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CONFIDENTIALITY & DISCLAIMER

All materials and information received or derived from Capstone Commercial its directors, officers,
agents, advisors, affiliates and/or any third party sources are provided without representation or
warranty as to completeness , veracity, or accuracy, condition of the property, compliance or lack of
compliance with applicable governmental requirements, developability or suitability, financial
performance of the property, projected financial performance of the property for any party’s intended
use or any and all other matters.

Neither Capstone Commercial its directors, officers, agents, advisors, or affiliates makes any
representation or warranty, express or implied, as to accuracy or completeness of the any materials or
information provided, derived, or received. Materials and information from any source, whether
written or verbal, that may be furnished for review are not a substitute for a party’s active conduct of
its own due diligence to determine these and other matters of significance to such party. Capstone
Commercial will not investigate or verify any such matters or conduct due diligence for a party unless
otherwise agreed in writing.

EACH PARTY SHALL CONDUCT ITS OWN INDEPENDENT INVESTIGATION AND DUE DILIGENCE.

Any party contemplating or under contract or in escrow for a transaction is urged to verify all
information and to conduct their own inspections and investigations including through appropriate
third party independent professionals selected by such party. All financial data should be verified by
the party including by obtaining and reading applicable documents and reports and consulting
appropriate independent professionals. Capstone Commercial makes no warranties and/or
representations regarding the veracity, completeness, or relevance of any financial data or
assumptions. Capstone Commercial does not serve as a financial advisor to any party regarding any
proposed transaction. All data and assumptions regarding financial performance, including that used
for financial modeling purposes, may differ from actual data or performance. Any estimates of market
rents and/or projected rents that may be provided to a party do not necessarily mean that rents can
be established at or increased to that level. Parties must evaluate any applicable contractual and
governmental limitations as well as market conditions,vacancy factors and other issues in order to
determine rents from or for the property.

Legal questions should be discussed by the party with an attorney. Tax questions should be discussed
by the party with a certified public accountant or tax attorney. Title questions should be discussed by
the party with a title officer or attorney. Questions regarding the condition of the property and
whether the property complies with applicable governmental requirements should be discussed by
the party with appropriate engineers, architects, contractors, other consultants and governmental
agencies. All properties and services are marketed by Capstone Commercial in compliance with all
applicable fair housing and equal opportunity laws.

PROPERTY INFORMATION
LOCATION INFORMATION
DEMOGRAPHICS
ADVISOR BIOS
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We obtained the information above from sources we believe to be reliable. However, we have not verified its accuracy and make no guarantee, warranty or representation about it. It is submitted subject to the possibility of errors, omissions, change of price, rental or other conditions, prior sale, lease or
financing, or withdrawal without notice. We include projections, opinions, assumptions or estimates for example only, and they may not represent current or future performance of the property. You and your tax and legal advisors should conduct your own investigation of the property and transaction.
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Property Summary

PROJECT OVERVIEW: TOWNHOMES & MULTIFAMILY

The Broadway Land Assemblage: strategically located near Washington
State University's Everett Campus, Providence Regional Medical Center,
Seattle Children's North Clinic, and Everett Community College is a multi-
parcel development opportunity zoned MU15. The assemblage lies in one of
the very few Qualified Opportunity Zones in the region providing access to
capital gains and tax deferral benefits. Additionally, Everett expanded its
SEPA categorical exemptions for multifamily development as of 2026
allowing up to 200 dwelling units to be exempt from State Environmental
Policy Act review when located in UR4 and MU zones.

Permit applications are ready to submit for a 15-unit townhome
development on 1301 & 1305, with a 14-unit option feasible as well for
more cohesive scaling across additional parcels. Depending on desired unit
sizes and project viability, an estimated 14-30 townhomes can be built over
three to four contiguous parcels.
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Perspective Views Options 1 + 2 ‘-; DYKEMAN
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MULTIFAMILY DEVELOPMENT: UP TO 15 STORIES

Build as tall as 15 stories or 160 feet with the recently up-zoned MU15
designation. Early feasibility studies suggest potential development projects
from 40-90 units are possible over 2-3 parcels with podium-style 5/1 or 5/2

construction; providing ample parking and views from the upper floor units in
all directions including potential water views to the West, cityscape views to
the South and mountain views to the East.

High-rise potential: Type 1 construction within the MU15 zoning allows for a
theoretical maximum yield of 420-480 units over three parcels. The realistic
high-rise yield is estimated at 380-430 units. The conceivable optimal range is
likely 250-350 units based on initial studies and analysis.

Projected Outcome: Mid-rise multifamily, Townhomes.
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PRICING GUIDANCE DETAILS

Sale Price: $1,595,000 e Addresses Included: 1301, 1305 Broadway Ave, Everett WA
Multifamily: 420-480 (Max) e Call Broker for information on contract rights to adjacent parcels

Number of Potential Units: Tcz)\?v?]_P?OSrge(plpéEr;iB e Seller will take through townhome permitting if desired

Price Per Acre: $5,696,428 * Seller open to fee building townhomes for buyer

Price Per Land SF: $130.77 e Multifamily up to 15 stories allowed per zoning designation

Lot Size: Two Parcels at .14 Acres o Apartment projection: 319 SF-555 SF units

12,197 SF (.28 Acres) Total

MU15 160 FT Height ~® 'No minimum parking required

Zoning: Maximum

e DD File includes permit ready townhome development (1301/1305)

ualified Opportunity Zone: Yes
Q PP ¥ e Also included- early MU15 Feasibility Reports for 5 over 1 and 5 over

2 construction yielding 60-90 units
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PROPERTY HIGHLIGHTS

Potential option to retain sellers development company to fee build
townhomes if desired

Open to seller-financing proposals on case-by-case basis

MU15 Zoning Designation allows for maximum density and virtually no
parking requirement

Density controlled by height (not units per acre)

Qualified Opportunity Zone

Possible SEPA exemption

MFTE eligible to enhance financing and provide long-term exemptions

Optionality with potential affordability play due to inherently affordable
rents based on AMI

2 parcels ~6,100 SF each (.14 acres)

The assembled parcels + adjacent parcel contract option total ~18,295 SF
(0.42 acres) allowing significant density potential

Possible high-end midrise development ~8 stories with wood framing over
transfer deck and concrete (post-tension & slab on grade)

Growing local demand for open one-bedroom, studio apartments, modern
efficiency units (SEDUs) and urban studio apartments among
students/Gen Z/ and seniors in elevator buildings

Similar projects suggest base rents in the $1,200-$1,655 range

High-density multifamily assumptions: 425 SF blended avg. unit size, 85%
lot coverage, 15,300 SF gross floorplate per floor, 80% efficiency (mid-rise)
75% (high-rise)
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Future Proximity to Light Rail Link

@ Link light rail

Everett Link Extension alternatives
for study in the Draft EIS

=== Preferred station and
route alternatives

= Dther route alternatives
) Other station altematives

 OMF North site alternatives

Other service
Lynnwood station

Link 2 Line and 3 Line

Stride bus rapid transit S2 Line:
Lynnwood-Bellevue (future)

Sounder N Line; Everett-Seattle

June 2024: Locations shown are
approximate and subject to change.

Everett
Station

SW Everett SR 526/
Industrial Evergreen
@ Center

o
SR 99/
Airport Road
(provisional)
Mariner
Ash Way
West
Alderwood

S2

ﬁ)
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EVERETT LINK EXTENSION FEATURES:
Opening: 2037-2041

Length: 16 miles

*Stations: West Alderwood, Ash Way, Mariner, SW Everett Industrial
Center, SR 526/Evergreen, Everett Station, and one provisional
(unfunded) station at SR 99/Airport Road.

Service: Every 4-6 minutes during peak commuting hours, 10-15
minutes midday, weekends, and evenings.

Estimated Travel Times:
*Everett to Lynnwood City Center in 33 minutes.
*Everett to downtown Seattle in 60 minutes.

SUBMARKET INFO:

Market Seattle MSA
Sub Market Delta
County Snohomish

Cross Streets 13th St & Broadway

Road Type Paved

Large
Market Type (7th largest city in WA)
Nearest Highway 2_15mile)

Paine Field International Airport

Nearest Airport (13 mins)
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Site Plans: Townhomes Option

Td imels

JBR, 2580 Live \Wark Lula
4 8 1.650°5F BEACH

2BR, ZRA + DEN Townhouses
10 & 950-9005F EACH

ALLEY

NORTH BROADWAY ASSEMBLAGE

| BROADWAY AVENUE |

=)

1301-1305 BROADWAY SITE STUDY: OPTION B DYKEMAN
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OPTION 2
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MU High-Density Zoning Designation Map: Invest in the Transit Corridor
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Theoretical Development Feasibility Summary

1301, 1305 & 1309 Broadway — Everett, WA Zoning: MU15 (Mixed Use — 15 Floors)

1. Executive Summary

The three assembled parcels total approximately 18,000 square feet (0.42 acres) and are zoned MU15,
allowing buildings up to 15 stories. Based on a micro-unit program (319-555 SF units),
the site has significant density potential.

Theoretical Maximum Yield: 420—-480 units
Realistic High-Rise Yield: 380—430 units
Likely Financially Optimal Range: 250-350 units

2. Site & Zoning Overview

* 3 parcels (~6,000 SF each)

» ~18,000 SF total site area

* Urban mixed-use corridor

« Density controlled by height and form (not units per acre)

3. Development Assumptions

Lot Coverage: 85%

Gross Floorplate: ~15,300 SF per floor
Efficiency: 80% (mid-rise), 75% (high-rise)
Blended Avg Unit Size: ~425 SF

4. Unit Yield Analysis



Scenario Estimated Units

7 Stories (Wood Frame) 200-230 units
10-12 Stories 280-360 units

15 Stories (Full MU15) 420-480 units (theoretical)
15 Stories (Realistic Efficiency) ~405 units

5. Construction & Cost Considerations

High-rise construction (>5 stories) typically requires concrete or steel structure,
larger cores, and enhanced life safety systems.

Estimated Hard Costs for 15-Story Build:
$325-$400 per SF
Approximate Total Hard Cost: $75M—-$90M

6. Key Conclusions

» MU15 zoning provides major density potential.

* Theoretical maximum approaches ~480 units.

* Realistic high-rise yield is ~380—430 units.

« Financial optimization likely occurs between 250-350 units.



Sustained Growth Proven Through Time Sp{_:"%RY-
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EVERETT, WA -

The Everett MSA (included in Seattle-Bellevue MSA per HUD) has -
consistently proven itself as a growth-market with population and income _—
levels steadily increasing over the last 26+ years. The median income in the 5
year 2000 was around $65,000, rapidly increasing to $78,000 (20%) in a short e
two-year span to 2002. This was due to many factors and led by Snohomish
County's deliberate efforts to attract companies and new business by
investing heavily in capital infrastructure to combat the economic downturn
coming out of the tech bubble in the late 1990's. Despite a slow jobs market,
Everett benefited greatly from the County's estimated $184,000,000
investment into roads, solid waste, and Paine Field (Originally planned in
1936). Other substantial investments were made into parks, community
spaces, military presence at Naval Station Everett, all while Boeing was
expanding its presence locally, later implementing layoffs for a short period, & & P S F P P L L e & &P
while the manufacturing sector faced higher rates of unemployment. It was YEAR

A\ Live Population /A Last Census Papulation

POPULATION

during this timeframe a massive project was initiated on the downtown
Everett Campus with an estimated project life cost of around $170,000,000.
These investments helped shape Everett as the phenomenal rental market it is
today, now amplified by rising home costs and economic inflation in a supply-
strained housing market.
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Fast-forward to 2018, the median income had grown +11.5% YOY to
$107,000. By 2022 the Area Median Income hit $125,600 for households in
the Everett MSA/Snohomish County, proving the market has the population
in-migration, income growth over long periods of time, and the basic
underlying economic fundamentals to support jobs demand and sustained
future rent growth; and a tenant base that can afford to pay and will pay for
modern or renovated townhouses and apartments.

NORIH BUILDING

SPERRY - CAPSTONE COMMERCIAL | 303 5TH AVENUE SOUTH, SUITE #209 | EDMONDS, WA 98020

We obtained the information above from sources we believe to be reliable. However, we have not verified its accuracy and make no guarantee, warranty or representation about it. It is submitted subject to the possibility of errors, omissions, change of price, rental or other conditions, prior sale, lease or
financing, or withdrawal without notice. We include projections, opinions, assumptions or estimates for example only, and they may not represent current or future performance of the property. You and your tax and legal advisors should conduct your own investigation of the property and transaction.
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Demographics Map & Report Spé”,;RY
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POPULATION 1 MILE 3 MILES 5 MILES
Total Population 14,638 36,064 112,558
Average Age 37.4 39.5 38.8
Average Age (Male) 35.4 38.9 37.6
Average Age (Female) 43.8 42.3 40.0
HOUSEHOLDS & INCOME 1 MILE 3 MILES 5 MILES
Total Households 5,847 15,251 43,685
# of Persons per HH 2.5 24 2.6
Average HH Income $100,445 $101,731 $113,266
2023 American Community Survey (ACS)
SPERRY - CAPSTONE COMMERCIAL | 303 5TH AVENUE SOUTH, SUITE #209 | EDMONDS, WA 98020
We obtained the information above from sources we believe to be reliable. However, we have not verified its accuracy and make no guarantee, warranty or representation about it. It is submitted subject to the possibility of errors, omissions, change of price, rental or other conditions, prior sale
financing, or withdrawal without notice. We include projections, opinions, assumptions or estimates for example only, and they may not represent current or future performance of the property. You and your tax and legal advisors should conduct your own investigation of the property and transaction.
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Everett Employment Data; Source: ESRI, 2025-08-2

Company: Business Type: Total: Type:
The Boeing Company Aircraft Manufacturing 15,006 Private
Microsoft Technology 3,448 Public
Amazon Retail- Electronic 2725 Public
Providence Swedish Health Care 2,393 Private
Naval Station Everett U.S. Navy Base 1,340 Public
Premera Blue Cross Health Insurer 1,311 Private
AT&T Telecommunications 1,244 Public
\Washington State Government State Government 1,228 Public
T-Mobile US Telecommunications 1,076 Public
Edmonds School District School District 1,072 Public
Edmonds College Colleges and Universities 1,029 Public
Everett Public Schools School District 917 Public
The Everett Clinic Health Care 906 Public
Kroger Retail- Grocery 872 Public
Philips Medical Equipment 842 Public
Costco Retail-Grocery 804 Public
Starbucks Restaurants 778 Public
Evergreen Health Health Care 740 Private
Everett Community College Colleges and Universities 697 Public
Fluke Corporation Manufacturing 677 Private
MEDIAN
HOUSEHOLD INCOME

TOTAL HOUSING UNITS

48,628

0.00%

INCOME PER CAPITA INCOME

GROWTH RATE 2.58%

s

TOTAL BUSINESSES

4,427

2025 MANUFACTURING
BUSINESSES

2025 HEALTHCARE /
SOCIAL ASSISTANCE

) +]

BUSINESSES BUSINESSES
189 (1)
EMPLOYED EMPLOYED
44,782 16,371

i
SPERRY

CAPSTONE COMMERCIAL

e000 @ “ﬁ‘ gl e

saaad i
TOTAL EMPLOYED ot B
104,761 e

56,793

2025 ACCOMMODATION / 2025 FOOD SERVICE /
FOOD SERVICE DRINKING EST.

2 = o7 Y

BUSINESSES BUSINESSES BUSINESSES BUSINESSES

161 555 356 332
EMPLOYED EMPLOYED EMPLOYED EMPLOYED

8,833 7178 4,005 3,567

2025 PUBLIC
ADMINISTRATION

2025 RETAIL TRADE
BUSINESSES

SOME GRADUATED ASSOCIATES BACHELOR'S GRADUATE
ﬁ P HIGH SCHOOL HIGH SCHOOL DEGREE DEGREE DEGREE
w503 17,650 8414 17506 8,010
OWNEF: OCCUPIED RENT‘ERi OCCUPIED m—
21,717 24,856 INCOME PROJECTION
MEDIAN HOUSEHOLD
VACANT $81,204 - $92,600
2,055
AVERAGE HOUSEHOLD
$106,185 - $120,218
MEDIAN HOME VALUE
$631,510 PER CAPITA
$ $43,469 > $49,371
AVERAGE HOME VALUE e “
$691,810 -
SPERRY - CAPSTONE COMMERCIAL | 303 5TH AVENUE SOUTH, SUITE #209 | EDMONDS, WA 98020
We obtained the information above from sources we believe to be reliable. However, we have not verified its accuracy and make no guarantee, warranty or representation about it. It is submitted subject to the possibility of errors, omissions, change of price, rental or other conditions, prior sale, lease or

financing, or withdrawal without notice. We include projections, opinions, assumptions or estimates for example only, and they may not represent current or future performance of the property. You and your tax and legal advisors should conduct your own investigation of the property and transaction.
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Capstone Commercial
303 5th Avenue South, Suite #209
Edmonds, WA 98020
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