Cambridge, Massachusetts

District Hall; Boston, Massachusetts

CIC Shared Labs

CIC Shared Labs space will be designed and operated as a hub for high-potential life-sciences
and biotech startups. Modeled after Cambridge’s LabCentral and operated by the same key
personnel, the facility will offer fully permitted laboratory and office space for as many as 25
startups comprising approximately 100 scientists and entrepreneurs. The shared labs, operated by
CIC, will provide first-class facilities, administrative support, skilled laboratory personnel, a
domain-relevant expert speaker series, as well as the other critical services and support that
early-stage companies need to begin laboratory operations day one.

Laboratory infrastructure is extremely costly, and the initial investment is much larger than even
the highest quality office space. Lease, fit-out, and permitting of lab space consumes precious
resources, both human and capital, that could be better spent fine-tuning technology to prepare
for clinical trials or commercialization. The shared labs solve this problem by adopting
conscious design choices to optimize use of available space, to facilitate shared use of resources,
equipment, and infrastructure, and to obtain the needed compliance documents to operate
laboratory space, which is typically an enormous barrier for startup bio and life science
companies. Combine this with a goal-oriented understanding of “concierge” services that remove
many operational burdens from startup companies, and small research businesses succeed.

The shared labs fulfill a key mission of the BioPark to nurture biotechnical and life science
companies in order to drive business creation and economic development in the surrounding
communities. It will be a new and different catalyst for technology transfer and
commercialization at UM Baltimore and across the entire state system.
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B. EXISTING CONDITIONS

Despite the strength of its medical institutions and universities, proximity to Washington, D.C.,
and revitalized downtown, Baltimore has not previously been known as a center for
biotechnology or innovation. This situation has changed dramatically with the UM’s renewed
focus on the commercialization of research and hiring of entrepreneurially-focused researchers
and faculty. The first two labs and office buildings in the BioPark are leased to a variety of
biotech companies, UM departments, and education institutions and retailers (a complete tenant
list can be found at www.umbiopark.com).

The BioPark has served as a focal point for this emerging industry, but in spite of the presence of
the UM, there remain high barriers to entry west of MLK Boulevard. There has been little to no
development on the west side outside of the BioPark boundaries, and even with the BioPark, the
Project has existed as a hole in the ground for the past several years pending the availability of
subsidy to stabilize the Project financials. The Project will be an important next step toward
creating an urban campus feel for the BioPark, and for introducing key Knowledge Community
elements such as an innovation cluster and quality retail. Significantly, the Project will serve as a
job engine for historically underserved West Baltimore, creating a demand for goods and
services that will spur additional neighborhood-scale economic development opportunities.

Photographs of the existing site conditions are attached hereto as Exhibit 6.
C. SITE CONSTRAINTS

Despite the significant investment and success of the UM BioPark, West Baltimore Street and
the surrounding neighborhoods continue to suffer from a high degree of blight and abandonment.
A range of criminal activity predominantly around drug use, plague the neighborhood.

D. ENVIRONMENTAL CONSTRAINTS

Hillman Consulting, LLC performed a Phase 1 Environmental Site Assessment (the Assessment)
in fourth quarter 2014. This Assessment was performed in accordance with the scope and
limitations of ASTM Practice E 1527-13, which is the latest version of the E1527 standard
published by ASTM.

A regulatory Oil Control Program (OCP) case is associated with the removal of a heating oil
underground storage tank from the property in March 2008. Subsurface investigations following
the removal of the underground storage tank identified petroleum hydrocarbons in the soil and
groundwater at the property. Correction actions to address the subsurface impacted was
performed using Modified Fenton’s Reagent injections in September through November 2008.
The Maryland Department of the Environment (MDE) subsequently closed the OCP case in
August 2009.

There was no evidence of any Recognized Environmental Conditions (REC) in connection with
the property.
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There was no evidence of any Controlled Recognized Environmental Conditions (CREC) in
connection with the property.

The closed regulatory OCP case associated with the removal of a 1,000-gallon heating oil
underground storage tank from the property in 2008 is considered to be an Historical Recognized

Environmental Conditions (HREC) in connection with the property.

E. TIME CONSTRAINTS AND SCHEDULE

e January 2016: Apply for building permit
e March 2016: Finance closing

e March 2016: Begin construction

e September 2017: First tenant occupancy

This schedule assumes complete passage of the proposed TIF in December 2015.

F. REQUIRED PERMITS

The Project is fully designed and permitted. Wexford received Urban Design and Architectural
Review Panel (UDARP) Final Approval on January 22, 2015 and Planning Commission
Approval on June 25, 2015. Construction could begin as soon as the necessary funding sources

are committed.

All approvals associated with the University of Maryland BioPark Planned Unit Development
(PUD) have been obtained. The relevant zoning information is attached hereto as Exhibit 7.

G. SITE CONTROL

Wexford Maryland BioPark 3, LLC purchased the land in 2009. The land is owned outright.

H. PROJECT SOURCES AND USES

The preliminary sources and uses for the Project is shown in Table A on the following page.

Additional details relating to the total sources and uses of funds for the Project can be found in
Addendum D attached hereto.
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Table A
Total Sources and Uses

Sources and Uses Total
Sources of Funds
Developer equity $86,363,835
DBED grant $2,500,000
TIF proceeds $17,000,000
Total sources of funds $105,863,835
Uses of Funds
Land/site costs $6,061,101
Predevelopment costs $4,425,403
Hard construction costs $45,184,483
Tenant improvements $41,342,000
Leasing commissions $3,597,000
Soft costs $5,253,848
Total uses of funds $105,863,835

As subsequently discussed and noted in Addendum D, attached hereto, the Maryland Department
of Business and Economic Development (DBED) contribution may be a total of $5,000,000
rather than the $2,500,000 grant shown in Table A. Wexford has previously pursued the
availability of a DBED loan that is provided in addition to the $2,500,000 million DBED grant.
Wexford has not yet determined if the DBED loan will be utilized as a result of the cost/benefit
analysis related to the loan accretion and other available developer equity.

1. OTHER PUBLIC ASSISTANCE
TAX INCREMENT FINANCING

Special obligation tax increment financing bonds in the total amount of $17,500,000 are
proposed to be issued to finance the construction costs associated with the 249,432 square feet
873 W. Baltimore Street building. The proposed special obligation tax increment financing
bonds are being issued in conjunction with the RISE and TIF enabling legislation. It is proposed
that the bonds will be issued to the developer for a term of twenty years and secured with tax
increment revenues generated by the Project and the proton treatment center, as well as a backup
special tax. The projected costs proposed to be financed by the bonds are illustrated in Table B.

Table B
Improvement Cost Estimates
Improvement Cost Estimate
873 W. Baltimore Street qualified costs $105,863,835
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The tax parcels comprising the proposed University of Maryland BioPark Development District
(the “Development District”) are shown in Table C below.

Table C
Tax Parcels Comprising the Development District

Account
Identifier Owner Address Acres
18 090220001 Wexford Maryland BioPark 3 LLC 873 W. Baltimore St. 0.98
18 100203001B Maryland Proton Treatment 850 W. Baltimore St. 1.49

Total 2.47

Corresponding tax parcel maps are attached hereto as Exhibit 8. Additionally, a map outlining
the boundaries of the Development District is attached hereto as Exhibit 9.

As previously mentioned, the special obligation tax increment financing bonds will be secured
by tax increment revenues generated by the proton treatment center and the Project. A summary
of the proposed development located within the Development District is shown in Table D.

Table D
Proposed Summary of Development

Development District' GSF
Proton Treatment Center 110,000
Lab - Building 3 (873 W. Baltimore) 249,432
Total 359,432
'Provided by Wexford Science + Technology.

ENTERPRISE ZONE TAX CREDITS

As illustrated in Exhibit 10, attached hereto, the Project is located within one of the City’s
Enterprise Zones. Furthermore, the Enterprise Zone is deemed an Empowerment or Focus Zone
for this particular Project. Wexford plans to apply for the Enterprise Zone Tax Credit for the
Project. Additionally, it is anticipated that the proton treatment center will also apply for the
available Enterprise Zone Tax Credit. The projected dollar figure associated with the receipt of
the tax credit is calculated on Schedule XV-A in Addendum A: University of Maryland BioPark
Tax Increment Bond Financing Projections. Additionally, the affect of the receipt of the tax
credit is factored into the debt service coverage of the tax increment bonds on Schedule XVII-A
of Addendum A. The total Enterprise Zone Tax Credit benefit for the Development District is
shown in Table E on the following page.
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Table E
Projected Development District Enterprise Zone Tax Credits

Development District Tax Credit

Proton Treatment Center $10,165,473
Lab - Building 3 (873 W. Baltimore) $6,684,834
Total Enterprise Zone Tax Credits $16,850,307

The total Enterprise Zone Tax Credit benefit for the Project is shown in Table F below.

Table F
Projected Project Enterprise Zone Tax Credits
Project Tax Credit
Lab - Building 3 (873 W. Baltimore) $6,684,834

The Enterprise Zone Tax Credit is a ten year tax credit granted for City real property taxes on
commercial property. Property owners receive an annual tax credit in the amount of eighty
percent (80%) of the increase in assessed value from the base assessed value to the improved
assessed value for a period of five years. For the remaining five years, the percentage of the tax
credit received decreases by ten percent (10%) annually. In the eleventh year, full property taxes
are paid. Since the Project is located within an Empowerment or Focus Zone, property owners
receive an annual tax credit in the amount of eight percent (80%) of the increase in assessed
value from the base assessed value to the improved assessed value for a period of ten years,
rather than five years. In the eleventh year, full property taxes are paid.

REGIONAL INSTITUTION STRATEGIC ENTERPRISE (RISE) TAX CREDITS

As previously noted, the special obligation tax increment financing bonds are being issued in
conjunction with the RISE legislation. A RISE District is being created consistent with the RISE
legislation and the Project is located within the boundaries of the proposed RISE District, as
illustrated in Exhibit 5, attached hereto. Resultantly, the property owner will receive the benefit
of the RISE Zone Tax Credit that is available due to the RISE legislation. According to DBED,
the property owner must apply for the RISE Zone Tax Credit as a result of its use to finance the
construction costs of the Project. The projected dollar figure associated with the receipt of the
tax credit is calculated on Schedule XV-B in Addendum A: University of Maryland BioPark Tax
Increment Bond Financing Projections. Additionally, the affect of the receipt of the tax credit is
factored into the debt service coverage of the tax increment bonds on Schedule XVII-A of
Addendum A. The proton treatment center is not located within a RISE Zone. As a result, the
proton treatment center is not projected to receive the benefit of the RISE Zone Tax Credit.
Furthermore, the Development District benefit resulting from the RISE Zone Tax Credit is the
same as the Project. The total RISE Zone Tax Credit benefit for the Project is shown in Table G
on the following page.
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Table G
Projected Development District & Project RISE Zone Tax Credits

Development District/Project Tax Credit
Lab - Building 3 (873 W. Baltimore) $6,629,530

The RISE Zone Tax Credit is a five year tax credit granted for City real property taxes. Property
owners receive an annual tax credit in the amount of at least fifty percent (50%) of the increase
in assessed value from the base assessed value to the improved assessed value for the first year.
For the remaining four years, the percentage of the tax credit received is at least ten percent
(10%) of the incremental assessed value. For property located within an Enterprise Zone, the five
year tax credit is equal to eight percent (80%) of the increase in assessed value from the base
assessed value to the improved assessed value for five years. Furthermore, for property located
within an Empowerment or Focus Zone, the five year tax credit is equal to one-hundred percent
(100%) of the increase in assessed value from the base assessed value to the improved assessed
value for five years. Should the property owner choose to reapply for the Empowerment or Focus
Zone Credit after the first five years, the property owner is eligible for the Empowerment or
Focus Zone Tax Credit in the amount of eight percent (80%) of the increase in assessed value
from the base assessed value to the improved assessed value for the remaining five years. In the
eleventh year, full property taxes are paid. As shown in Appendix B and C to Addendum A, it is
assumed the property owner reapplies and receives the Empowerment or Focus Zone Tax Credit
for the additional five year period.

MARYLAND DEPARTMENT OF BUSINESS AND ECONOMIC DEVELOPMENT GRANT

The Maryland Department of Business and Economic Development is providing a $5,000,000
loan to support CIC and CIC Shared Labs. Should certain employment targets be met,
$2,500,000 of this loan will convert to a grant.

J. LETTER(S) OF INTENT

An outline of the terms of the DBED grant as provided by DBED to Wexford is attached hereto
as Exhibit 11.

K. MAPS RELATING TO THE PROJECT

Each of the maps relating to the Project has been specifically identified in previous sections
correlating to the text that best describes the representation.

L. SPECIAL TAXING DISTRICT
Consistent with City policy, a special taxing district is proposed to be created for the purposes of
levying and collecting special taxes in the event the available tax increment revenues are

insufficient to repay debt service. The proposed University of Maryland BioPark Special Taxing
District (the “Special Taxing District”) is proposed to consist of a sole parcel, the parcel on
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which the Project will be constructed. Table H illustrates the tax parcel comprising the Special
Taxing District.

Table H
Tax Parcels Comprising the Special Taxing District

Account
Identifier Owner Address Acres
18 090220001 Wextord Maryland BioPark 3 LLC 873 W. Baltimore St. 0.98

A map outlining the boundaries of the Special Taxing District is attached hereto as Exhibit 12.
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V. CiTY CHARTER AND TIF ENABLING ACT

The developer’s budget related to the proposed bond issue is previously shown in Table B. This
budget has been provided to the City’s bond counsel for preliminary review and discussions have
been held between bond counsel, developer’s counsel, and the developer concerning the
proposed improvements. The financing of the proposed improvements is expected to be
consistent with the improvements which are permitted to be financed under Sections 5-1401 to 5-
1407 and Sections 12-201 to 12-212 of the Economic Development Article of the Maryland
Code, which are related to RISE Zones (the RISE legislation), as well as Article II, Section 62
and 62A of the Baltimore City Charter (the Charter).
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VI. INCLUSIONARY HOUSING

There is no residential component proposed for the Project. As a result, there are no regulations
under which the Project must comply.
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VII. PRIVATE SECTOR CONTRIBUTION

In reviewing the gap analysis, MuniCap also reviewed the developer’s share of investment in the
project compared to the City’s guidelines for private versus public investment in a partnership
project.

The purpose of this guideline is to evaluate the City contribution to other sources of funds, as it
is the City’s goal to leverage the investment it makes in a project. This results in each dollar of
City investment having a greater impact. This guideline also ensures that the City is not making
too large of a share of the total investment; that is, other parties are also investing in the project.
The contribution from sources other than the City is estimated to be $88,863,835 for the entire
development, representing eighty-five percent (84%) of the total sources of funds, based on the
information presented on Summary Schedule 1 of Addendum D and shown in Table I below.

Table I
Private Contribution
Percent
Sources of Funds Amount of Total
City Sources:
TIF Proceeds $17,000,000 16%
Other Sources:
Developer equity $86,363,835 82%
State fugdlng: Department of Business & $2.500,000 2%
Economic Development grant
Sub-total other sources $88,863,835 84%
Total sources of funds $105,863,835 100%

This results in $5.23 of other sources of funds for each dollar of City investment as calculated in
Table J below. This ratio fall below the range expected with the City's TIF policy, which are
eight to twelve private dollars per dollar of public investment.

Table J
Private to City Investment

Dollar for Dollar
Sources of Funds Investment
Private sources of funds $88,863,835
City sources of funds $17,000,000
Private to City investment $5.23
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VIII. ADVANCES THE CITY'S LAND USE, ECONOMIC DEVELOPMENT AND PUBLIC
IMPROVEMENT GOALS

This Project is about building the infrastructure critical to 21* century job creation. At the core
of all of the City’s goals are training, job creation, small business development, and
entrepreneurship. CIC and CIC Shared Labs are infrastructure for the entrepreneur and small
businesses. Rather than using economic development incentives to support the growth of one
company, the same incentive can be used to support the creation and growth of hundreds of
Baltimore businesses. Additionally, CIC and Lab Central are the industry leaders in providing
the physical space and human capital resources to drive innovation.

City GOALS

This Project will advance key goals of the Baltimore Development Corporation’s (BDC) and the
City’s Comprehensive Economic Development Strategy for Baltimore 2014: Seizing the
Momentum, Building a Bright Future: Jobs. Investment. Growth. A review of the eight major
strategies outlined in the aforementioned report, in conjunction with the Project, indicate that
there are three specific strategies the Project most clearly assist the City to fulfill. The eight
major strategies are as follows:

Focus on Business Retention and Attraction

Improve Baltimore’s Resources for Small Business and Entrepreneurship

Foster Economic Inclusion

Expand Support for Mid-Size Companies

Recruit Nationally and Internationally

Focus Economic Development Efforts on Six Key Industry Clusters

Use Investments and Real Estate Development to Support Economic Goals

Work Strategically to Position Baltimore Regionally and Nationally as a Premier
Place to do Business and Invest

XN RN

Strategy 2. Improve Baltimore’s Resources for Small Business and Entrepreneurship

CIC and CIC Shared Labs are designed to support startups and growing businesses. CIC and CIC
Shared Labs provide all-inclusive, highly flexible services so that entrepreneurs and small
businesses can focus on their product rather than on running a work place. All of their services
are unmetered and bundled in one monthly price.

CIC Services:
e Office furniture and flexible offices to accommodate growth overnight
0 Co-working desks to 25+ employee offices

Conference rooms, phone booths, auditoriums

Internet, phones, printing, copying, and technical support

Concierge services

Fully stocked kitchens

Programming and innovation activities
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CIC Shared Lab Services:
¢ Functional, permitted lab space
0 Individual lab benches
O Private lab suites design for up to eight scientists
Waste handling
Lab equipment specific for bioresearch
Conference rooms, event space, and kitchens
Programming and innovation activities specific to life sciences

Strategy 3. Foster Economic Inclusion

The Project partners have been working collaboratively to build a robust community engagement
program, which is essential to creating a dynamic and inclusive economy. A major component of
this strategy is ensuring that opportunities that arise in the innovation ecosystem are inclusive
and accessible to all, especially traditionally underrepresented populations.

CIC and VentureCafe Foundation. CIC and VentureCafe Foundation are committed to
community engagement and will develop a positive and productive relationship with the
community surrounding the BioPark. At CIC’s Cambridge, Boston, and St. Louis
locations, CIC has worked with a wide range of community partners to broaden exposure
to the innovation economy. Examples of collaborations include a partnership with the
Cambridge Office of Workforce Development to place students each summer with CIC
startups, and free event space for organizations also working to make the innovation
economy inclusive.

CIC’s sister non-profit, VentureCafe Foundation seeks to:

1) Build and connect communities of innovation,
2) Expand the definition of innovation and entrepreneurship, and
3) Build a more inclusive innovation economy.

VentureCafe Foundation accomplishes this mission through hosting free, weekly
gatherings (attracting up to 400 people per event at its St. Louis location), sponsoring
office hours for startups, and organizing free seminars on topics such as women in
entrepreneurship.

LaunchCode. LaunchCode is a coder development program that seeks to connect job
seekers with coding education and then connect them with employers seeking qualified
coders. They will be located within the Project. LaunchCode specializes in identifying
talented, drive individuals who lack the traditional credentials for a job in technology,
and assessing these individuals for skill, aptitude, and drive. Candidates are then offered
mentorship and education programs to prepare them for full-time employment and those
who are successful are placed into paid apprenticeships with a broad range of employers.

The premise of LaunchCode’s work is to expand opportunities for individuals with the
ambition and aptitude needed to fill the nearly 20,000 open information technology
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positions in the Baltimore region, but lack the traditional qualifiers, often a college
degree and three to five years of work experience, to even be invited to interview.
Through collaboration with local workforce development organizations and education
institutions that can provide access to free programming courses, LaunchCode will be
able to match residents of Southwest Baltimore with career-track coding opportunities. In
their pilot year in St. Louis, LaunchCode placed 144 people in paid apprenticeships with
more than 80 employers. Over ninety percent (90%) of apprentices were converted to
full-time hires at an average apprenticeship length of 94 days.

LaunchCode is working to obtain the funding needed to open a Baltimore location.
Wexford and LaunchCode are currently in preliminary discussions.

CIC, VentureCafe Foundation and Wexford will continue to build existing community
partnerships and programming focused on making the BioPark more inclusive and accessible.
These partnerships include:

e The Southwest Partnership. In addition to providing financial support for the
organization, Wexford, the BioPark and the UM have actively participated in the
infrastructure of the organization, sitting on committees and the board, as well as working
closing alongside other community residents on the community revitalization plan.

e The Baltimore City Community College’s (BCCC) Life Sciences Institute. Located in
Building Two of the BioPark, the partnership between BCCC Life Sciences Institute,
Wexford, and the UM has provided access and opportunity for neighborhood residents to
find employment in the life sciences workforce. Many BioPark tenants have BCCC Life
Sciences Institute students as interns, and some have found permanent positions.

e UM Community Engagement Programs. Wexford and the BioPark support the strong
engagement of the UM’s School of Social Work, Medicine and other programs in the
Southwest Baltimore neighborhood schools adjacent to the BioPark.

e BioTechnical Institute of Maryland. A specialized lab technician training program offered
to unemployed and underemployed Baltimore residents at no cost. Participants graduate
with in-demand lab skills which prepare them for successful careers in the life science
sector. The BioTechnical Institute of Maryland has graduated 345+ technicians, some of
whom have been employed by companies in the BioPark.

e New Programming. Other possibilities include educational programming, including
speakers’ series on the entrepreneurial process for high school students, internship
programs for high school students with small startups and entrepreneurs, and workforce
programs to teach and disseminate skills required to work in jobs in the innovation
economy, like project management and computer programming.
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Strategy 5. Recruit Nationally and Internationally

CIC and LabCentral have attracted nationally acclaimed companies as sponsors, co-tenants,
member clients, and partners. CIC Cambridge has been home to Google, Android, Apple,
Microsoft, Royal Dutch Shell, and numerous other national and global businesses. When CIC
announced it was opening at the St. Louis, Missouri location, Boeing Ventures moved its entire
research and development team into the same building.

LabCentral is sponsored by Johnson & Johnson, Amgen, Locke Lord, ThermoFisher, and Roche,
among many others. Pfizer opened a 280,000 square foot research and development facility next
door to LabCentral, which brought 1,000 employees into Cambridge, Massachusetts.

MAYOR GOALS

As outlined by the Mayoral Initiatives, there are five areas in which the Mayor strives to
improve: better schools and youth opportunities, safer streets, stronger neighborhoods, growing
economy, cleaner and healthier City, and innovative government. The Project most clearly
improves two of the five areas as subsequently described.

1. Growing the Economy

The tenants of the Project are poised to have a significant impact on Baltimore’s technology
sector. It is expected that many of the companies that start up in this new innovation district will
stay in the area as they grow, so that they can continue to be part of the innovation ecosystem.
This dynamic has been seen in Cambridge and Boston, where CIC estimates it has generated
between 35,000 and 40,000 local innovation economy jobs.

In addition to startup companies, their acquirers, and venture capital, CIC also forms a magnet
for large innovation companies. Amazon, Apple, Facebook, Disney, Dutch Royal Shell, Boeing,
and many others have established substantial presences within CIC buildings, in most cases their
first presence in the respective regions.

CIC’s unique approach has proven to attract substantial venture capital and the presence of
corporate technology giants. CIC develops a city’s entreprencurial talent base and assists a city
in becoming globally competitive as an innovation hub. Companies started at CIC have seen
success large and small. Android, the largest mobile phone operating system in the world, was
founded at CIC. After being purchased by Google, the Android team’s core strength and the
innovation environment of Kendall Square attracted Google to start an operation in Cambridge.
Google’s Cambridge office, which stayed a CIC client for many years until it outgrew CIC’s
space, now spans over 300,000 square feet, which is bigger than the entire CIC Cambridge
campus, and employs over 800 people.

The strength of the entrepreneurial ecosystem at CIC has brought other benefits as well,
attracting funding sources to the area. CIC’s two main Cambridge buildings are home today to
more than $7 billion of venture capital, putting just this CIC location ahead of most U.S. states,
and approximately equivalent to all the venture capital in Europe.
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The Project will have a tremendous catalytic effect on the BioPark, the surrounding area, and
Baltimore as a whole. Within the BioPark, construction of the Project will help spur the
continued buildout of the BioPark, which includes over one million square feet of additional
mixed use development, to include an extended stay hotel. In the Hollins Market neighborhood,
the Project will advance the development of the 38,000 square foot historic Lion Brothers
building and the 15,000 square foot historic St. Peter the Apostle school, both historic
preservation adaptive reuse projects. Continued development at the BioPark will also help drive
the economics of a restoration of the historic Hollins Market, the surrounding commercial
district, and the shops along West Baltimore Street. The Project will generate significant demand
for goods and services in and around the BioPark, facilitating the growth of retail establishments,
neighborhood small businesses, and increased job creation.

2. Stronger Neighborhoods

The community impact of the Project is enhanced by the fact that it is not just another building in
a research park, but will be a significant step towards creating a Knowledge Community, a
dense, twenty-four/seven, mixed used, high energy environment that is integrated into the urban
fabric, attracting a creative and diverse group of people. Knowledge Communities seek robust
community partnerships and find ways to include the general public in the science and
technology activities happening inside the park, these relationships are essential to creating a
dynamic ecosystem, and sought out by tenants like CIC and VentureCafe Foundation. Drawing
inspiration from successful global innovation centers, Wexford now looks to integrate high
performance research buildings into a broader mixed use framework of universities, creative
industries, housing, retail, and transit.

Making places that are attractive to young people seeking to live in urban, walkable
neighborhoods is a key component of creating the critical mass for a successful Knowledge
Community. To advance the vision of West Baltimore Street as a pedestrian-friendly boulevard,
the Project is designed to generate street-level activity and enhance the pedestrian experience.
Ground floor retail uses like Milk & Honey Market will draw additional pedestrian traffic along
West Baltimore Street, which will help encourage additional retail activity in the corridor and the
surrounding West Baltimore communities. More pedestrians and outdoor seating at the café will
also pub more “eyes on the street,” increasing the safety and security of all street users. The
building base is also designed with the pedestrian in mind. The large glass openings create a high
level of visibility into the lobby and ground floor retail, which will help to draw users into the
space and create interest along the streetscape.

CITYWIDE MASTER PLAN GOALS
As more fully described in the City of Baltimore Comprehensive Master Plan 2007-2012,
Revised July 9, 2009, there are four broad areas in which the City further identified specific

related goals and objectives. Those four broad areas include: live, earn, play, and learn. The most
appropriate goals and objectives supported by the Project are subsequently conveyed.
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Earn — Goal 1: Strengthen Identified Growth Sectors
Objective 2: Retain and Attract Business in Bioscience

Baltimore is losing bioscience researchers and workers due to a lack of affordable lab
space. CIC Shared Labs provides an opportunity to commercialize research quickly and
economically. CIC Shared Labs provides a platform to retain the human and intellectual
capital generated by the City’s strong anchor institutions and to attract new bio and life
science companies interested in being a part of an innovation community.

Objective 4: Retain and Attract Business in Computer, Internet, Data, and Software
(CIDS) Related Services

Approximately thirty-two percent (32%) of CIC’s clientele are software, web, or mobile
companies. CIC has a long history of supporting CIDS-related businesses.

Learn — Goal 2: Capitalize on Untapped Potential of Higher Education Institutions
Objective 1: Attract and Retain College Students and Recent Graduates
Baltimore has numerous institutions producing an impressive number of college
graduates each year. These graduates are attracted to the startup and innovation

community. Building a robust innovation ecosystem at the BioPark and providing access
to the world’s best innovation spaces, helps retain millennials.
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IX. BUT FOR TEST

A summary of the quantitative findings and the 873 West Baltimore Street project pro forma is
found in the Pro Forma Analysis of 873 W. Baltimore (the “But For Analysis”) attached hereto
as Addendum D.

Upon detailed review of the proposed Project, along with the corresponding assumptions used to
estimate the return on the Project, there are several factors justifying the but for test. Factors
justifying the but for test are reviewed on both a qualitative and a quantitative basis. Qualitative
factors include items such as costs constraint and market constraints; whereas, quantitative
factors include the financial returns on the development to the developer, the private investment
in the Project, and the financial gap that exists within the sources of financing to ensure the
Project is feasible.

QUALITATIVE

The proposed Project is located within the greater UM BioPark development. As currently
proposed, tax increment financing is being used to finance the vertical construction of the Project
through the RISE enabling legislation. The Project is proposed to be constructed as an office and
lab building, of which a portion will be fit-out as the CIC. Specifically, 103,064 square feet of
the total 249,432 square feet will be fit-out for housing CIC. The CIC is a space in which
entrepreneurs can occupy and rent out the space for early stage start-up space or co-working
space, acting as a business incubator. Business owners and operators can be temporary or
transition into long-term tenancy with the CIC having providing all necessary supplies and
materials to complete standard business activity.

It is proposed that the TIF will be used to finance the extraordinary costs associated with
constructing, fitting out, and operating the CIC. As proven in other markets, the CIC creates jobs,
acts a catalyst for economic development, provides for the transfer of thoughts and information,
and is a center for both collaboration and innovation. The presence of the CIC within the greater
UM BioPark creates a synergy that will further enhance the existing tenants of the UM BioPark
development.

For the CIC to function as intended, the costs to provide operational materials, specific to the
CIC lab space, requires a greater cost than usual for tenant fit-out. The additional costs not
typically included in tenant fit-out includes furniture and fixtures, personal property, readily
available lab equipment and materials, and operating expenses for the shared 103,064 square feet
of space. Though the space is commanding market rent, and the typical construction costs to
construct the space has been reviewed and is deemed to be reasonable, the tenant fit-out costs are
greater than the average tenant fit-out costs. These extraordinary costs associated with the fit-out
of the CIC space cannot be offset by increasing the requested rents since the rents that the
developer is currently assuming are deemed to be market. In summary, the cost of lab space for
R&D start-ups, compared to the rents that can be obtained for this incubator space, results in a
deficit. For this reason, the CIC would not be possible and the development of the Project would
not be justified, or feasible, without tax increment financing.
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QUANTITATIVE

The developer's pro forma has been reviewed and compared to third party market standard
sources. Specifically, the developer's costs, sources of funding and assumptions for net
operating income were reviewed. Various resources were used to review and compare the
developer's pro forma to market standards. The developer's costs were compared to estimates
generated by Marshall & Swift. In addition, assumptions used by the developer to estimate the
project's revenues and expenses were compared to third party sources such as the Real Estate
Investor Survey published by Price Waterhouse Coopers and market data and discussed with the
Maryland State Department of Assessments and Taxation. Based on this review, the overall costs
estimated for the project and the income generated by the project is reasonable. In addition, the
developer's assumptions are reasonably consistent with the aforementioned third party sources.

Overall sources and uses were generally reviewed and found to be reasonable. Each of the
sources of financing for the Project developer were reviewed to ensure assumptions and amounts
illustrated are reasonable. Discussions were held with individuals at the Maryland State
Department of Assessments and Taxation, as well as additional information was requested from
the developer. It has been determined that the sources of financing are reasonable.

The review of the developer's pro forma and sources of financing has enabled MuniCap, Inc. to
draw a conclusion that but for the assistance from the City, the project would not have the ability
to attract a tenant such as CIC, which provides the incubator space. A review of project yield, on
the basis of cost and net operating income, was completed since the Project is proposed to be
comprised of only income producing property. The market yield generated by the Project results
in a return that is below market. The returns projected by the developer, including the TIF
incentive provided by the City, do not generate an extraordinary return on investment to the
developer.
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X. PUBLIC BENEFIT

As articulated in Section IV the proposed Project will facilitate interaction between the greater
BioPark, the UM, and the neighborhood. Furthermore, it will act as an incubator to enhance
employment opportunities in the greater Baltimore region. The construction of the CIC and the
CIC Shared Labs is imperative to nurturing the innovative district and Knowledge Community.

TAX BASE

Currently, the two properties comprising the Development District have an assessed value of
$2,368,100. In the final year in which bonds are proposed to be outstanding, the Development
District is projected to have an assessed value of $192,969,725 and generate approximately
$4,337,959 annually in City real property taxes using the current tax rate.

Table K
Projected Increase in Tax Base

Development District Current Year 20 Increase
873 W. Baltimore Street' $1,068,300 $101,256,661  $100,188,361
850 W. Baltimore Street' $1,299,800 $91,713,064 $90,413,264
Total assessable base' $2,368,100 $192,969,725  $190,601,625
Baltimore City tax rate fiscal year 2015-2016 $2.248 $2.248 -
Projected tax revenues $53,235 $4,337,959 $4,284,725

'Current assessable base represents the current assessed value as report by the Maryland State Department of Assessments

and Taxation.

EMPLOYMENT AND WAGE ESTIMATES

Fiscal impact analyses were prepared and are attached as Addenda B and C to estimate the fiscal
impacts to the City resulting from the total development within the Development District, as well
as the Project. The analyses also include estimates of employment impacts from the
Development District and Project.

A description of the development in the Development District used to project the total
employment impacts is shown in Table L.

Table L
Total Development District Development

Development District' GSF
Proton Treatment Center 110,000
Lab - Building 3 (873 W. Baltimore) 249,432
Total 359,432
'Provided by Wexford Science + Technology.
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A description of the development used to project the Project employment impacts is shown in
Table M.

Table M
Total Project Development

Project GSF
Lab - Building 3 (873 W. Baltimore) 249,432
'Provided by Wexford Science + Technology.

Projection of Impacts

MuniCap, Inc. estimated future impacts to the City using a combination of accepted approaches
for projecting employment impacts.

To calculate employment impacts, MuniCap, Inc. used IMPLAN Professional 3.0 software
developed by IMPLAN Group LLC. IMPLAN is an industry-accepted economic impact
assessment software system with which trained users can create local area Social Accounting
Matrices and develop Multiplier Models that can be used to estimate detailed economic impacts of
new firms moving into an area, special events such as conventions or professional sports games,
recreation and tourism, military base closures, and many more activities. For the inputs used in
developing the models, such as square footage and employees, MuniCap, Inc. relied on a variety
of sources, which are noted in Addenda B and C, attached hereto.

Temporary construction employment impacts were calculated based on estimates generated by
Marshall & Swift, as well as development budgets and pro formas supplied by Wexford.

The specific calculations used to estimate these impacts, along with the sources of the underlying
assumptions, are included in Addenda B and C, attached hereto.

Results of the Analysis — Employment Impacts

Table N on the following page outlines the permanent projected employment impacts resulting
from the development in the Development District. Direct impacts are jobs at the new
development; indirect impacts are jobs created within City, but not at the new development. The
construction of the property within the Development District is projected to create an estimated
total 1,475 permanent jobs on site and 2,128 permanent jobs in the City, including jobs created
from the indirect and induced effects of the employees at the site. As calculated by IMPLAN,
“jobs” represent distinct one-year position, and can be either full-time or part-time. Similarly,
“labor income™ as calculated by IMPLAN includes all payroll expenses, including wages and
salary, benefits, and payroll taxes. IMPLAN Group, LLC provides multipliers for purposes of
converting estimates of total jobs to estimates of full-time employees (“FTE’s”), and for
converting estimates of total labor income into estimates of employee wages. The methodology
is more fully illustrated in Addenda B and C, attached hereto. The subsequent tables illustrate
both total jobs and total income.
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The development of the Development District will also result in significant temporary
employment impacts. These positions are based on the construction efforts associated with the
project and are considered to be one-time impacts. Although the impacts will be spread
throughout the construction period, there are represented as one-year impacts in Table N.

Table N
Development District Employment Impacts

Development District Employment Impacts Jobs Annual Compensation
Total permanent direct impacts 1,475 $144,100,558
Total permanent indirect impacts 653 $39,083,231

Total permanent impacts 2,128 $183,183,789
Total temporary direct impacts: 600 $55,567,766
Total temporary Indirect impacts 313 $19,367,983

Total temporary impacts 913 $74,935,749

Similar to the permanent and temporary employment impacts projected for the Development
District, estimates were also generated for the Project. Table O illustrates the estimate permanent
and temporary employment impacts to the City for the Project.

Table O
Project Employment Impacts
Project Employment Impacts Jobs Annual Compensation
Total permanent direct impacts 1,023 $111,301,087
Total permanent indirect impacts 435 $25,412,427
Total permanent impacts 1,458 $136,713,514
Total temporary direct impacts: 378 $34,998,615
Total temporary Indirect impacts 197 $12,198,665
Total temporary impacts 575 $47,197,280
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XI. POSITIVE NET FISCAL IMPACT

FiscAL IMPACT ANALYSIS
Purpose of Analysis

As previously mentioned in Section X, the purpose of the fiscal impact analyses, attached as
Addenda B and C, is to estimate the fiscal impacts to the City resulting from the Development
District, as well as solely the Project. This summary provides an estimate of the additional tax
revenues and expenses that the City will receive or incur as a result of the Development District
and Project and contrasts the expected costs with expected revenue. The analysis shows that the
expected revenues generated by the Development District and Project exceed the corresponding
costs to the Baltimore City. A description of the development used to project the fiscal impacts is
shown above in Tables L and M, respectively.

Projection of Impacts

Based on the projected development pro forma, MuniCap, Inc. estimated future impacts for
Baltimore City using a combination of accepted approaches for projecting fiscal impacts.

For the calculation of economic benefits, primarily in the form of increased tax revenue,
MuniCap applied the actual taxing methodology by multiplying the applicable tax rate by the
estimated taxable item in question whenever possible. For instance, real property taxes were
estimated by multiplying estimated assessed value by the current applicable real property tax
rate. Other revenues calculated in this manner include personal property taxes, energy taxes,
personal income taxes, and recordation taxes. In some instances, revenues were estimated on a
per capita basis, typically when the revenue source was not in the form of a tax. In still other
cases, revenues that will likely increase as a result from the development of the Development
District and proposed Project were dismissed altogether, as they represent charges for services
that will likely be offset by the cost of providing the services.

To calculate fiscal impacts in the form of additional costs to Baltimore City, MuniCap reviewed
the budget to determine the most appropriate approach to estimating potential increases. In some
cases, expenses were estimated on a per capita basis using residents or employees, while in other
cases, another pro rata basis was used, such as thousands of total tax revenues. Finally, in cases
when a charge for services was eliminated from the estimation of revenues, the corresponding
costs for services were also eliminated from the estimation of expenses.

While estimating impacts in future years, MuniCap uniformly assumed a net increase in both
revenues and expenses of three percent per year. Tax rates are expressed at their level as of the

date of this analysis.

The specific calculations used to estimate these impacts, along with the sources of the underlying
assumptions, are included in Addenda B and C, attached hereto.
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Results of the Analysis
A. Net Fiscal Impact

Table P outlines the projected fiscal impacts for the Development District for a period of
twenty years, ending in fiscal year 2035-2036. Annual revenues and expenditures are
shown at full buildout in current dollars. The twenty year cumulative revenues and
expenses reflect projected absorption and an inflation factor of three percent.

Table P
Development District Net Fiscal Impact to the City of Baltimore

Baltimore City Annual’ 20 Years’
Projected City Revenues:
Real property tax increment revenues $1,726,179 $36,249,764
Supplemental special tax revenue’ $221,250 $2,212,500
Less: TIF debt service paid by property taxes’ ($1,610,882) ($33,828,522)
Net real property tax increment revenues $336,547 $4,633,742
Special taxes paid by the developer $401,127 $4,813,528
Net real property tax increment revenues to the City $737,675 $9,447,269
Personal property tax revenues $171,701 $4,502,933
Enterprise Zone Tax Credit reimbursement revenues $923,080 $11,076,966
Energy tax revenues $75,865 $1,989,588
Personal income tax revenues - employees $1,028,343 $26,968,794
Local recordation tax revenues- - $1,135,646
Transfer tax revenues’ - -
Additional revenues $81,232 $2,130,361
Projected City revenues $3,017,896 $57,251,558
Projected City Expenses ($611,826) ($15,833,161)
Net fiscal impact to Baltimore City $2,406,071 $41,418,397
Projected change in State aid to schools’ ($722,508) ($15,172,676)
Total fiscal impact to Baltimore City $1,683,562 $26,245,721

'Represents the average annual tax increment revenues generated by the University of Maryland BioPark development over the
20 year period shown in the projections. Supplemental special taxes, special taxes paid by the developer and Enterprise Zone Tax
Credit reimbursement revenues are shown as an average for the years in which the revenues are projected to be received.
*Projected revenues for twenty years are shown cumulatively, assuming inflation of three percent annually.

?Assumes $250,000 is paid as a supplemental special tax during the ten years in which the Enterprise Zone and Rise Tax Credits
are applied to 873 W. Baltimore Street. Assumes 25% of the $250,000 supplemental special tax is paid in year one, 60% of the
$250,000 supplemental special tax is paid in year two, and the full amount is paid for years eight through ten.

“Represents the average annual debt service over 20 years.

>Since recordation taxes are a one-time revenue, excludes from the annual average.

SAccording to Wexford Science + Technology, the property will not be sold. As a result, transfer taxes are not assumed to be
incurred.

’As further detailed in Addenda B and C, factors such as student enrollment and wealth are used to determine the amount of State
aid related to schools that each jurisdiction will receive. In the event the projected wealth exceeds the projected student
enrollment, there is a reduction in the amount of the State aid received by each jurisdiction.

Page 39




Table Q outlines the projected fiscal impacts for the Project for a period of twenty years,
ending in fiscal year 2035-2036. Annual revenues and expenditures are shown at full
buildout in current dollars. The twenty year cumulative revenues and expenses reflect
projected absorption and an inflation factor of three percent.

Table Q
Project (Lab Only) Net Fiscal Impact to the City of Baltimore
Baltimore City Annual' 20 Years®
Projected City Revenues:
Real property tax increment revenues $802,895 $16,860,794
Supplemental special tax revenue’ $184,375 $2,212,500
Less: TIF debt service paid by property taxes ($1,610,882) ($33,828,522)
Net real property tax increment revenues ($623,612) ($14,755,228)
Special taxes paid by the developer® $481,353 $4,813,528
Net real property tax increment revenues to the City ($142,259) ($9,941,700)
Personal property tax revenues $119,154 $3,048,616
Enterprise Zone Tax Credit reimbursement revenues $599.,423 $5,994,229
Energy tax revenues $44,159 $1,129,824
Personal income tax revenues - employees $795,370 $20,349,995
Local recordation tax revenues® - $612,619
Transfer tax revenues’ - -
Additional revenues $56,372 $1,442.317
Projected city revenues $1,472,218 $22,635,900
Projected City Expenses ($416,571) ($10,582,334)
Net fiscal impact to Baltimore City $1,055,647 $12,053,566
Projected change in State aid to schools® ($453,376) ($9,520,897)
Total fiscal impact to Baltimore City $602,271 $2,532,669

'Represents the average annual tax increment revenues generated by the University of Maryland BioPark development over the
20 year period shown in the projections. Supplemental special taxes, special taxes paid by the developer and Enterprise Zone Tax
Credit reimbursement revenues are shown as an average for the years in which the revenues are projected to be received.
*Projected revenues for twenty years are shown cumulatively, assuming inflation of three percent annually.

3 Assumes $250,000 is paid as a supplemental special tax during the ten years in which the Enterprise Zone and Rise Tax Credits
are applied to 873 W. Baltimore Street. Assumes 25% of the $250,000 supplemental special tax is paid in year one, 60% of the
$250,000 supplemental special tax is paid in year two, and the full amount is paid for years eight through ten.

*Represents the average annual debt service over 20 years.

*Represents the projected special taxes to be paid after the available tax increment revenues from the proton treatment center are
applied and result in one-hundred percent debt service coverage for the full University of Maryland BioPark Development
District.

%Since recordation taxes are a one-time revenue, excludes from the annual average.

’According to Wexford Science + Technology, the property will not be sold. As a result, transfer taxes are not assumed to be
incurred.

8As further detailed in Addenda B and C, factors such as student enrollment and wealth are used to determine the amount of State
aid related to schools that each jurisdiction will receive. In the event the projected wealth exceeds the projected student
enrollment, there is a reduction in the amount of the State aid received by each jurisdiction.
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B. Return on Investment

As shown on Schedule XIV of Addenda B and C, the City’s internal rate of return for the
Development District is estimated to be 11.71% and the City’s internal rate of return for
the Project is estimated to be 3.51%.

Sources

Employment impacts for the Development District and the Project were calculated using
IMPLAN software developed by IMPLAN Group LLC. The software calculates labor income
and the number of jobs based on industry multipliers derived from national income and product
accounts data published by the U.S. Bureau of Economic Analysis. This data is then indexed to
local industry data compiled in the U.S. Economic Census. Development data was provided, by
Wexford Science + Technology. Assessed values for tax increment projections were estimated
by MuniCap, Inc. based on data from the Maryland State Department of Assessment and
Taxation and the Assessor’s Office for Baltimore City.

Limitations

Projecting fiscal and employment impacts is not a precise science. Furthermore, there are
different methods of projecting fiscal and employment impacts and different analysts will arrive
at different conclusions. The conclusions in this analysis are not intended to be precise results,
but rather, reasonable estimates that provide a general indication of the fiscal and employment
impacts to the Baltimore City from the Development District and the Project.
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XII. RISK TO THE CITY

Special obligation tax increment financing bonds are proposed to be issued by the City for the
purpose of financing specific improvements. As a result of the issuance of bonds, there are
several risks to the City; however, several mechanisms have been implemented to mitigate the
City’s risk.

One risk is that the developer may not move forward with the development once the tax
increment financing district and documents authorizing the issuance of bonds have been
approved by the City. Provided that is the case, the tax increment financing district would remain
in place but the bonds would not be issued and debt would not be incurred.

Another risk is that the bonds will be issued prematurely. However, bonds will not be issued
until the Project is ready to move forward and the developer can provide proof that other
financing and equity is in place. Additionally, letters of intent with tenants for the Project will
need to be in place to facilitate bond market requirements.

An in-depth due diligence process will be conducted prior to the issuance of bonds ensuring all
necessary factors related to the Project have been investigated. For, example, independent
studies, such as a market study and an appraisal, will be conducted to ensure the Project’s
feasibility.

There is also the risk associated with either a slower absorption rate than originally expected or
the property is generating tax increment revenues less than originally projected for the
development. To mitigate this risk, a special tax will be imposed on the property in the tax
increment financing district to ensure sufficient revenues are available to pay debt service. The
special tax collected will be in the amount of the shortfall existing between the available annual
tax increment revenues and the annual debt service payments on the bonds.

The imposition of a special tax on the proposed tax increment financing district will also mitigate
risk associated with the interest rate placed on the bonds at issuance. Should the interest rate be
fixed at a higher rate than expected based on the demand from the investors, the special tax will
be in place to cover any shortfall.

The bonds are not backed by the City and are sold to buyers who understand the risk. In addition,
buyers are compensated for the risk associated with the unrated bonds.
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XIII. PROJECT FISCAL ANALYSIS

Tax increment bond financing projections for the proton treatment center and the Project have
been prepared by MuniCap, Inc. and are attached as Addendum A, hereto. The items listed
below are included within Addendum A on the schedules noted.

e Debt service projections: Schedules IV through VI

e Project absorption: Schedule XII

e Total estimated market value: Schedule XIII

e Net incremental property taxes: Schedules XVI-A and XVI-B
e Payment of debt service: Schedules XVII-A and XVII-B

It is proposed that a single series of special obligation tax increment financing bonds will be
issued with a special tax backup in the total amount of $17,500,000. The bonds are proposed to
be issued to finance the hard construction costs associated with 873 W. Baltimore Street.

The bonds will be secured by real property tax revenues from the property within the
Development District and backup special taxes on property in the Special Taxing District. The
backup special taxes will ensure there are adequate revenues in the event a shortfall exists
between debt service on the bonds and real property tax increment revenues available to repay
the bonds.

The bonds will not be a debt or general obligation of the City, State, or any other political
subdivision. The bonds will be twenty year taxable bonds with interest payable in March and
September and principal payable in September. The total estimated sources and uses for the
proposed bonds are shown in Table R.

Table R
Total Bond Sources and Uses
Bond
Sources and Uses Proceeds

Sources of Funds

Bond proceeds $17,500,000

Total sources of funds $17,500,000
Uses of Funds

Improvements $17,000,000

Issuance costs $500,000

Total uses of funds $17,500,000

Bonds have been sized for $17 million in improvements financed. Table S illustrates both the
total estimated annual surplus tax increment revenues available for the General Fund and the

Page 43



cumulative amount after debt service has been paid. The revenues shown in Table S represent
those of the entire Development District, since revenues generated by the Development District
are securing the proposed debt service.

Table S
Total Surplus Tax Increment Revenues Available for General Fund
Annual’ 20 Years’
Tax increment revenues $1,726,179 $36,249,764
Less: TIF debt service paid by property taxes’ ($1,610,882) ($33,828,522)
Surplus tax increment revenues available for General Fund $115,297 $2,421,242

"Represents the average annual tax revenues generated by the Development District at full buildout.
*Projected revenues for twenty years are shown cumulatively, assuming inflation of three percent annually.
*Represents the average annual debt service over 20 years.
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Exhibit 1
Baltimore City Location Map



873 W Baltimore St
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Exhibit 2
Neighborhood Location Map
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Exhibit 3
873 W. Baltimore Street Site Plan
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Exhibit 4
Project Rendering






Exhibit 5
RISE Zone Map
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Exhibit 6
Current Land Use Photographs
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Exhibit 7
Zoning Documents



October 15, 2015

BALTIMORE
HOUSING

Wexford Maryland BioPark 3, LLC
VT HANIE RAWLINGS BLAKE ¢ /0 Justin A. Williams. Esq.

PAUL T GRAZIANO Rosenberg Martin Greenberg, LLP
Excoutive Director, HABC 25 S. Char]es Street’ Suite 2115

Commssioner, 1O Ba]timore, Maryland 21201
Re: 873 W. Baltimore Street
Mr. Williams:

This is in response to your inquiry referencing the above-listed
property (the “Property”). A review of the zoning records for
Baltimore City revealed the following.

The property is governed by the University of Maryland
BioPark Planned Unit Development (the “PUD”), which was
originally enacted as City Council Ordinance No. 03-163 and
subsequently repealed and reenacted by Ordinance No. 11-477.
On June 25, 2015, the Planning Commission approved a Minor
Amendment to the PUD to authorize the construction of an
eight-story, 268,700 square foot building on the Property. The
PUD expressly permits “offices,” “restaurants,” and
“laboratories for research and testing.” The proposed
development of Building 3 with an eight-story, 268,700 square
foot building on the Property to be used as an incubator for
start-up companies with shared lab space, office space and a
café is therefore permitted under the PUD and complies with
the Zoning Code of Baltimore City.

There are currently no outstanding zoning violations with
respect to the Property. The Property complies with applicable
zoning regulations.

If you should require additional zoning information regarding
this property, you may contact this office at (410) 396-4126.

Sincerely,

e

Geoffrey e

Zoning Administrator

GV:bd
=)

Zoning Administration & Enforcement « 417 E. Fayetre Street » Suite 147 « Baltimore, MD 21202 « MD Relay 711 ¢ TTY 410-3547-9247 * baltimorehousing.org
Bahimore Housing reflects the combined efforts of the Housing Authority of Baltimore Ciry and the Balimore Crty Deparunent of Housing and Comnmnity Development,
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PLANNING COMMISSION R

Wilbur E. “Bill” Cunningham, Chairman
Stephanie Rawlings-Blake Thomas J. Stosur

Mayor STAFF REPORT Director

June 25, 2015

REQUEST: Minor Amendment and Final Design Approval — University of Maryland Biopark
PUD #151/ 873 West Baltimore Street Wexford Science and Technology

RECOMMENDATION: Approval

STAFF: Eric Tiso

PETITIONER: Wexford Maryland Biopark 3, LLC
OWNER: Wexford Maryland Biopark 3, LLC
SITE/GENERAL AREA

Site Conditions: 873 West Baltimore Street is located on the southeastern corner of the
intersection with South Poppleton Street, and is currently unimproved.

General Area: This site is located on the northern edge of the Hollins Market neighborhood, with
the southern boundary of the Poppleton neighborhood immediately to the north. This area has
residential uses mixed among institutional uses, such as the University of Maryland Biopark
development. The Maryland Proton Treatment Center is across the street, and slightly to the
east.

HISTORY

e The University of Maryland Biopark Planned Unit Development (PUD) was established by
Ordinance #11-477, dated July 20, 2011.

s On October 20, 2011, the Planning Commission approved a Minor Amendment and Final
Design for the Maryland Proton Therapy Center.

e OnJune2l, 2012, the Planning Commission approved a Revised Final Design for the
Maryland Proton Therapy Center in order to reduce the height of the building.

e On August 7, 2014, the Planning Commission approved Minor Subdivision Final Plans for
801 and 825 West Baltimore Street, which adjusted a property boundary to allow for a café
expansion.



ANALYSIS

Project: This proposal will allow for the construction of an eight-story building on the UMD
Biopark campus. At the beginning of the Planning Unit Development (PUD), there was a
180,000 sqft building planned for this site. Since that building was in the review process, it was
expected to begin the permit process before the PUD would be enacted, and so the building was
treated as an existing condition of the new PUD while it was going through the legislative
approval process. That building was never built as expected, and this parcel is now returning for
review of a new proposal. The proposal today is for an eight-story, 268,700 sqft building, which
is an increase over the previously proposed five-story building. The Proposed Building Heights
Plan from the 2011 PUD development plan set shows this building surrounded by a proposed
five-story building adjacent to the southeast, a proposed ten-story building adjacent to the east,
and a proposed 24-story building across West Baltimore Street to the northeast beside the
existing ten-level parking garage. The proposed increase in building height will be compatible
with the surrounding buildings of the Biopark campus. The overall building mass of the PUD
will be more or less consistent, as the Maryland Proton Therapy Center was built several floors
lower than their permitted maximum.

The lead tenant for the proposed building is Cambridge Innovation Center, an entrepreneurial
center which will operate like an incubator for start-up companies. They will have shared lab
space and co-working office areas for their tenants. There will also be a small café on the first
floor, and some smaller additional office space in the building that is not yet leased.

Elevations: The building will be eight stories in height, composed of metal plate wall systems,
spandrel glazing, and a curtainwall system with brick facing in portions of the lower two floors.
An equipment penthouse will be located on the roof of the building. This project received final
approval from UDARP on November 13, 2014.

Community Notification: The following community organizations have been notified of this
action: Hollins Round House, Inc., the Poppleton Co-Op, and the Poppleton Cooperative, Inc.

Thom SE@H“

Director

MA & FDA - University of Maryland Biopark PUD #151/ 2
873 West Baltimore Street Wexford Science and Technology



DAVID C. TANNER

EXECUTIVE DIRECTOR

Boarp or MuniciaL AND Z.oNING APPEALS

THIS IS NOT A PERMIT

DO NOT START WORK OR USE THE

14th FLOOR PROPERTY [FTHIS APPLICATION [S
417 E. FAYETTE STREET APPROVED UNTIL YOU GET A PER-
PHONE: 410-396-4301 MIT OR CERTIFICATE OF OCCU-

BALTIMORE, MARYLAND 21202

PANCY FROM THE DEPARTMENT
OF HOUSING AND COMMUNITY

DEVELOPMENT WITHIN ONE YEAR

OF THE HEARING DATE.

WNOV_ 2 0 2014

L ; Tuesday, November 18, 2014
At a meeting of the Board of Municipal and Zoning Appeals on

the following resolution was adopted:

“Resolved, that in the matter of Appeal No. 209-08
Stanley Fine 25 S. Charles Street, Ste, 2115 21201 Appellant,

to permit _to consolidate lots and construct a six story medical research and office facility

at 873-99 W. Baltimore St., 5-9 S. Poppleton St., & 884-90 Booth St. (pending
consolidation)

the BOARD OF MUNICIPAL AND ZONING APPEALS

hereby amends its resolutions of
Tuesday, April 1, 2008, March 17, 2009, February 15, 2011, January 24, 2012, December 11,
2012 & December 10, 2013, so as to give approval to the application for an additional period

of time or until November 18, 2015.

D-—;/C\ /o

David C. Tanner
Executive Director

1410-10-4
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GENERAL NOTES ’ LEGEND EXISTING CONDITIONS  SHEET1OF4

1. APPLICANT: UMB HEALTH SCIENCES RESEARCH PARK CORPORATION 5. FLOOR AREA RATIO: THE FAR FOR B-2-3 IS 5. 9. FLOODPLAIN: THIS SITE IS DESIGNATED AS "ZONE X - AREAS DETERMINED TO | |
620 WEST LEXINGTON STREET, 4TH FLOOR _ BE OUT OF THE 500-YR FLOODPLAIN" ON FEMA MAP FM2400870011D. NI AN PLANNED UNIT DEVELOPMENT BOUNDARY. ., ..
BALTIMORE, MD 21201 A. ALLOWABLE: FAR IS 2,415,455 SF (483,091 X 5) samsasans EXISTING ZONING LINE
ATTN: MS. JANE SHAAB, EXECUTIVE DIRECTOR B. EXISTING: 10. CRITICAL AREA: THIS SITE IS NOT LOCATED IN THE CRITICAL AREA OF THE o ORIC DISTRIC n 1 V e r81 0 ar§ / arl 10 ar
PH: 410-706-8282 SUILDING ADDRESS SROSS oF CRITICAL AREA BUFFER. syuzzuasuase | JNJON SQUARE HISTORIC DISTRICT |
2. PROPERTY INFORMATION: THIS INFORMATION tS PROVIDED IN EXHIBIT "I" OF SUILDING 1 500 W. BALTIMORE ST 120.000 SF 11. FOREST CONSERVATION: THIS SITE IS SUBJECT TO FOREST CONSERVATION ——————= RIGHT-OF-WAY TO BE CLOSED ; PL ANNED IT DEVEL OPMENT
THE PLANNED UNIT DEVELOPMENT (PUD). : i REGULATIONS. IN APRIL, 2003, THE PUD, WHICH COVERED ONLY PROPERTIES — - | UN 4
(PUD) ;; BUILDINGZ | 801 W. BALTIMORE ST 235,000 SF ON THE NORTH SIDE OF WEST BALTIMORE STREET WAS OBLIG<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>