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ALEXANDRIA'S UNIQUE VISION
FOR THE MERCER MEGA BLOCK
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Alexandria Real Estate Equities, Inc. (NYSE:ARE)
welcomes this opportunity to present our unique and
compelling vision for a world-class, highly amenitized,
and sustainable life science campus on the Mercer Mega Block
to bring together Seattle's life science ecosystem in a manner
never accomplished before. It would be an honor and a privilege
to enter into a strategic relationship with the City of Seattle to
develop this unique vision for an iconic, fully integrated mixed-use
campus dedicated to accelerating the discovery and development
of innovations that will positively impact human health. Our plan
equally focuses on coalescing Seattle's life science ecosystem and
helping the Seattle community by addressing the city's affordability
crisis with a significant investment in hundreds of units of on-site
housing, educational opportunities for underserved youth, and a
new community gathering space in Seattle's urban center. We see
the direct benefits that on-site affordable housing and an active
open community space will bring to our proposed life science
campus, and we plan to create a new model for urban development
that supports our mission to cure disease and embraces
excellence in sustainability and social inclusion in our design and
development.

Alexandria is the leader in creating unique life science campuses
and vibrant ecosystems in our nation's most important urban
innovation clusters. We are passionate about providing our
innovative tenants -who range from transformative startups to
global life science companies-with highly dynamic and integrated
ecosystems, which enhance their ability to successfully recruit and
retain world-class talent, inspire their productivity and creativity,
and aid in their efforts to develop novel scientific and technological
breakthroughs.

innovation in the Seattle life science cluster, which has lagged
behind other life science clusters in recent years despite its vast
growth potential. We have helped create, strengthen, and transform
San Francisco's Mission Bay, Boston's East Cambridge, and New
York City's Manhattan into thriving life science clusters out of which
transformative medical technologies have emerged. We can do the
same at the Mercer Mega Block for Seattle.
We believe our unique vision for the Mercer Mega Block will
promote Seattle's economic diversity, attract and retain life science
entities, and provide new opportunities for growing biotechnology
companies and emerging life science entrepreneurs. As part of the
campus development, we will infuse significant life science startup
capital through Alexandria Venture Investments, our strategic
venture capital arm, and the Alexandria Seed Capital Platform, our
innovative funding model for seed-stage investments, to drive the
growth of seed- and early-stage companies. To further solidify a
pipeline of best-in-class startups that are so crucial to sustaining
the future growth of Seattle's life science ecosystem, we will offer
affordable startup space coupled with highly curated services and
a scalable path for company expansion. We will also bring in the
financing, management talent, and visionary thinking Seattle
needs not only to become one of the top life science clusters in the
country but to fundamentally impact lives.
We entered the Seattle market in 1996 through a lease that has
become a strategic partnership with the Fred Hutchinson Cancer
Research Center and took the City's vision to be an epicenter for life
science to heart and initiated our Eastlake life science cluster. We
are proud of our rich history of supporting the Seattle cluster, and
we intend to continue serving as a thought leader by transforming
the Mercer Mega Block into a vibrant life science ecosystem.
We also aim to be an active contributor to solutions for Seattle's
housing and affordability challenges. As part of our proposal, we
pledg_ejo__partner with the city and donate $5 million to
support initiatives addressing Seatilia__homelessness crisis.
Our proposal also includes at least 175 units of affordable housing
at 60% of area median income (AMI), seven units to meet the
on-site Mandatory Housing Affordability (MHA) requirement, 38
units of "workforce housing" at 80%AMI to support middle-income
workers and their families, and 145 market-rate units. Additional
public benefits include a vital community center for arts, culture,
and recreation, as well as educational spaces to nurture the next
generation of life science talent. Alexandria will also donate more
than 100 hours of employee and tenant time to community service
in Seattle during the project kickoff year while continuing our
ongoing volunteer efforts in the community. We fully commit to
making the Mercer Mega Block a thriving life science hub that will
attract and retain some the world's most innovative companies as
they translate science from bench to bedside.
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With about 10,000 diseases known to humankind and only about
500 that have treatments, we are still in the early innings of the
biology revolution. We are motivated by the tremendous advances
we are seeing in the understanding of biology, with Seattle
companies at the forefront of ambitious endeavors, including
developing radical new approaches to the treatment of cancer
and joining artificial intelligence with immunology expertise. The
Mercer Mega Block would provide the critical foundation for the
future of Seattle's life science industry and represents the last
meaningful opportunity in Se�ttle to create a fully inte_grated
life science campus ecosmem with companies at all stages
of development, co-located and adjacent to South Lake Union's
leading academic and medical research institutions, to make Seattle
a major participant in this revolution.
Seattle has long been known for its great scientific research,
but it has suffered from a lack of development capabilities,
strategic risk capital, and seasoned life science management. It
has emerged as a leader in immunology, cell therapy, and the
intersection of science and technology-which leverages big
data, artificial intelligence, genomics, and other platforms to drive
the development of diagnostics and therapies. These areas are
leading to pioneering innovations and cutting-edge research that
are revolutionizing human health across the life science industry
as a whole. Seattle's life science industry is at an inflection point
and it needs the support of the City and State, and a recognized
life science ecosystem builder-Alexandria, to create and nurture
a vibrant life science ecosystem that will accelerate the pace of

(;R\

�

ALEXANDRIA: BUILDING THE
FUTURE OF LIFE-CHANGING �
INNOVATION"'
Founded in 1994 to create a new kind of real estate company
focused on serving the life science industry, Alexandria pioneered
this niche and has since established a significant market presence
in key locations, including Seattle, Greater Boston, San Francisco,
New York City, San Diego, Maryland, and Research Triangle Park. We
named the company after Alexandria, Egypt, the scientific capital
of the ancient world, famous for its library and iconic lighthouse
whose beacon still evokes the pursuit of scientific discovery.
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Alexandria is not simply a financial player or a merchant real estate
developer: we are woven into the fabric of the life science industry
and every community where we invest. Our highly experienced team;
our impassioned mission to advance human health, overcome global
hunger, and improve the quality of people's lives; and our effective
execution of our differentiated business model continue to set us
apart and provide the unifying basis for our four strategic verticals:
•

Real Estat�: We are the country's largest long-term owner,
developer, and operator of collaborative life science campuses in
the top urban innovation clusters with a passion for what we do.
Our cluster model has identified the four ingredients essential
for life science clusters to thrive - location, innovation, talent,
and capital. It has proven to be a trusted, solid framework for our
business.

•

'i,'.enture Investments: We recognized the life science sector's
need for strategic risk capital early on and established Alexandria
Venture Investments in 1996 to help support companies with
the potential to transform patient lives. As recently recognized
by Silicon Valley Bank, we were the most active early-stage life
science investor in the United States by deal volume in 20162017 - a testament to the significant role we play nationally in
the life science ecosystem.

•

Jhou.9.htleadership: In 2011, we introduced our thought

leadership platform with the founding of the Alexandria
Summit®, an interactive forum convening a diverse set of
major stakeholders to produce actionable outcomes for the
most critical challenges to human health. We have influenced
thinking to address some of humankind's most critical problems
through our Alexandria Summits focused on oncology,
neuroscience, healthcare economics, infectious diseases, and
agricultural innovation.

We expanded into Lake Union with our 2003 acquisition of 1616
Eastlake Avenue E, an office/laboratory property, which we purposely
created as a diverse ecosystem of high-quality tenants with curated
programs and events. That same year, we co-founded a first-of-its-kind
life science accelerator, Accelerator Life Science Partners, to create
an organic growth engine for the Seattle ecosystem. Accelerator has
gone on to fund 16 companies here and has invested more than
$100 million to date.
In Seattle, we have curated a broad and growing ecosystem of
high-quality tenants featuring multinational life science companies,
such as Celgene Corporation and Gilead Sciences; large public
biotech companies such as Juno Therapeutics and bluebird
bio; private biotech companies such as Nohla Therapeutics and
Adaptive Biotechnologies; and institutional entities such as the
Infectious Disease Research Institute, University of Washington,
and Fred Hutch, which recently signed a full-building lease with
us at the historic Lake Union Steam Plant to extend its South Lake
Union campus. Through our venture capital arm, we form strategic
relationships with cutting-edge Seattle companies, as we have done
with Juno, Nohla, and Alpine Immune Sciences, and most recently
Silverback Therapeutics.
Today, with nearly 1.5 million RSF of sought-after amenitized office/
laboratory space in Seattle, we are the city's preeminent long-term
owner, developer, and operator of life science campuses for the
pioneering companies doing important work here. We will use our
world-class global life science and venture network to continue
facilitating collaborations and providing investment capital and
mission-critical space to help companies and institutions thrive and
to nurture new life science innovators. Alexandria is well positioned
and committed to strengthening the Seattle life science cluster.
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•

CQ!J>orat� Responsibility; We are committed to making a

positive impact on the health, safety, and well-being of our
tenants, employees, and the communities in which we invest,
live, and work. We have an industry-leading sustainability
program, and this year we were named the #1 real estate
company in the world by the Global Real Estate Sustainability
Benchmark (GRESB) in its Health & Well-being Module for our
leadership in promoting health, wellness, and productivity.
Last year, we provided substantial philanthropic support and
volunteer time to over 175 non-profits and launched Operation
CARE, which leverages all our resources and expertise to
support non-profits doing groundbreaking work in medical
research, STEAM education, military support services, and local
communities.

ALEXANDRIA'S OUTSTANDING
TRACK RECORD OF LIFE SCIENCE
LEADERSHIP IN SEATTLE
Alexandria was a first mover in envisioning and creating
a world-class commercial life science cluster in this city.
We understood that for Seattle to emerge as a global
hub for commercial life science, we would need to
bring together cutting-edge science across a diverse mix of life
science companies, top academic and medical institutions, skilled
t alent, and investment capital. It was also important to curate our
developments to meet the specific needs of Seattle's companies
and communities.

@

THE MERCER MEGA BLOCK
CONCEPT
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•
We are committed to collaborating with Seattle
�
to transform the Mercer Mega Block into a
•
..._ �
fully integrated, multi-use life science campus
�
to accelerate the discovery and delivery of
treatments and cures from bench to bedside, activate one of the
most innovative centers in the country, and address some of Seattle's
most challenging social issues.
Our concept for the 800 Mercer campus includes plans to deliver
approximately 790,000 SF across two state-of-the-art, highly
sustainable, and thoughtfully designed towers that will incorporate
a mix of advanced life science and office space, on-site affordable
housing, and a dynamic community gathering space.
•

To meet South Lake Union's need for civic space, the ground
floor of the West Tower will feature a vibrant community
center complete with spaces for performing arts and athletics.
Additionally, in recognition of the significant role that Seattle's
youth will play in the future success of the city, it also includes
space for after-school tutoring for STEAM (Science, Technology,
Engineering, Art, and Math) education and youth.

•

The ground floor of the East Tower will offer a farm-to-table
restaurant, with an on-site urban farm, and Learning Lab/skills
center geared toward students and small business owners to
back the city's entrepreneurial spirit.
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•

Alexandria also proposes the new public pathway on 8th
Avenue N serve as a functional multipurpose area that can be
utilized year-round by all who work, live, and visit here.

•

The Dexter Tower will be dedicated to our affordable housing
development.

Together, these components will result in a world-class campus
that values and enhances the surrounding South Lake Union
neighborhood and bolsters Seattle's innovation economy.

OUR FINANCIAL PROPOSAL
Alexandria will enter into a long-term (99-year) ground lease with
the City of Seattle for both 800 Mercer and 615 Dexter. The ground
lease will include a prepayment of approximately $31 million
upon execution of the Disposition and Development Agreement,
with annual ground-lease payments of $2.6 million thereafter,
escalating annually.

TRANSFORMING THE
MERCER MEGA BLOCK INTO
AN ICONIC, LEADING LIFE
SCIENCE DESTINATION
Alexandria is known for our entrepreneurial and pioneering vision
in creating environments that inspire innovation, collaboration,
and the translation of breakthrough discoveries into high-impact
therapies that improve patient lives and reduce the economic
burden of disease on society. As a member of the Seattle
community for more than two decades, we are passionate about
curating a dynamic innovation ecosystem that embraces South Lake
Union's unique character and spirit of innovation.
Life science is a critical part of Seattle's economy, but space for
growth is tight. The development and transformation of the
Mercer Mega Block represents a meaningful opportunity to create
a leading destination that will stimulate life science innovation,
company formation, job growth, community engagement, and
thought leadership in the city.
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Alexandria self-finances all projects on our balance sheet and will
fund all costs for all developments; outside financing will not
be required.

As outlined above, our comprehensive offer equates to much
more than simple financial payments. The community benefits
are an investment by Alexandria into the Seattle community and
create intrinsic value in the Mercer Mega Block not captured in
the ground lease proposal. The chart below displays the estimated
comprehensive value of our offer:

learning lab
$14M
Sk,lls Cenlei
S14M
SlU Community C•otw
S16SM
Pre-payment Otte, 10 the r.,rt
$306M
Affo1dable Hou�rQ
S690M
Present Value of G1'und
Lease Payments a1 )�
S69 2M
'DISCOUNT RATE• 5%

�

Whereas a traditional tech company might opt to reserve the
block for their exclusive use, our proposed campus meets Seattle's
critical demand for laboratory space and provides it with a thriving
life science ecosystem that will be home to a broad, diverse mix
of high-quality life science entities. As with all our campuses, we
will include amenities that are not only open to the community,
but designed with them in mind, in an ambitious tenant- and
community-centric model that balances the need to support the
innovation economy while embracing sustainability and the
imperative for social inclusion in its design and development.

We have assembled an impressive and highly experienced team,
including members of our executive, senior management, real
estate, development, sustainability, science and technology, and
philanthropy teams (see the Project Concept section for bios),
along with best-in-class architects, designers, and housing partners.
Leveraging our unparalleled knowledge in the development
of life science ecosystems; proven track record in Seattle; deep
relationships within the life science community; unparalleled
understanding of the infrastructure required for life science
R&D facilities of the highest standard; substantial expertise in
entitlement, design, construction, and development; and highly
credible, longstanding relationships with local government
agencies, we strongly believe Alexandria is best suited to ensure
the success of a premier life science center on this last large,
undeveloped site in South Lake Union.
With utmost sincerity and humility, we thank you for your
consideration of our Response on this historic effort.
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first-class support resources, shared equipment and services, creative amenities, and access to startup capital through the Alexandria
Seed Capital Platform - each a critical driver for the growth of new companies that will sustain the future growth of the city's life science
cluster. Alexandria LaunchLabs has attracted local companies as well as companies from across the country and internationally, including
Milan-, Paris-, and Vienna-based startups, seeking to establish operations in New York City.
Our financial structure for developing the campus included a long-term ground lease, which allowed the City of New York to retain
ownership of the land while enabling us to generate income for our company through our operations of the campus. We used our own
internal financial resources to fund the project.
With the first two towers now successfully built and leased, and having since been recognized for our role in the dramatic transformation
that ACLS-NYC has had on the city's life science cluster's growth, we are pursuing our option to develop a third tower (North Tower) on
the site, which, upon completion, will bring the campus to nearly 1.3 million RSF. In our continual efforts to meet the need for initial and
transitional step-up space, the North Tower will allow us to provide still much-needed high-quality office/laboratory space to life science
startups representing the cluster's most palpable source of momentum for growth.
In developing ACLS-NYC in a market where there had only been a diffuse presence, tenant base, and real estate market for life science,
we have created a preeminent commercial center where science, management, talent, and capital come together, and where the
key players can collaborate with the city's world-class academic and medical institutions to catalyze the discovery, development, and
commercialization of novel medical breakthroughs to improve and save patients' lives.
2. Describe any community benefits and open space that characterize this project
The urban campus features world-class, creative amenities that were specially curated to support an emerging, prominent life science
community, including Apel la ® by Alexandria, a state-of-the-art digital conference center and white-glove event space; two farm-to-table
culinary establishments, Riverpark® , A Tom Colicchio Restaurant, and Little River, an artisanal cafe; Riverpark Farm�, an award-winning
urban farm; FitLab, a fully equipped fitness center; an on-site parking garage and complimentary shuttle service to and from transit
stations; and more than one acre of public space featuring an expansive riverfront plaza.
In addition to having curated these spaces and amenities for our ACLS-NYC tenants, the NYC life science community, and the city at large,
Alexandria also coordinates and hosts community events throughout the year on the campus. Recent highlights are as follows:
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• Rotating food truck schedule every Thursday
• A biweekly farmers market and a weekly CSA (community-supported agriculture) farm share
• Sunday Cinema, where Riverpark Restaurant turned PDR (production, distribution, and repair) space into a dine-in theater featuring a
different movie every Sunday
• World Cup screenings at Beer Garden at Riverpark during the entire World Cup event
• Townhalls and meet-and-greets with Tom Colicchio at Little River
• Outdoor boot camp workout classes in the summer
• Summer Science Crawl tours for tenants to learn about their life science colleagues' work, including work at Alexandria LaunchLabs
• Back-to-school drive for backpacks and school supplies for The Coalition for the Homeless
• Beautiful Boy movie screening (based on a pair of best-selling memoirs on mental health and addiction)
• On Pluto: Inside the Mind of Alzheimer's book signing with author Greg O'Brien
• NYC Life Science Innovation Showcase connecting the city's most talented life science entrepreneurs with investors and executives

Sustainability has been a key priority on the campus. Key accomplishments in this area include LEED Gold certification for both towers,
3-Star Fitwel certification for promoting the highest levels of occupant health at our buildings in operation, and the world's first WELL
certification for a newly constructed laboratory space at Alexandria Launch Labs.
3. Describe how the referenced project is most relevant to elements of the scope as required
by the City and described in the RFP
Similar to the RFP for the Mercer Mega Block, the City of New York's RFP included expectations and priorities for proposed developments.
The RFP had required development be focused on commercial life science. Alexandria committed to this outcome in our RFP response,
and we subsequently delivered on our vision and promise to establish the city as an emerging premier destination for the global life
science community. We remain committed to continuing to sustainably develop and strengthen this cluster.
The land transaction was structured as a ground lease. We recognized the importance of long-term land ownership to the City of New
York and found a way to make the economics work for the benefit of both parties.

@
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ALEXANDRIA CENTER® FOR SCIENCE AND TECHNOLOGY - MISSION BAY, SAN FRANCISCO

MISSION BAY, SAN FRANCISCO I 2004

MISSION BAY, SAN FRANCISCO I 2018

PROJECT DATA

1700 Owens Street, 1500 Owens Street, 455 Mission Bay Boulevard South,
.. 88 �luxome Street, San Francis�o! C�

Address
Size of Project (Rentable Square Feet)
Construction Type
Level of LEED Certification
Number of Stories
Construction Start Date
Construction Complete Date
Was the project completed on time? If not, why?

I
I

1.5 million RSF I 14 acres
1700 Owens-157,000 RSF I 1500 Owens-158,000 RSF 1455 Mission-210,000 RSF
88 Bluxome-1.1 million RSF

I

Type I, fire resistive

LEED Silver and Gold for Core & Shell (multiple buildings)

I

I

1700 Owens-5 stories 1500 Owens-6 stories 455 Mission-5 stories
88 Bluxome-10 stories
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1700 Owens-2005 I 1500 Owens-2008 I 455 Mission - 2008 I

I

.. 88 �luxome_-:-pr.e:d�velop111ent

1700 Owens- 2007 11500 Owens- 2009 I 455 Mission -2009 I
88 Bluxome - intermediate
.. ... .
····· . . . . term

All three operating office/laboratory buildings and two campus-serving parking garages
. ""�r.� �°.ri:tplet�d °.� tirn�;
8.lu.x orll�_is c.n. �c�-�1�.I� ......... ............ ... .
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1. Provide a brief narrative that describes the nature of the development
In the early 2000s, Alexandria, as a member of the visionary founding group that recognized the potential in Mission Bay to become one
of the country's leading centers of life science innovation, embarked on developing a world-class life science cluster from what essentially
had been vacant land for the better part of a decade. The Mission Bay master plan entailed the creation of thousands of residential
units, an expansion of the research campus of the University of California, San Francisco (UCSF), and, ultimately, an expansion of the
UCSF Medical Center to Mission Bay. Through our development of the Alexandria Center ® for Science and Technology- Mission Bay, we
have been a key collaborator with the City of San Francisco and a driving force in the transformation of Mission Bay into the leading life
science hub it is today, spurring scientific discovery, job growth, and economic development in the cluster.
Alexandria purchased the land surrounding the Mission Bay campus of UCSF from the original Master Developer (Mission Bay
Development Group) and advanced the project from initial entitlements through development. The initial phases of the development,
totaling 980,000 SF, included the design and construction of three new ground-up multi-tenant buildings (1700 Owens, 1500 Owens,
and 455 Mission Bay) and two major building acquisitions along the San Francisco Bay waterfront, one of which is home to STEM Kitchen
& Garden, a modern, farm-to-table restaurant. These flexible buildings support laboratory, clinical, and office uses and are fully leased
to leading life science companies, such as Bayer, Celgene Corporation, FibroGen, Inc., lllumina, Inc., and Nektar Therapeutics, as well as
medical providers, such as the Department of Veterans Affairs. A subsequent phase includes our development of a 423,000 RSF Class A
build-to-suit headquarters for Uber Technologies, Inc., which is now under construction, and a final phase will include an approximately
200,000 RSF office/laboratory building.

00
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Alexandria's Mission Bay development required a multiyear zoning and entitlement process including state, local, and neighborhood
approvals as specified in the Design Review and Document Approval Procedure established in the Mission Bay South Master Developer
Owner Participation Agreement. Throughout the process, Alexandria worked closely with Mission Bay Development Group, UCSF, and
relevant agencies and community groups in the city, including the San Francisco Redevelopment Agency (now the Office of Community
Investment and Infrastructure) and its Mission Bay Citizen Advisory Committee and Mission Bay District Board of Supervisors, the San
Francisco Planning Commission, the San Francisco Departments of Public Works and Building Inspection, the San Francisco Mayor's
Office, and the UCSF Mission Bay Community Task Force. The Mission Bay site is a brownfield redevelopment that requires ongoing
compliance with the Mission Bay Risk Management Plan (RMP). Alexandria has worked directly with the state regulators at the San
Francisco Regional Water Quality Control Board to ensure developmental and management compliance with environmental standards
set in the RMP.
As one of the largest landowners at Mission Bay, Alexandria designates one of our key employees to represent us on the board of the
Mission Bay Commercial Maintenance Corporation (a community association dedicated to maintaining the streetscapes and common
facilities within the area) and the Mission Bay Transportation Management Association (which runs the Mission Bay Shuttle) to continue
our stewardship of the cluster we developed.

2. Describe any community benefits and open space that characterize this project
As part of Alexandria's purchase and operation of our developments in Mission Bay's brownfield sites, our considerable investment in
the area has generated resources that the City of San Francisco uses specifically to fund a comprehensive package of community benefits
that includes the creation and maintenance of 49 acres of public parks; the dedication of land parcels for development of over 2,300
units of affordable housing; the development of new underground infrastructure systems, such as the city's first separate stormwater
management system; and the creation of two Community Facilities Districts to finance the development of infrastructure as well as the
development and maintenance of the new public parks. In addition, the Mission Bay master-planned community also supports the
Transportation Management Association, which collects dues from the community and operates a free shuttle between Mission Bay and
BART, Caltrain, and the San Francisco Transit Center.
As an outgrowth of Alexandria's significant development in Mission Bay, 88 Bluxome is our mixed-use development currently in its pre
development phase in the South of Market (SoMa) neighborhood . Plans include a community recreation center, an affordable housing
component, retail space, and PDR (production, distribution, and repair) spaces for small businesses. The community center will be
operated by the San Francisco Recreation and Park Department and feature a pool and flexible spaces for a variety of activities, including
large-scale community events; small after-school programs, such as STEAM educational training programs and coding camps; ping pong
tables and tournaments; family gatherings; and celebrations.
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Alexandria will also deed air rights above our community center to the City of San Francisco for the development of approximately 100
units of affordable housing. The PDR spaces will be occupied by small businesses that have otherwise been shut out of leasing available
retail space in new urban developments. Production uses will include specialty food makers, breweries, and jewelry makers; distribution
uses will include warehouses and shipping vendors; and repair uses could include bike, shoe, and computer repair shops.
In our holistic approach to building up the ecosystem, we also philanthropically support numerous local non-profits, including the UCSF
Foundation, the UCSF Medical Center, YMCA of East Bay, Life Learning Academy, and California Life Sciences Association.

3. Describe how the referenced project is most relevant to elements of the scope as required
by the City and described in the RFP
Alexandria has a demonstrated commitment and ability to work with multiple community entities in a comprehensive planning and
entitlement process.At Mission Bay, our experience resulted in an integrated and well-planned urban neighborhood.We would apply
the same dedication in pursuing entitlements for the projects at 800 Mercer and 615 Dexter.
At 88 Bluxome, many of our community benefits have informed our approach to programming the ground floor of 800 Mercer and to
meeting South Lake Union's similar need for a community center and other gathering spaces for recreational activities, arts and culture,
performances, and other community events. Likewise, our proposed skills center space would similarly fill a need for small, creative
production and training spaces in the neighborhood.
Alexandria's commitment and sustained dedication to being a trusted partner to the communities in which we work is a value that
differentiates us from our competitors in a very real manner and, we believe, results in better long-term outcomes for the communities
we serve, the ecosystems we develop, and the projects we create.
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• Westward, 100 Binney is a multi-tenanted office/laboratory building fully leased to a large, well-known technology company; a large
pharmaceutical company (Bristol-Myers Squibb); and a number of early-stage, venture-backed biotechnology companies. Creating
desirable retail spaces was a top priority in the building design, and the ground level features high ceiling heights, abundant glass,
and pedestrian-friendly lighting and canopies.
• Nearby, 75/125 Binney comprises two adjoining Class A office/laboratory buildings fully occupied by IBM Watson and Shire pie
(acquired byTakeda). The two buildings are connected by a five-story, publicly accessible, award-winning glass atrium, which houses
a winter garden and creates a transparent connection between Binney Street and the new Rogers Street Park. 75 Binney features a
public cafe that serves as an amenity space for building occupants, neighborhood talent, and residents.
• 225 Binney is located in the heart of the urban innovation district of Kendall Square.This corporate headquarters enabled Biogen to
move 1,200 employees into a flexible, collaborative, open-office layout to attract and retain top talent. Its central location and outdoor
plaza provide an inviting entrance to the building, and its site design focuses on easy pedestrian and bicycle circulation throughout
the property. To preserve Kendall Square's rich industrial history, Alexandria restored two historic buildings as part of the project, one
of which received the Cambridge Historic Commission Preservation Award in 2014.
Drawing on our industry-leading expertise on green building, sustainability strategies were integrated into all aspects of the
collaborative, amenitized, and community-integrated design for each building on the ACKS campus, including high-performance
mechanical systems, daylighting strategies, and extensive stormwater management techniques. At 225 Binney, our comprehensive
sustainability strategy reduced energy consumption by 25% relative to ASHRAE 90.1-2007 and potable water consumption by 38%.
Likewise, 75/125 Binney achieved a 42% reduction in energy consumption relative to ASHRAE 90.1-2007 for buildings with a similar
mix of laboratory and office spaces and a 35% reduction in water consumption through our use of low-flow and water-efficient plumbing
fixtures, greywater recycling, and extensive stormwater management provisions.

2. Describe any community benefits and open space that characterize this project
As part of the upzoning and Special Permitting for the development of ACKS, Alexandria delivered a substantial public benefits package
to the City of Cambridge, including land and funding for two public parks, development of affordable to moderate housing, funds to the
Open Space Trust Fund, infrastructure improvements (including a cycle track}, and a building for community space. Additional features of the
extensive community contributions we made in connection with ACKS include the following:
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• 2.2 acres of open space donated to the City of Cambridge for the creation of two public parks (Rogers Street Park and Triangle Park,
expected to open in 2019) and $9.5 million toward their design and construction
• 270Third development, an eight-story, 91-unit, affordable (12 units for <80% of median income) and moderate-income housing
project (15 units for 80%-110% of median income)
• 225 Binney's 20,000 SF outdoor gathering space in a publicly accessible urban plaza for tenants and local residents
• 225 Binney's half-court basketball court and community lab for local high school students
• Full redesign and construction of two blocks on Binney Street to include a raised, buffered cycle track, new on-street parking spaces,
and the replacement of current traffic signals with new programmable signals
• Over 20,000 SF of ground-floor retail space along Binney Street curated to increase pedestrian activity and neighborhood
engagement (e.g., Bon Me at 60 Binney; Catalyst Cafe at 75 Binney)
• 52,000 SF building, known as the Foundry, donated to City of Cambridge for municipal and community uses

Alexandria also contributes to the community surrounding ACKS through our ongoing activation of public spaces, philanthropic activities,
and fostering of connections between local businesses and the broader Cambridge community. Such involvement includes the coordination
of public concerts; engagement with numerous local non-profits (e.g., East End House, a community center providing childcare and senior
services for over 140 years); and coordination of back-to-school and other drives benefiting local non-profits (e.g., Margaret Fuller House).

3. Describe how the referenced project is most relevant to elements of the scope as required
by the City and described in the RFP
As a completed campus, ACKS features many of the Mercer Mega Block's high-priority elements. Our completed housing development at
270 Third Street met Cambridge's housing needs for a range of household incomes and sizes. Each building was certified LEED Gold for
Core & Shell and incorporated many innovative energy and water reduction strategies. Alexandria designed the projects to include spaces
geared toward community interaction and activation, such as public plazas, community spaces, through-block (or mid-block) connections,
and ground-floor retail.

Our tenant mix is a reflection of our understanding that a healthy, diverse ecosystem supports and encourages collaboration for future
breakthroughs. With the development of our ACKS campus, among other activities, in Cambridge, we have expanded our impactful
footprint to 5 million RSF to support our continued efforts to provide superior landlord services to a range of high-quality companies,
including multinational life science (e.g., Bristol-Myers Squibb, Sanofi, Novartis AG), large public biotechnology (e.g., Biogen Inc.,
bluebird bio Inc.}, private biotechnology (e.g., Moderna Therapeutics, Inc., Relay Therapeutics, Inc.}, and technology companies (e.g., IBM
Watson}, as well as academic and research institutions (e.g., Massachusetts Institute oflechnology (MIT), Massachusetts General Hospital).
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WE HAVE SEEN SEATTLE'S CREATIVITY AND INDUSTRY
CHANGE THE WORLD, from revolutionizing aerospace with

the Boeing 737 and advancing smart technologies with
Amazon's Alexa, to fueling us with Starbucks and disrupting the
music scene with Hendrix and Nirvana. Crafting and sharing
revolutionary and diverse ideas are deeply ingrained in Seattle's
DNA. Led by pioneering companies such as Juno Therapeutics,
Adaptive Biotechnologies, and Nohla Therapeutics, Seattle is
positioned to make similar transformative inroads to radically
improve human health.
In recent years, Seattle has emerged as a leader in
immunology, cell therapy, and the intersection of science
and technology -which leverages big data, artificial
intelligence, genomics, and other platforms to drive
development of diagnostics and therapies -areas that are
generating trailblazing innovations across the life science
industry. In Seattle, the industry is at an inflection point,
and with the Mercer Mega Block we have the opportunity
to elevate the work of Fred Hutch, the University of

Washington (UW), and its small but growing number of local
life science companies to establish Seattle as the leading
center for life science research, development, and commercial
activity. Alexandria believes Seattle can and will fulfill the
audacious goal of Fred Hutch President and Director Dr. Gary
Gilliland that "by 2025, cancer researchers will have
developed curative therapeutic approaches for most
if not all cancers" and other diseases. Seattle needs the
support of the City and State, and a recognized life science
ecosystem builder -Alexandria, to create and nurture a
vibrant life science ecosystem at the Mercer Mega Block.
Alexandria intimately understands that the Mercer Mega Block
offers Seattle an opportunity to build upon its legacy of scientific
innovation and progress. We believe we are the best steward to
deliver a fully developed life science ecosystem here that the City
will be proud of well into the future. Through our unique proposal,
we envision a world-class campus that values and enhances
the surrounding South Lake Union neighborhood and bolsters
Seattle's innovation economy.

THE PROJECT CONCEPT

· · · · · · · · · · · · · • · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · · . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . ..
ALEXANDRIA SHARES SEATTLE'S VISION FOR A CITY
THAT PRIORITIZES EDUCATION, EQUITY, INNOVATION,
LIVABILITY, SUSTAINABILITY, AND MOBILITY, as well

THROUGH OUR PROPOSAL, WE WILL DELIVER THE FOLLOWING TO
SEATTLE:
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as a commitment to a more diverse, affordable, healthy,
and interconnected community. Large, sweeping forces constantly evolving market dynamics, demographic shifts,
rising income inequality, disruptive technologies, and
climate change -are compelling Seattle to advance this
commitment. Fortunately, no other city in the country is in a
better place to respond.

Our vision at Alexandria is for a new model for urban
development that supports our drive to dramatically
transform people's lives by advancing human health and by
embracing the values of equity, inclusion, and sustainability
in design and development. We believe we have this vision
in common with the City of Seattle. In alignment with our
mission to advance human health, overcome hunger, and
improve the quality of people's lives, we propose an iconic,
fully integrated mixed-use campus that is dedicated to
accelerating the discovery and delivery of cures and that
addresses the city's affordability crisis with a significant
investment in hundreds of units of on-site housing,
educational opportunities for underserved youth, and a
new community gathering space in Seattle's urban center.
We will demonstrate how a strategic partner can develop
a world-class commercial life science ecosystem that is
economically feasible, incorporates the best in design and
operations, and intentionally embraces active open space
and mixed-income housing on-site.
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SQUARE FEET OF
OFFICE/LABORATORY SPACE

30Kl

SQUARE FEET OF COMMUNITY
AND PERFORMANCE ART SPACE

UNITS OF HOUSING AT 60%
AREA MEDIAN INCOME (AMI)

SQUARE FEET FOR A LEARNING
LAB AND SKILLS CENTER

Alexandria·s vision for the Mercer Mega Block would amount
to a total investment arross the entire development, including
programs, totaling approximately S 1 billion.
Its sustainable operations rn11ld also annually save the Crty the
energy equivalent of a taking 188 passenge, ca,s off the road,
not d,iving 2 .153 million miles, conserving the energy that
would lie usetl by 94 homes, or having 1,034 acres of forest
sequester ca, bon for a year.
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TO HELP SEATTLE MEET ITS FULL POTENTIAL AS A
WO RLD-CLASS LIFE SCIENCE CLUSTER, Alexandria proposes to

develop and curate approximately 790,000 SF across two 13-story
towers on the 800 Mercer site. Our development will serve as the
nucleus of Seattle's life science ecosystem. Each tower will house
key programmatic elements designed to bring together Seattle's
life science venture capital firms, its growing private and public
biotechnology and pharmaceutical companies, and prestigious
Seattle research institutions in order to propel advancements in

research and product development. The first floor ground plane
will act as the intersection point between the R&D space and
the community, opening up science to each citizen of Seattle
via new creative, interactive, and visible community-driven
spaces. Likewise, the Mercer Towers will connect the community
to the research occurring inside through a rotating design
that opens the center of the campus to the north and south,
offering pedestrian access along 8th Avenue N and creating a
visual and physical connection between the South Lake Union
neighborhood and Lake Union.

THE C IS FOR CRANK

ADJACENTTO THE 800 MERCER SITE, 615 DEXTER will be dedicated to affordable
housing. We opted to include in our proposal a plan to build hundreds of mixed
income housing units on-site because we share the City's commitment to ensuring
workers at all income levels have access to affordable housing near their jobs, their
social networks, reliable transit, and other critical services. Research continues to
confirm that healthy, high-functioning urban developments require a diversity of
workers and people, as well as affordable and reliable access to jobs and services, as
rising housing prices push more middle-income workers and their families further and
further from the city core.

Therefore, Alexandria proposes to build an 18-story multifamily residential tower with
a minimum of 175 affordable housing units at 60%AMI; seven units to meet the
on-site MHA requirement; 38 "workforce housing" units at 80%AMI aimed at integral
members of our community such as service workers, teachers, nurses, and other
middle-income earners; and 145 market-rate units, which Fred Hutch has expressed
interest in as workforce housing for its essential postdoctoral fellows and their families.
We propose to construct this innovative residential project by employing a state-of
the-art pre-manufactured building system for delivering dwelling units more cost
effectively than traditional construction. The tower will utilize sustainable materials
and systems and be delivered up to a year faster and for a lower cost than traditional
construction. Its design will enable a higher number of these high-quality, affordable,
and market-rate dwelling units (each comparable to a new luxury multifamily unit) to
have access to iconic views of downtown Seattle and Lake Union.
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THE PROJECT SITE

THE PROJECT SITE FOR THE MERCER MEGA
BLOCK is animated by the development's need for

a central connection point. Situated between the
Eastlake research hub and the continually evolving
technological innovation center in South Lake
Union, the two towers are strategically constructed
to maximize floor plates while maintaining the
north-to-south connection via 8th Avenue N. Each
tower will sit atop below-grade parking. Additionally,
bicycle and multi modal transit amenities will be
maximized to limit environmental impact and
reduce traffic by promoting sustainable and healthy
transportation options. Currently, a dead end to
Mercer Street, 8th Avenue N will be transformed into
a public-facing pedestrian experience, programmed
to engineer interaction among the workers
and residents of South Lake Union via planned
community activation initiatives described in further
detail in the Public Benefits section.

MERCER WEST TOWER

MERCER WEST TOWER
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PROPOSED BUILDING PROGRAM

THE MERCER WEST AND EAST TOWERS will serve as the central convening location for the life science community in Seattle and be programmed

to include essential elements of a high-functioning ecosystem. The buildings will comprise much more than laboratory space. Each building will
be constructed to meet the exacting needs of the life science community, with key components interwoven to accelerate scientific discovery, and to
serve companies at all stages of their development along their path from innovation to commercialization.
The Mercer Mega Block campus will not only provide mission-critical space
for Seattle's growing and mature life science companies, but it will also
facilitate the launching of new companies, which will bolster the vitality of
the life science sector in Seattle. To date, most early-stage company formation
has taken place outside of Seattle or in institutional settings isolated from
the realm of commercialization and capital. Similarly, the lack of incubator
space for early-stage companies has also held back their development. As
the leading innovator of proprietary space offerings designed to support
life science companies at all stages of company growth, our proposal for
the Mercer Mega Block includes an extension of the following proprietary
offerings.

THE C IS FOR CRANK

For seed- and early-stage life science companies, we provide Alexandria
Launch Labs® , the premier startup platform that delivers affordable, full-service,
turnkey space, and strategic programming. Our platform offers all the
elements for a life science startup to excel: move-in-ready laboratory/office
space, first-class support resources, shared equipment and services, creative
amenities, access to startup capital through the Alexandria Seed Capital
Platform, and engagement with Alexandria's world-class network. Alexandria
Launch Labs will deliver an outlet at the Mercer Mega Block for Seattle's many
homegrown entrepreneurs to build the next successful Seattle company.
As these companies develop and grow, their needs for infrastructure will also
evolve. In line with our holistic view of the life science ecosystem, our proposal
also offers a scalable path for Alexandria Launchlabs' member companies
and other local startups to transition into expansion space, which is currently
undersupplied and in critical demand in the cluster. For companies preparing
to move beyond a shared laboratory bench, the Alexandria Science Hotel®,
designed as research-ready private laboratory space for companies, includes
our comprehensive array of scientific and entrepreneurial support services
that are integral to the success of startup companies. We are able to augment
this support package with a host of additional specialty services tailored to the
particular needs of individual clients at the Mercer Mega Block.
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IN ADDITION TO PHYSICAL SPACE DESIGNED TO ACCOMMODATE
COMPANY FORMATION AT EVERY STAGE, an essential feature of every
dynamic cluster is the ready availability of venture capital funding_ Life
science venture capital tends to work very closely with the companies they
fund. We envision creating a dedicated section of a tower floor for venture
capital firms, directly connecting them to the very companies they work
with to create synergies based upon proximate location and increased
interaction. Alexandria partners with the country's top-tier venture capital
firms and world-class research institutions in order to accelerate and spin
out the development of promising technologies into powerful businesses.
Our company's venture capital arm, Alexandria Venture Investments,
was recognized by Silicon Valley Bank as the most active early-stage life
science investor by deal volume in 2016-2017. It has strong relationships
with many Seattle VCs, such as Accelerator Life Science Partners, ARCH
Venture Partners, and Biomatics Capital, as well as national investors that
want to invest in Seattle's promising companies. At the Mercer Mega
Block, they would find a strategic base for their operations.
The Mercer West Tower will feature a 10,000 SF state-of-the-art conference
facility on floor 5 capable of hosting over 400 members of the life
science and broader Seattle community. The fully appointed facility,
designed in conjunction with the first-floor restaurant experience in the
Mercer East Tower, will be made available on a scheduled basis to the
campus's tenants and the Seattle community. It will be able to host the
country's preeminent thought leadership events, including the Alexandria
Summit®, our interactive platform that convenes the world's foremost
visionaries from the biopharma, technology, agribusiness, medical,
academic, venture and private equity capital, philanthropy, patient
advocacy, and government communities to tackle the most critical global
healthcare challenges and shape the future of life science R&D. Past
summits include Oncology (2018, 2015, 2013, and 2011), Healthcare
Economics (2017 and 2016), Infectious Diseases (2016), and Innovate
Ag (2017). Alexandria can bring together research institutions like Fred
Hutch and UW, commercial life companies such as Adaptive and Nohla,
and other globally recognized life science organizations to reestablish
Seattle as the international center for life science research, development,
and commercial activity especially focused on Seattle's strength in
immunology, cell therapy, and the intersection of science and technology_
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All 13 floors of both towers are designed to accommodate scientific R&D, which can take many forms, from early-stage clinical drug development
to robust chemistry and biology research. We work closely with our tenants to tailor their space according to their programmatic needs, including
translational research, clinical drug development, and chemistry and biology laboratory work meant for later-stage companies. Complementing
traditional lab benches, each floor will include a targeted 40% support space, which focuses on bioinformatics processing, auxiliary offices,
researcher's offices, and interaction and conferencing.
Unlike a typical office building featuring floor-to-floor heights of 10 feet, floors 2-13 enjoy 13 feet of separation between adjacent floors, as
required to accommodate a laboratory's mechanical and HVAC equipment. 100% fresh air will be supplied to the building, which will be changed
8-12 times per hour, whereas traditional office buildings recirculated air 2-3 times per hour. Electrical and plumbing also are designed for the
exacting specifications of R&D: the West and East Towers will deliver up to five times the power supply of an office building and provide for
domestic, industrial, and highly purified water supplies. Floor support is also designed to be more robust than for a traditional office building
in order to accommodate the required additional infrastructure. The increased investment required will ultimately increase the value of the
buildings while providing a safer, healthier environment for Seattle's scientists.
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AS THE LANDLORD OF CHOICE TO THE LIFE SCIENCE INDUSTRY , Alexandria excels in optimizing workplace design to foster creativity,

productivity, and innovation. Each commercial tower is designed to maximum floor plate size. Large floor plates enable easier interaction and
communication by scientists focused on collaboration and idea sharing and also increase the likelihood of social interactions among colleagues.
Podium floors 2-6 will be between 35,000 and 45,000 SF, and tower floors 7-17 will be maximized at 24,000 SF. Each tower will feature
programmed outdoor roof decks and terraces for tenants to enjoy year-round.

Alexandria has a longstanding and proven track record of creating and curating life science clusters that provide the brightest minds with
tailored environments and infrastructural support in their efforts to tackle the world's greatest problems. The Mercer Mega Block will play
a key role in the future of Seattle science by supplying the fundamental physical and programming elements for a robust ecosystem, from
much-needed laboratory space to a platform for early-stage startups, and also by providing risk capital and thought leadership to support
the development of new companies and opportunities to collaborate with the world's foremost leaders in the fields of scientific research.
In partnership with the City, this will be an important model for a future urban development that fully integrates housing, community
engagement, and a commercial life science ecosystem to realize Seattle's potential to grow and nurture the next generation of companies
to cure disease.
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PUBLIC BENEFITS: IMPROVING PEOPLE'S LIVES
ALEXANDRIA'S SUSTAINABILITY MISSION is to make a positive and meaningful impact on the health, safety, and well-being of our tenants

and employees, as well as in the communities in which we live and work. We have incorporated public benefits into all of our new development
projects, and the Mercer Mega Block will be no exception. Our proposal includes not only a life science vision that supports our tenants and
other leading institutions to find cures for our most devastating diseases, but also a commitment to build affordable, sustainable housing;
develop a community and performance arts venue that brings people together; and provide education, training, and maker spaces that support
the next generation of Seattle residents in their efforts to participate in our growing and evolving economy. As a testament to our long-term
commitment to Seattle and our willingness to serve as a community partner, Alexandria pledges to contribute an additional $5 million
toward initiatives addressing our homelessness crisis. We hope our contribution signals our strong desire to partner with the City of Seattle

to solve one of our most pressing issues: meeting the needs of the more than 12,000 people who live in this city without shelter.

COMMITMENT TO AFFORDABLE HOUSING -THE 615 DEXTER TOWER

WE TAKE SEATTLE'S NEED FOR MORE AFFORDABLE HOUSING SERIOUSLY.Accordingly,

Alexandria proposes building an 18-story multifamily, multi-income residential tower with
a minimum of 175 affordable housing units at 60%AMI by employing an innovative pre
manufactured building system capable of delivering dwelling units more cost effectively than
traditional construction. The key feature of this innovative construction method takes advantage
of the replicable nature of multifamily housing to develop a catalog of factory-made component
parts (structural steel pieces, walls, floor panels, etc.) that can be trucked to the project site and
assembled to create the finished building, accelerating delivery by up to 12 months.
Additionally, 38 units, or 20% of the total available units, will be designated workforce housing
for service workers, teachers, nurses, and other middle-income earners, in compliance with
the City's Multifamily Tax Exemption Program (MFTE). We will also build the required seven
MHA units in the 615 Dexter Tower.All remaining units will be leased at market rates, and Fred
Hutch has expressed interest in partnering withAlexandria to convert the units into workforce
housing units to accommodate their postdoctoral fellows and their families. Like an increasing
number of residents in our city, the average postdoc cannot afford in-city Seattle rents and must
commute from increasing distances to the city.
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615 DEXTER TOWER PROPOSED UNIT MIX
Type

60% AMI

Studio

1 Bedroom

2 Bedroom

3 Bedroom

Total

MHA

50

114
8

........................... .........

3

175

0

0

7

MFTE

Market Rate

Total

10

40

102

25
2

38

95

239
17
7

................................................................ .

145

365

The 615 Dexter Tower will have a strong relationship to the two commercial life science towers
along Mercer Street through a series of design elements that help the project relate in scale to
the neighborhood and strengthen pedestrian connections along Roy Street. Its groundbreaking
construction method, more sustainable than traditional construction, offers the following
energy-saving benefits:
•

The panelized construction method at the 615 Dexter Tower will minimize on-site waste, lower overall operating costs by 20%, improve
seismic and storm-related building performance, reduce operational energy and water use by 30%-70%, and enhance the living
experience through a design that allows for more natural light, eliminates mold-growing and VOC off-gassing materials, and delivers
clear-span units devoid of interior columns.

•

To reduce ongoing energy use, building systems will include multiple types of sustainable technologies, including roof and exterior
photovoltaic panels; a greywater treatment system for flushing, irrigation, and laundry; in-floor hydronic heating; and floor-to-ceiling
exterior glazing that runs the entire width of the apartment units to dramatically increase access to natural daylighting.

Our proposed solution provides a substantially greater number of functionally and aesthetically superior housing units at a reduced financial
and environmental cost. The building's speed of construction, volume of units, and sustainability measures ensure that the proprietary
method we have chosen will be key to best serving Seattle.
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PROJECT CONCEPT

SLU SKILLS CENTER, MAKER SPACE, AND
LEARNING LAB: MERCER EAST TOWER

OUR PROPOSED PROGRAM ALSO INCLUDES SPACE FOR A SKILLS CENTER

on the ground floor of the Mercer East Tower that can also function as a maker
space, where local businesses can share scarce manufacturing and production
facilities and equipment, and as a classroom, where students and working adults
can receive technical education in preparation for high-demand occupations in
Seattle. According to Washington Roundtable's "Washington Kids for Washington
Jobs" report, there will be 740,000 job openings in Washington State by 2021,
most of which will be filled by workers with a postsecondary credential (e.g.,
a degree, apprenticeship, or certificate}, but, right now, only 40% of our high
school students have gone on to earn such a credential by age 26. Inspired by the
Seattle Public Schools' Skills Center and the various career and technical training
programs at the Seattle College District, the facility will be equipped to prepare
students for college and career. We further propose that the skills center could
partner with the City and secondary and post-secondary education partners to
offer high school or college credit, industry-recognized certification, and advanced
learning in manufacturing, construction, maritime, and other high-demand
technical fields.
Adjacent to the SLU Skills Center, we also see the Mercer East Tower as an ideal
location to build a learning lab facility to help expose students of elementary
through high school age to the experience of working in labs and the realistic
possibility of a career in science. We will draw on our world-class life science
network to assist and serve as mentors and give presentations to visiting
school groups.
Alexandria will work with the City, as well as community-based organizations
that are teaching STEAM skills to under-resourced youth, arts-based and
cultural organizations that are creating and activating cultural space in the city,
post-secondary educational organizations that are preparing our residents for
the demands of a changing economy, and other community members who can
identify long-term operators for the community center and fully program this
critical space.
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Finan·cial Offer and
Project Financing Plan
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INANCIA OF-FE::R AND PRO tCf F-l�A�C IN r PLAN
INTRODUCTION

This letter ("Financial Offer Letter") is written to reflect the terms and conditions pursuant to which Alexandria Real Estate Equities, Inc., or
its affiliate nominee ("Alexandria" or "Ground Lessee"), proposes to enter into a Disposition and Development Agreement (the "DOA")
with the City of Seattle (the "City" or "Ground Lessor"). This Financial Offer Letter is based upon the assumption of the City's strong
preference for an unsubordinated long-term ground lease.

PROPERTY

The City is the owner of 102,340 square feet of land located al 800 Mercer Street ("800 Mercer") and 23,760 square feet of land located at
615 Dexter Avenue N ("615 Dexter") (collectively, the "Mercer Mega Block" or the "Property").

PROJECT CONCEPT

Alexandria intends to entitle, design, construct, lease, and manage approximately 797,000 RSF of commercial laboratory, office, community
benefits, and retail space with approximately 730 below-grade parking stalls on the Mercer Mega Block and a minimum of 175 affordable
housing units and 77 below-grade parking stalls on 615 Dexter subject to DOA with the City. Alexandria will develop the Mercer Mega Block
in two phases.

SCHEDULE
Phase I: Alexandria intends to construct a 13-story, approximately 435,000 RSF commercial building with 528 below-grade parking stalls

on the west half of 800 Mercer concurrently with a minimum of 175 affordable housing units on 615 Dexter during Phase 1. 1
Phase II: Alexandria intends to construct a 13-story, approximately 362,000 RSF commercial building with 202 underground parking stalls
on the east half of 800 Mercer subsequent to the delivery and stabilization of Phase I.

COMMERCIAL

Alexandria intends to develop the Mercer Mega Block as a mixed-use project with ground-floor retail space and commercial laboratory and
office space throughout Phases I and II. The commercial space will be developed to a Class A standard with robust structural and mechanical,
electrical, and plumbing systems suitable for laboratory/office space.

AFFORDABLE HOUSING

THE C IS FOR CRANK

Alexandria intends to deliver a minimum of 175 multifamily affordable housing units at 615 Dexter to be occupied by individuals and/or
families with household incomes not to exceed 60% AMI as per the guidelines published by the City. Alexandria also anticipates constructing
workforce housing at 615 Dexter in compliance with the City's Multifamily Tax Exemption ("MFTE") program as renewed on November 1,
2015. 2 Alexandria will also construct on-site the seven (7) affordable housing units required by MHA.

COMMUNITY BENEFITS

Alexandria will allocate and construct up to 35,000 RSF of community benefit space on the ground floor of 800 Mercer. Alexandria
a nticipates the community benefit space will be leased to qualified non-profits and/or the City at terms to be determined.

GROUND LEASE

Alexandria will enter into a long-term Ground Lease with the City pursuant to the terms summarized herein and to be negotiated
c oncurrently with the ODA.
Term

The Term of the Ground Lease will be 99 years from the Ground Lease Commencement Date (as defined below).
Ground Lease Commencement Date

The Ground Lease Commencement Date will be simultaneous with the execution of the ODA.
Ground Rent Commencement Date

The Ground Rent Commencement Date for payment of the Base Ground Rent (as defined below) on a pro rata basis will coincide with
Alexandria's receipt of a certificate of occupancy for each phase of the development (each a "Phase Rent Commencement Date").
Base Ground Rent Adjustment

On each anniversary of a Phase Rent Commencement Date, the Base Ground Rent will increase 2.5%.

Prepayment

Ground Lessee will pay Ground Lessor a prepayment of $30,600,000 upon execution of the Ground Lease.

1
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Base Ground Rent

Ground Lessee will pay to Ground Lessor Base Ground Rent payments allocated based on the total commercial RSF attributable to 800
Mercer as follows:

Phase I: Beginning on the Phase I Rent Commencement Date, Ground Lessee will pay $3.40 per RSF per year in monthly
installments. For illustrative purposes, annual Phase I Base Ground Rent would be $1,479,000 as presented.

Phase II: Beginning on the Phase II Rent Commencement Date, Ground Lessee will pay $3.20 per RSF per year in monthly
installments. For illustrative purposes, annual Phase II Base Ground Rent would be $1,158,400 as presented.

Per the RFP Financial Requirement, Alexandria has underwritten an alternative scenario to construct an approximately 185,000
RSF commercial building at 615 Dexter in lieu of a multifamily residential project with affordable housing units (the "615 Dexter
Alternate") in a Phase Ill development after the delivery and stabilization of Phases I and II. In the 615 Dexter Alternate scenario, the
Base Ground Rent will be amended as follows:
Ground Lessee will pay to Ground Lessor Base Ground Rent payments allocated based on total RSF.

Phase I: Beginning on the Phase I Rent Commencement Date, Ground Lessee will pay $4.00 per RSF per year in monthly
installments. For illustrative purposes, annual Phase I Base Ground Rent would be $1,740,000 as presented.

Phase II: Beginning on the Phase II Rent Commencement Date, Ground Lessee will pay $3.80 per RSF per year in monthly
installments. For illustrative purposes, annual Phase II Base Ground Rent would be $1,375,600 as presented.

Phase Ill: Beginning on the Phase Ill Rent Commencement Date, Ground Lessee will pay $3.70 per RSF per year in monthly
installments. For illustrative purposes, annual Phase Ill Base Ground Rent would be $684,500 as presented.
To the extent the City is interested in pursuing a fee simple sale (the "Fee Simple Alternate"}, Alexandria is prepared to offer the City $125
per RSF attributable to 800 Mercer. In the event the City prefers the 615 Dexter Alternate scenario, the Fee Simple Alternate offer will be
amended to include the additional commercial square footage.

DUE DILIGENCE
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Alexandria has spent considerable time and money to date engaging a variety of third-party consultants to advise on the viability of the
proposed transaction. Alexandria anticipates that any further due diligence items will be addressed after the execution of the Exclusive
Negotiation Agreement (the "ENA"). Within two business days after execution of the ENA, the City shall make available to Alexandria all
files, documentation, books and records, leases, and other materials relating to the Property that are in the City's possession or control.
Additionally, the City will use commercially reasonable efforts to provide Alexandria with access to the Property for the purpose of
inspecting the same and performing environmental, physical, soil, geological, and other inspections.
Following execution of the ENA, Ground Lessee will pursue negotiations with the Washington State Department of Ecology ("Ecology") for
a Prospective Purchaser Consent Decree (the "PPCD") for the Property. The negotiated PPCD must be approved by Ecology as a condition to
the execution of the DDA.
Additionally, the project concept for 615 Dexter includes workforce housing units that comply with the City's MFTE program. Should MFTE
metrics {AMI limits, rent calculations, utility reimbursement amounts) materially decline prior to the execution of the DDA, such difference
will be accounted for in the Base Ground Rent.

PROJECT FINANCING AND SUPPORTING PRO FORMAS
FINANCING OVERVIEW

As an investment-grade (Moody's: Baal, stable outlook; S&P: BBB, positive outlook) REIT and an S&P 500® company with a total market
capitalization of approximately $18.8 billion (as of June 30, 2018), Alexandria Real Estate Equities, Inc. and its affiliates have a very strong
balance sheet and the capital resources to internally fund this project from conception to completion, as we have with all similar projects.
There is no financing contingency associated with our offer for the Mercer Mega Block. Alexandria plans to fully fund the development
costs and does not expect that any secured financing will be necessary in order to commence construction. Therefore, our proposal does not
require the procurement of a construction loan or additional investment for the total estimated project costs of $885 million.
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EXHIBIT 1
CITY OF SEATTLE· MERCER MEGA BLOCK DEVELOPMENT OPPORTUNITY
PROJECT ASSUMPTIONS

... . ..

Hotel

.

Starl of Construction. Year
Construction Starl Month
Duration • In Months
Construction Complete Month
Construction Type
Expense
Revenue
Construction 1'1

----•..:

Fmancmg
Sources of Funds($)
Equity
Debt
Total Sources

Residential •
Apts

2021
1
18
6

�:

·-

.

I
I
r'

I
I

I

$148,000,000

.. ..

.

..

Mercer East

20241
11
281
41

Type I!

3. 0% I
3. 0% I
4. 0% r

$354. 000.�
$270,000
$3 09,730,000
$78,000,000
$388 000 000

$148,000 000

Stabilized Year
Holding Period
Vacancy at Stabilization
% Pre-Leased
Lease Up
Land Value

Type I!

1

-

Permanent Financing. Private Debt 111
Type (Describe)
Term (yrs)
Debt Service Reserve Fund ($)
Loan fees /% of loan amount)
Interest Rate
Debt Coverage Ratio

..

�

20211
71
301
121

3.0% I
3. 0% I
4.0% I

3.0%
3.0% • 4.5%
3.0%

$110,000
$147,890 000

Construction Financing m
Leverage
Capitalized Interest Period (yrs)
Annual Interest Rate (%/
Interest Only Period
Term of Amortization (yrs)

Unleveraged /RR 131
Leveraged /RR 1'1
Yield on Costs 131

Mercer West

I
I
I
I

T ype 1l

$148. 000 .

Uses of Funds ($)
Closing Costs
Development Costs
Leasing Costs
Total Uses

... ..

Ottice/Lab

Residential • for
Sale

$354,000,000

I
I

I

r
I

I

l

1

$220 000
$283,78 0,000
$70,000,000
$354 000 000
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I I
I
1-

[

2023
4 vear(s
2.5% 1MR Units
60 %
1 vear(s
NA

2027
21 vear<s
5.0%
40%
3 vearlsl
NA

-

6%-7%
NIA
6%-7%

I
I
I

7%-8%1
NIAi
6%-7%1

2029
21 vear/s
5.0%
40 %
3 vear/sl
NA
7%-8%1
NIAi
6%-7%[

(1) Residential. Apts construction inffation factor of 3% assumed based on different supply chain dynamics from the Office/Lab parcels.
(2) Alexandria does not anticipate placing secured debt on the Property.
(3) Reflects Alexandria's blended underwriting tor the entire project.
Notes

@
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