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LTI ERSEROMVTHEF Cill)

g are prleasad m publish opeseventh (ssie of FremierOihice

Magazme. Each year we direet-mail approximately 9000 magazimnes

for renl estare professionals aeress the Limted States, We also distribute
another G000 masazines at all of cur KBS-owned multi-tenant office properties.
The lEedback we recenve each vear has been terrhic, | especially want (o thank ot
advertising partiers fon their continued support,

Ihie sear 2008 should be exeiting, Businesses are gravimtne wwared markets
flat are attractinge the best and boehtest talent, KBS 15 well abead of this mwend
with & ateong presence inemearting-markers Hike Raleigh, Salt Fake Cliny and
Fortland. These markets-are proving their wartl as-a masmet for tweh, crestive
angl hnance eimployeéss, OMan we see headlimes touting the re-emergence of
suburbs or the strength of CBDs. Tt is diffieult to make blanket projections

like this as each matker has o own denamics, | ave no doukn that weare
going o see sonie solid growth in non-gateway markets, Which markets that
will be linges on a number ol key variables — do they have torward-laoking
mfristructure plans? How tech-fnendly are the markets? Are they places where
dongw ceneration o employees want o live and swork™ These are questions that
KBS explotes ona day-to-day basis by our regional porsonnel who are well
conmected with the dealmakersin évery Lk, markel,

Fach visir we fearirg o hirman=tnleres! storsy moonr madans, Becently, we

were pleased o meet Chad Henmings, a vounge man who has episoimized the
characien stics of leadershinp throughout has e, e sl met Chad g the Crange
Coumty Community Foundation s real estare lunéheon to benefit vererans and their
Farmilies, Chacl was The keynole spenker Chad wrew tp m lows and wis 8 stand-
ot athlere in high sthooal. wimning the state champienship v wrestling. Chad s
Olher sport? Football, e wis pioked by the LS, Air Foroe (oo he Academy
and play football. He was seon recmited by the Dallas Cowlbows. Rather than
jump i g MEL umtform, Chad made the deciston woostick wath the Adr Foree [or
a chance to fy fighter jets. Notonly did he fiv jets. helater went on to-fulfill his
e plaving [or the Cowhoys and contmbuoted foohe tegm wanmmg: (hred Saper
Bowls. Today. Chad has a successtul real estate fir in Ballas. We hope yvon enjoy
his valpable msieghis on lesdership and charsctern,

Mhere are plenty of ather great sories inthis issue, meluding an interview with
RS regional presidents and a fealure on Qoantem Spatal, our anchor eoanl
ar the Commonwealth Bullding in Portland, Chregon, [ also weant to-congratulate
(he winners ol owr service champion awards, 0 gives me real pride W know we
have such service-mimded professionals looking out for the day-to-day needs of

our valued tenants

Caond Bless Amenca,

C5C~

Charles J. Schreiber Jr.
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offerings. With Wells Fargo Commercial Real Estate, you get the
expertise of a leader along with our comprehensive platform of
products and services to help make sure you're on the road to success,
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News Notes

" MIXED USE AT ITS FINEST

Park Place Village in Koansas Cily is (asl beeoming a prime
example of how the mixed-use live-work-play concept can
work ol just m gateway murkels, Park Plave Village is a
kBS-owned multi-tenant office and retail property in KC's
thriving South Joehnson County submarket, The surmoumding
area also features a premier hotel and an assortment of
ereeulive housing, Each vear KBS hosis the “Foodie Chick”™
event, which always attracts a packed crowd to enjosy
ouldoor food booths gs well as popular bars and restauruands,
Congratulations to our an-location management team Fora
very successlul event!

LI

171 EARNS LEED PLATINUM

KBS REIT lIl HAULS IN $1 BILLION

KBS REIT [ secured a three-year 51.01 hillion financing
commitment, the largest inaneing facility in KBS history.

KBS REIT 111 holds 29 properfies valued in exeess of

£3.5 billion, and this loan encumbers only eight of them.
Bank of America is serving as the joint lead arranger and
administrative agent for a lender group that includes joint lead
arrangers Wells Fargo and U5, Bank.

Im addition to paving off loan matrities. the loan
facility provides additional funds that may be used tor
tenant Improvements, leasing commissions and capial
Imprayerments,

“We believe leverazing a lower cost of capital 1o ensure that
these Class A buitdings remain attractive and competitive to
tenants will serve our investors well in the long term,” said
KBS CED Chuck Schreiber.

KBS was pleased o announce: thal 171 17th Slreel in
Atlanta’s mideown submarket was awarded LEEL Mlatinum
cerlilication, the highest LEEDY certification that van be
achieved for an existing building. KBS worked with
Sustminuble Enerey Group o track recent consimugion and
tenant improvenents, which helped earn the maximuam %1
podnds allotied on the LEED scorecard, “The 171 lcam always
pushes for the “wers” factor of excellence,” commented KBS
Senior WP und Assel Manoger Allen Aldnidge,

PREMIER OFFICE ™MaLAaZINE



TURTLE CREEK EARNS KINGSLEY HONORS

As part of 1is commitment 1o tenant satisfaction, KBS regularly
engages San Franciseo-based Kingsley Associates, the

industey leader in tenant satistaction assessments, Kingsley
survevs KBS office properties, ranking property managers in
maltiple categories, the sum of which is a score for overall
tenant satisfaction. KBS is pleased to congratulate the on-site
management eam at 3811 Turtle Creck in Dallas for winning
the 201 7 Kingsley survey. 'When asked what one thing helps to
distinguish her team, Assistant Property Manager Staci Fletcher
commented, “Sometimes it is knowing what the customer needs
before they know they need i.™  Congratulations o our team al

F‘r.\'., ¥

3811 Turtle Creek. Keep up the great work!

}
ANCHOR SCORES A TOBY

BOMA Greater Phoenix recognizes distinction in building
management annually by awarding outstanding projects
with The Ouistanding Building of the Year (TOBY ) awards
K BS-owned Anchor Centre located at 2201 E. Camelback
Road in Phocnix, Arizona, was the winner of the 250,000
499999 square-foot categary. "We are very proud of
our management eam,” commented KBS Senior VTP and
Asset Manager Tim Helgeson. By using real-time data 1o
improve building operational performance and collaborating
across a spectrum of integrated services. our Asset Services
prolessionals are commilled (o achieving world-class

ontcomes for our tenants. We are humbled by BOMA Gireater

Phoenix’s recognition of the work of our team,™

PREMIER OFFICE MAGAZINE

" OFFICE BUILDING ART GALLERY

The KBS-owned Carillon Building in Charlatie, North
Carolina, is a secret treasure trove of art, and its stunning
show-stopper 15 “Cascade,” a kinetic Jean Tinguely

sculpmure hanging from the ceiling of the lobby, Cascade was
commissioned by Charlote’s Bechtler family specifically

for the building, which they developed. Made up primarily

ol found objects, this motorieed amalgam measunes 40 feo

tall and hangs ahove a fountain, whose water converses with
Cascade’s mechanical whirls, clicks and hums, EER
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KBS Catches the Fever by Inhabiting History and Giving It a Tech-yv New High

ortlamdia was g (hing long
hefore the 1Y show that
lamipuons s quirky residenls,
Adso known as 1'he City
of Roses, Litle Beirul, Bridgelown,
Beervana and more, Portland 15 much
more than 4 cool coustal hallway poant
hetween San Francizco and Seacle.
And il getling all the love now [oom
peaple, companias and investors
because of it

¢¢|n short, they
want to live in
‘urbana’..”

These days, people want w be in
amenity-rich locations that are walkahle
and have good public transportation,

In shert, they want to live in "urbana.”
a place that’s affordable and offers a
areat quality of life featuring fantastic
restauranis, breweries, coffee and fun
stuff to do. It's work. live, play centered
on a happening city, Portland, Oregon,
really fits the mold.

As v resull, some of the nation’s brightes!
talent is moving there — along with top-
tier lech (STEM) and creative (TAMI)
firms that are following them and locking
1o escape the high costs of San Francisco,
Los Angeles and Seattle by starting up

or relocating 1o Silicon Forest, Throw in
low-yield-suffering investors, who are
likewise getting praced out ol other West
Coast markets, and you have a recipe for
massive eity growth,

With all this in mind, KBS is fecused
on buying assets on or near Portland’s
vibrant Pioneer Courthouse Square, pan
of the city’s central business district
and close to its Technology Triangle, a
cluster of tech companies that include
Goople, Amazon and Airbnb. Three
recent KBS acquisitions are the historic
Meicr & Frank Building, the historic
Commonwealth Building and 6Y.

Meier & Frank Building
Built in 1909, the Meicr & Frank
Building sits at 621 SW 5th Avenue
on a full eity block — highly unusual
for Portland — across from Pioneer
Courthouse Square and Pioncer Place

Melull, The siee ullows Lor very open and
large floor places, making Meier & Frank
ulim-ppesling W spave-cllicient wech
conmpanies. Additionally, the property is
vonvenienily lovated al the epivenier ol
Portland’s Public Transit System.

Chiginally designed to house Meier &
Frank’s department flagship store amd




headquarters, the 15-story building was
avquired by May deparimenl slore in
1996, then by Macy's in 2006, which
sold the top len Qoors o Pebblebrook
and tgether underaent a 5100 million
building renovaiion,

Pebblebrook converted 1 top 10 Roors
to a hotel, which opened its doors as
“The Nines™ in 2007, Luxorious and
sty lish with art-filled spaces, fabulous
dining and incredible downtown views,
Portland’s only five-star hotel often
accommodates teams that come Lo play
the Portland Trail Blazers,

In tall 2006, Macy’s began selling
some of ils real estate, creating the
oppormunity for KBS to IV with world-
class developer Sterling Bay to buy
and reposition a nice slice of the storied
Meier & Frank Building. In April 2017,
KBS began demolition, moving forward
with plans to reposition the first five
foors as a best-in-class, mixed-use
asset that includes street-level retail and
creative office space.

Wilth Meier & Frank, KIS nol anly
acquired several floors in a rare full-
cily-block building, bul ina building
that has great character, history and
argaahly one of the best lovalions in
the cine. Additionally. the property

hus approxameately 15000 square feel
of basement-level space that KBS is
using Lo buald v huge smenilies cenler
complete with a conference area.
lounge, [iness cenler, vogaspin room,
hike parking, lockers and showers.
Savs KBS Senior Vice President and
Asset Manager Clint Copulas, “11s
poitng to be very high-ond and o oa seale
Portland’s never seen hefore.”

Recently, KBS signed its first lease

for the entire second foor of Meier &
Frank with Oregon State University,

In a press release, OSU announced it
was “looking forward to working even
more fully with partners in cducation,
imdustey and the community to serve
unmel leamer. cconomic and community
regional needs,” In the meantime, KBS is
continuing to negotiate leases for aboum
half the retail space. It plans to deliver
the space on April 1, 2018,

PREMIER OFFICE MAalALIMNE

6Cit's going to be
very high-end and
O a scale that
Portland's never
seen before”

Commonwealth

The historic Commonwealth Building
iy located at 421 SW Gth Avenue,

Huilt in the mid-1940s, the propearty
was orgimally known s the Equiluble
Huilding and was desipned by renoaned
architecl and Poriland resident Pictro
Belluschi, Situated about a Block and

a half off Piencer Courtheuse Sguarc,
it’s in the heart af the Tech Triangle and
fronts the Sixth Avenue transit mall.

While Commoenwealth has always

heen a beloves] Portland tower, KI3%'3
mor: than $3.5 million in tenant
improvements, shared amenities and
capital expenditures has helped turn

it into a Class A, higher-purpose
building that can claim cven move. The
2341 22-sguare-lont proparty offers o
first-in-class tenant experience designed
o attracl TAMI clieniele, Amemities
include a rooftop deck, building
conlerence room, lenanl lounge, bicyele
atorage and a much-anticipated fitness
cenler wilh locker rowms,

Suvs Copulos, “What we really hike
about Commaonwealth is its preat
lovation, When we boughi the buildimng,
it was 93 percent leased and had a large
number ol fech tenonts, 5o much ofil
was already built for modern creative

users with open ceilings and floor plans,
conerets Noors and very lidle ollice
space. Bince there were great tenants

in place, we decided 1o concenimie on
elevating the brand - to build on what
eamsling lenants already like aboul the
property and gain momennum.”

After discovering how muach tenants
loved Commonwealth’™s sense of
cornmunity, KBS started “Thirsty
Thursdays.™ a wice monthly, rosliop
happy hour, ‘The event regularly attracrs
T5- 100 pewple who vome e connect
and socialize with tenant neighbors.
Improvements were likewise searcd

Zorurued on PAGE 12 &




Portlandia

D Continusd trom PAGE N

tweand] helping tenants bond and enjoy
the entire building. Continues Copulos,
“We remodeled and expanded the lobby,
added huddle rooms. bike parking and
showers — and we're doing a litness
center — all on the ground foor. The
top Noor has a great conference raom
with the nicest, larzest deck in Portland
— arguably, one ol The nicest on the
West Coast. As a whole, vou could say
the hest amenily package in Portland 15
at Commaonwealth.™

¢¢people in
Portland love
supporting locals.”

About 1ts history, Copulos shares, “This
building had a lot of cool firsts. It was the
first glass-box building and the first 1o
have central heating and air conditioning.
But it"s also timeless. That was another
repson we liked it. People in Portland love
supporting locals. They love the history
hehind things. And they love having a
building designed by a famous architecl
who also made Portland his home.”

6Y

Adthough built later than Meier &
Frank and Commonwealih, K135
third Portland sequisition is likewise
strateic, Located a1 8171 Southwest,
Sixth Avenue, and previoushy known as
Siath gt Yamball, “6%™ 15 one ol anly

a few buildings that surround Ploneer

Courthouse Square. It was constructed
in 1955 and sits today al the imerseclion
of Portfand’s Technolooy Irianple and
Fetall Core — and where he cily's
main MAX light rail lines meet. '[he
promainenl L -story downlewn ollive
building has 116,244 square feer of
Clazs A crealive ofllce space.

EES partnered with True Merth Capital
o purchase 8% for $25.3 million last

Tuly. As a co-owner and manager for the

praperty, KBS has been busy leasing
and building out spuce on the fifih
through seventh foors. An extensive
renovation of the lobbyy, bike parking
and elevator cabs was completed by the

previous ewner Other amenities ielude

acormmon indonr-oundoor patio on the
fourth floor and local coffee scenester
Waler Avenue Coffes, which is ol the
loblby.

Besides being surrounded by great
restaurants, shops, hotels and public
transportation, the building is attractive
because it olfers lenants creative,

ot A I T e e g e O P Vi e A
Siathar vamnba ey s focared adiacont to Plonces Courshouss Salarg,

Comrmanwesth features the argest racflos dock i Porfand, & favorle amenmby for fenants

customizable space. &Y can provide
suites ranging from 2,000 1o 4,300
square feet with large, open floor plans
as well as full-floor opperunitics

At the fime of purchase, &Y was 30
percent leased. That’s since climbed w
O perecnt. As soon s 1t closed KBS,
started budlding three foors ol spec
suites. and all three floors were leased
hefore completion, Sayvs Copolos,
“Activiry has been very strong, One
company came in from Silcon Yallay.
It had just acquired a division of another
company in Partland, which drove the
need to be there. They're growing, and
our property really i what they were
looking for.” He concludes. =1 think
thal™s jusl o lestament o how KIS is
not only buying in Portland, but in the
right parts of Portland — and a1 the righi
Incations within the downtown area.”

Fhere’s no denving Portland 5 a hot
market, The alTordable, verdant, guirky
city |5 a magnet for talent, companies
and investors. And KBS is there,
preparing places for them to put down
rools g prowing Silicon Forest,

Key acquisitions like Meier & Frank
Building, Commonwealth and 6% fet
KBS honor “Portlandia’s™ past while
taking it (o exeiling new levels, Perhaps
most critically, as tech and creative
companics continue o armve and
thrive, KBS buildings provide a new
generation of tenants with the amenitics
and environment that inspire them to do
their best work. ECE

b Davg Holland
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Your business is constantly moving.
CoStar helps you stay ahead of
what's coming next.
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of all the meovement and take advantage
of opportunities.
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Talking Shop with

THOUGHT LEADERSHIP

KBS REGIONAL
PRESIDENTS

remicr Office Magarine
(POM): Rodney, what
Iriggered vour inlerest in real
estare?

Rodney Richerson: My father worked
for g residential developer for 43 years
so | had the real estate bug pretry early,
While in college, The Koll Company
and a few other developers were really
changing the landscape of Crange
County and | decided | wanted to bea
commercial real estate developer. T was
hired at The Koll Company in Noavember
1990 [or a mine-month job. and 27 vears
later... I'm still here,

POM: What has it been like working
for Chueck Schreiber all these vears?

Richerson: Chuck has been o greal
mentor even before 1 started working
for him. T was an analyst at The Koll
Company in a cubicle near his office.
He was alwavs one of the first people in
the office. His business philosophy has
been very simple — always do the reghi
thing. When you do the right thing, it
cnds up helping the mvestor and our
clients, the tenant.

POM: You've helped KBS hone in

0T SOITe 10LeTes g non-commodi By
deals. I'm thinking about the Sale Lake
Hardware Buillding — hew do vou
uncover these gems?

Richerson: One of the benefits of
working at KBS is the headspace we are

provided, We don’t have workloads Thal
create reactionary environments. We
travel Lo the propertivs ollen, meal wilh
all kinds of real estate professionals
snd have a very collaboraiive work
environment that allows us o maximize
value auross the portfolis, The Salil
Lake Hardware Building at first glance
seemied hke a reliv, Bol wday 10 1s 0
high-demand property for tech and
erealive enomds who love the unigue
architecmre of the huilding and apen
floor plans, We were also able o
develop excess land and a parking lot
on (he site o build Hardware Village,
which leoks to be the most heavily
drnenitized apartment project i Sall
lake City, including the coolest roofiop
mfinity pool with greal ity views and

PREMIER QFFICE ™MAlassMNE



in the best location available in the eity.
Hardware Yillage 15 alao locaied af one
of the most heavily trafficked light rail

and train stops in the city

POM: Mare Deloea, tell us abou
vourself. You also have an interesting
buckarovmc, You worked [or Clanon
for years. Your wife was in the Secret
Servive, You're hving o the belly of the
Beltway. What do vou like ahour living
and working in 007

Meure DeLuea: T wus bom in DLC, was
an undergrad at Gieorge Washington
Ulmiversity and received an MS rom
Jobhns Hopking, While ar GW | believed
thal I woanled o el ino pelitics and as
such hegan a major in public policy.
Aller my midicrm in my sophomors
wear, | started questioning that and
bewan a dual major in ceonomics, That
wis spurred by wanting o follow inomy
prandfather’s footsteps. He was chiel of
ecanamic stabilization m the Office of
Emerzeney Planning under numerous
presidents and was respansible for the
price frecze during the Cuban missile
ctigis, the economic policy ol the
government during the petroleum crisis
and the Wiatnam War, among various
other things. So [ graduated with both
degrees and gol pulled inio real estale,

1 went to work for a privately held
Mitch company where ING was their
larzest client, Ultimately ING acquired
A company called Clarion Pariners, an
| spent |6 years there before joining the
grenl leam al KIS,

POM: Marc, you're a great leader, Katy
Cirober worked in an administrative role
on your leam, Now she's an investmen)
analyst, Stephanie Lescano started
gs our [tonl desk recepliomst, then

A Fre

giance the Zalt Lake Hardware Buiiding |

important.”

transitioned i REIT Reporting, then
moved t DLC to join vour team as an
invesiment analysl, [low do you inspire
success with employees who want to
improve their carcers?

DeLuea: Believe! When T went o work
for that privately held Duteh company,
fwor gentlemen, Julwen and Woul,
believed in me and taught me at a young
aue the importance of believing i your
people and giving them direction not 1o
b thetr seemg eve dog, but o let them
lead themselves. As | have told all of my
cmployees over the vears, [ don’t wanl
o be the lifeguard for you, but | want
cnough toes i the water o make sure it
is safe, and if vou ever have a doubt, then
by all means come o me. The power of
beliefin all things in life is 50 important,

POM: Like Rodney and Ken, you also
have 4 keen ability to find opportunity
in niche markets. ['m thinking abouw

Raleigh, North Caroling, where

vou completed maore than | million
square feet of ollice and multifamily
development. How did you do {17

Delauca Over iy 20 yvears of
mstitetional capericnee, T look at
varions drivers in o market i see

what the long-term growth prospects
gt lock like, After coming tooa
conclusion on that, it is then important
to nnderamand a client™s needs, e, cash
flow, long-rerm held, merchant build,
elc., and see ifhere is a malch. Raleigh
was a match for two of our clients who
hacl two different invesiment stralegies,
which was one key to making it work
lor us, Another key was a relationship
m the marketplace with a developer

POM: Ken Robenson, vou've got

an mteresting background serving

as president of a boutique real estate
investiment firm and also working for the
great Roger Staubach. What were some
af the best skills you leamed (rom Roger
and vour prior careers that you were
able fo leverage as the central regional
president for KBS?

ken Robertson: Roper was all about
teamwork, inteerly and being the
hest vou can be. When [ worked for
Staubach, it was still 4 small company

Continged o PAGE 16
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Continuegd from PAGE 15

culture grealy influenced by Roger,

and it was o great expericnes to absorb

g phitosaphy aboul bosiness — and
life — which was simple and effeetive
— il wis very inspiring. A mous

Roger saving was “There is little traffic

an the extea mile,” Putling the client
first. doing what vou said vou would
i and that the hard thing o doowas
usually the right thing to do — these
wer lessons | remember most, When
| started my development company,
weer live] by these same primaples,
T'hey were guideposts for me, keeping
ws humble when mes were zood and
lighting the way when times were
tough. by company was very small
so everyoenes waore a lot of hats. | puess
that 15 a takeawny [or e, the ey (hat
in work, vou showld do your best oo
addd value wherever and whenever you
can ta make the overall organization
and ledm betler,

POM: Whut do vou like o do with
properties you acquire w malke
them perform above the levels of 4
cominadity asset?

Robertson: We alwavs ry 1o bring
something unigue to the market, This
i3 just good business because selling
or leasing space in a competitive
environment, like real estate, hasa lot
to do with differentiation and being in
touch with what your customer values
most. KBS is a custom shop. There is
no national rule book or set formula
for what we bring to market as far as

cCThere is no

nal rule book

t formula fc
brin
the market.”

property positioning zoes. We aim

o approach each project with lresh
eves: We start with great locations

and then go [rom there, Figuring oul

a property’s unigue potential, appeal

1o the marketplace, and then cralting

a plan and story 15 a hig part of the
roll-out, At the end of the day, we are in
the business of helping our customers’
businesses thrive — so 1 we can stay
focused on this goal, we are heading in
the right direetion.

POM: KBS recently closed on the
largest loan transaction in company
history, & 51.1 hillion loan collateralizing
eight properties in the $3.5 billion KBS
REIT I portfolio, The terms of the

deal were very attractive. How do great
lender relationships help KBS to perform
betrer not only for investors, but also for
tenants?

Robertson: There is recognition in the
indusiry that KBS builds great intemal
teams. buys great real estate and that
the overall platform provides a lot of
institutional support. It's said that real
estate 15 a people business — which

is true. The benefit for our investors

15 that becavse ol our organizational
quality, the best people in the business
wanl 1o work with KBS, On the
lending side, this means that we benefit
from the exceplional lenders, loan
terms and pricing. On the service side,
this means that we have exceplional
sales, leasing and management

teams in the business supporting our
investment activities. The net result is
thal our properties can perform better
for both our tenants and investors.

Continued on BAGE 18 »
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Continued from PAGE 16

POM: What is one way KBS has

been able o stay [ully in the game

by providing space that is perfectly
suited for emplovers working im highly
competitive sectors and needing to hire
the best and brightest talent?

Richerson: W have scen many sreat
examples of hest-in-class tenant buoild-
outs, On a smaller seale, we alwavs
have top-lier, reni-rendy suites that are
attractive to all tenants today, We don’t
believe the creative butld-ouls are only
tur tech or creative companics. [ prefer
o call it ™ current space.” Dvery bype ol
tenant is looking for a major refresh -
ope work spaces, collaboialive space,
community space — cven KBS has a
ping pong lable, We also like 1o provide
lots of glass and narral lighting and
high-grd kitchenddining space, One

of the major improvements we try to
implement in our buildings are high-end
lowmzes where emploveess of our tenants
can g and gel somse personyl spaue,
have lunch away from the office or just
gel wway wilh some co-workers and
play ping pong, hilliards or some other
g (o gl away [Tom (he lasl lifesiyele
we all seem to live.

POM: KBS has enjoved pood

SUCCLES TN Teeenl yours purinering in
joint venture with some of the best
developers in the country on ollice,
mixed-use and mulufamily properties.
Do vou foreses vconinued development
opparinnitees?

Del.uca: Given where current vields
are in the pursuit of quality real estate,

| believe it makes sense to do selective
developments in selective markets, The
key is to have a good feel for the pulse
of new supply within our markels and
then to take advantage of markets where
new supply is lacking.

POM: Favorite deal vou have worked
on in your history with K135

Richerson: That's & hard one o answer.
304 North LaSalle; the largest single-

ct that re

uir

"
s

= > renovation but delivers a
major change in our existing and
prospective tenants perception is

always rewarding.”

asset deal we've ever done at $635
million purchase and an 850 million
sale four vears later was a very exciting
amd reseurding project, The proviously
mentioned Hardware Villape multifamily
development deul in Sull Lake has been
a lot of fun and appears that it will be a
big suceess when completed in 2015, In
addition to those, 1°d have w include The
Admaden snd Ten Almaden, leo projocts
we purchased in downtown San Jose
bedore downlown San Jose was cool.
Rrent Carroll, our market leader for the
Buy Arva, has just completed an amuzing
oo ontcoor building lobby and
conlerenee facility, major landscaping
rencvation and many cusstanding
speculative space butld-outs that leased
almost immediaely, Any project that
requires g cost-cfieetive renovation but
delivers a major change in our existing
and prospective tenants” perception is
alwayvs rewarding.

POM: [et’s say | represent a growing
kigh-tech firm in a market with variery
ol ppportunities lor space. Why might |
want to be in a KBS-owned building?

Rabertson: Where your people come
1o work each day savs a lod o yvour
employees and customers about your
company. I vou're in 4 KBS building,
it's going to be a very positive message
you are sending and you will he among
many like-minded companies. Are your
cmployees excited about coming to
work each day; are they fully engaged?
A KBS building provides the ool vou
need to build the tvpe of company
culiure your employees are passionale
about being a part of, In this way we
parner with our tenants to help them
drive productivity for their businesses.
Also, the peace of mind you get from
being with a financially strong landlord
with 4 great track record can’t be
understated, A lease 15 a long-term
commitment, often lasting five, ten or
more vears, You don’t just go into a
partnership like that without thinking
long-term about reputation of the
partics involved. We are a partner our
customers can trust — which is 8 huge
factor in picking a KBS building. The
fact that we own awesome buildings in
fantastic locations helps too,

PREMIER OFFICE ™MaLAaZINE




POM: For the past two vears, KBS
hired the real estate rescarch lirm
Kingsley Associates to survey tenants
across its national real estate portfolio.
Fhe surveys are designed o help KBS
bring its service o oven higher levels.
What are some of the things you have
leamed from these surveys with respect
to the level of service that tenants are
locking for in today s market?

Roebertson: Listening closely o

your customer s one of the most
important things any business can do.
The Kingsley survey is one way we

do this cach vear. It's easy to ell, just
by response rate alone, when we are
doing a good job of being sensitive

to the needs of our tenants, The front
line of our service delivery is property
management, 11 thar ¢lose service
relationship 1sn't there, there will be
little in-place moemenium (or soliciting
meaningful feedback — positive or
negatve, S0 probably the bizgest
thing we learn is where do we have
properiies or management eams hal
need some added attention or resources
i help them buld that close, anentive
relationship with our tenants? We also
leam a lot aboul what our lenants value
most at a particular bailding, whether
i's daily services ke cleaning or
concierge, amenities like high-speed
Internet, conference facilitics or unigque
lounges and entertainment spaces. This
allows us to learn more about what
works and what doesn’t and to continue
ter tweak the formula and keep getting
better,

POM: How has the tenant-rep business
changed over the years? What changes
do vou see on the horizon?

Rabertson: 1t's become less ofa

pure financial transaction and more

of a search to find the right workplace
solution or style 1o support their business
sirategy. For the tenant rep broker this
means that there is great value in decply
understanding your client’s business,
their aspirations, their cmployees and
customers — basically, what makes them
tick as a company? Fora typical KBS
tenant, human capital is a big part of the
company value proposition — so taking
very good care of this human asser
makes good financial sense. The future
will be a lot like the past in the sense that
our properties will continue to adapt to
support the evolving way that work is
performed in advanced industries and
services, Our ability o have the pulse

of these trends — finding new ways o
support our lenants in new dand existing
properties — will be key to being a
long-term thought leader in this changing
space.

POM: KBS is contnually looking

for new wavs o betler serve new and
existing tenants as well as the brokerage
community, In what ways do vou see
KBS further improving its properties
and its level of service?

I BESTSELLER

An A-Mazing Way lo Deal with Change
In Your Work and in Your Lile

Cheése?

Spencer Johnson, M.D.
Foarewoord by Kennedh Blnchard, PhO
Co-tutton o The @ne Minule Manager

Iha Wi s Mosf Popakon Monogoemen Mehaod

Deluca: By always changing, like the
hook “Who Moved My Cheese.” 1 tell
people if we become complacent, like the
little people. we are in danger of losing
out, But if we are like Scurry and Snift
and always evaluating our surroundings
and faciors around us, we are able o
adapt and change. When we see changes
in ways that tenants spend their time in
their space or surroundings or service
levels, we change and Iy like heck 1o be
proactive and not reactive to changes.
LEEE

e a typical KBS tenant,
human capital is a big part of the
company value proposition.”




Recent KBS Acguisitions

Sixth at Yamhill ("&Y¥")
Fortland, OR

Sixth al Yamhill o known as "HY 1% 8 crealive allice
building prominently located in downtown Portland, Orezon.
Portland has consistently ranked as one of the most stable
office markets in the nation and is currently among the best-
perlorming markets on the West Coast,

Companiss are mereasingly looking Lor crenlive, customizable
spaces with large, open floor plans and amenities te retain
lalenl. 6% plans on capilalizing on this rend by leveraging the
property's recently modernized office spaces, amenities and its
lrue main-snd-main location Lo aiirael hese componies,

R e e e e . NE244 55
Year Built/Renovated. .. ... .......... 09585 20065007
e R |
Markel . . e e e Diowntown Portlandd
A

"0Qakland City Center ‘
Oalkiand, T4

{rak land {_'il_w,,- Cender 1s |.'1)1r1|_'||‘1'$+;q| ol 5005 1dih Streel and
300 Clay Street, two Class A office towers totaling 307 357
siquare Teel in the heart of Cakland, Calilomia’s cenlral
husiness district,

With views of San Francisco and downtown Cakland, the two
steel-framed buildings Feature premier interior finishes and an
exceprional amenity base in the surrounding neighborhood,
Cakland Cuy Centler 15 situsted adpacent 10 the Federal
Buildings and is located above the | 2th Street BARYT station,
which is the closest Oakland CBD siation 1o downlown

San Franciscon,

AL - D e RN e e L YR ZE7 AL EF
Hurmber of Bulldigs: - oasicne s i inia e 2
T e s S e P o i 12
Market . . Onkland TRR
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“Grace Court
Fhoenix, &£

Crace Court s a Class A bosiness park conssting ol Tayr
buildings and a five-level parking garage in the Phoenix
ventral business distrl,

With a tolal o 310886 rentuble square [eel, Grace Courl hos
three office buildings ranging fiom rero to six stories that were
buill betweeen 2003 und 2008 und o historical schoolhogse buill
in 1911 and fully renovated in 2006,

Cirace Cowt has been awarded the Energy Star label for its
superior energy elliviency and best practices munugemenl.

2o LR ST P e T ZI0EEG BF
Mumber of BUlldings oo v sre s s s s b 4
Year Built/Renovatad. ... . AO0E, 007 2008, 1912006
Market . e e e Flroese CRD
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213 West Institute Place 4
Chicago, IL

The 213 West Inslitule huilqling 15 vifilage brick and timber
loft office building ence home to Gormully & Jeffery M.
Co., u bike manulacturing lacility, The historic property
recently underwent a full renovation with over £6.3 million
worlh ol capital improvements by way ol cosmetic and back-
of-the-house upgrades.

These upgrades have been instrumental in improving the
building 1o o best-in-class brick and tmber building, but
alsa in the retention of existing tenants. In addition o the

reneyvalion, the property also oifers un on-sile 32-stall parking
loe, a rare amenity within the submarket,

Sire . e JEE AR 5=
Year Bullr,.fRPnr:maTE-d ...................... 130852017
R I s e i e e R B R
= Hivar Morrh
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remier (Mtice Magazine:
Chad, vou werne a three-lime
Super How picn for
the Drallus Cowbows, You
dizcovered that heing a AT [N

reguines more (han just plivsical
atrenpth. What is ic?

Chad Hennings: The primary thing
about being a champion is the aspeet of
character. For me that is the glue that

pulls evervthing together — who we
choose to be as individuals.

POYM: Grroswing up on a fanm in lowea,

yOUT parenls
ability to stick to thin
throsugh, Howe dicd the

Henpings: In liith erade 1 thought 3t
wold be cool to-join the hand and
play the snare drums, But none ol my

.

 FEATURE INTERVIEW

buddies went out for it. I didn’t like 1o
practice. [ didn’t want to pay that price
0 be proficient. T wanted 1o quil, But
my parents said, “Nope. You made a
commitment, You're going 1o finish

it out.” That lesson also translated
ko wrestling, That was extremely
challenging. You think about quitting
every day because of the physicality
of the sport and having to lose weig
when you probably don’t have the

PREMIER OFFICE




welzht to lose. It was tough, bur after
Pwn vears 1 became the siale champion,

POM: What was life ke on the larm?

Mennings: We had o large canle leed ot
operation, soowe fed cottle, detasseled
worn, walked sovbeans pulling weeds
and of course, baled hay. | was driving
Iraclors and comnbines when | was 11
vearsold  something many twoday
would never think o, parlicularly living
in an urban envirenment. '|'hat’s the
beauly o growing up in rural America.
Ohr farm has been in the family for over
me bumdred teeniy-live-plus vears,

For me that i5 where | learned what the
Amerivan work elhie 1s all aboul — vou
know, zetting out of bed when you donr’t
feel like it T leamed o lo of Lile lessons
vicariously by watching my father and
brothers and how ey led their lives,

“You made a
commitment.
You're going
to finish it out.”

PO Tl wonn play fotball i high
school?

Hennings: Groing to a small school.
wou predy much play every sport, So
I ran track and | played baseball fora
vouple years, bul my Dwo maim sporis
were alwavs football and wrestling.

In foenball, staring in junior high,

[ think I played cvery position:
quarlerhack, delensive back, defensive
line. linebacker. running hack. Due o
my sige | ended up bong o delensive
lineman and a tight end. Believe it or
nul, [ was alse o kicker Tactually mode
all-stare as a puncer.

POM: You received the honor of

beimar aceepted inlo the T8, Air Foree
Academy o play foothall. It was not
long before pro scouts were looking at
vonl Afier vour sophomore year at the
Air Forve Academy, vou had (o make a
tough decision — throw away the hopes
of potentially playing pro [ootball or o
continue on seven more years with the
Air Foree with & chance at being a fighter
pilot, What decision did vou make?

Hennings: | would have had a
mimmm of 8 five-year commitment 1o
the Air Foree after graduation. And this
is where [ thought to mysell'— 1 had
just made all-conference my first vear
— were there opportunities [for me)

to play professional football? [ had to
look at what T wanted o be in my life, 1
wanted to be a well-rounded individual.
So for me it was the aspect of staying at
the Academy, being able to have those
expenences of academics, mililary
training as well as pushing myself
physically thal would make me a more
well-rounded individual. Ultimately,
playing i the NFL was never really an
optian at that time with my Air Force
Academy commibmenl.

POM: 50 vou made thal decision and
you did get a chance to fly the jets, but
something happened during vour first
combat mission,

Hennings: 1t was during the first Gulf
War, in the springtime of 1991, We
were ferrying jets from the base where
| was stationed in England and Aying
those to Incirlik, Turkey, which is
outside the city of Adana. | was flying

Continued on PAGE 24
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Bevond the End Game

Continued from PAGE 23

my imitial farry flight over, and T was
just south of the island of Crete in the
Mediterranean. T ended up losing an
engine. [ lost oil pressure in my number
two engine. A gasket or seal had blown
and it was spewing oil. With the A-10
being an underpoweread aircraft it can
get a little hairy flying with just one
engmne. [t was a matter of working with
my three other wingmen to be able to
go through the emergency procedures,
communicate what the situation was to
air traffic comtrol, and divert off our flight
path to a naval air station on the island
of Crete. ¥ou fall back on the training
vou've simulated many times, and it’s
technically, another day in the office.

POM: That would be a great
opportunity to panic right there.

Hennings: When you go through those
situations you don’t think abowut the
what-ifs becanse you would be what [
wonld call mentally constipated whera
vou can't think. So you're there to do
vour job — to support your wingmen
and to support whatever the mission
might be for the puys on the ground.
You want to accomplish your mission,

POM: That incident helped inspire you
later in life to form a ministry called
Wingmen Ministry, Can vou tell me
about that?

Hennings: Many men in our culture
today are isolated. They buy into this
cultural myth that to be a tmue man you
gotta stand alone like a John Wayne or a
Rambeo or a Jason Bourne. But anytime
that T would fly a mission in combat or
fly a training mission, I never went by
myself. T always had a wingman. You
had to work together as a team. T take
that same analogy and metaphor and
utilize it to relate to men that we nead
relationships. As a Christian, [ wanted
to make them godly relationships.

So our whole thing is to encourage
men to form those Christ-centered
masculine relationships where vou can
aceept, affirm and hold one another
accountable.

24

POM: Chad, what transpired during
your 1.5, Air Force career that opened
the door for you to wear a different
helmet?

Hennings: [ originally had an eight-
year commitment upon graduating
from pilot training. Even though T was
drafted by the Dallas Cowhoys prior to
graduating from the Air Force Academy,
[ 'would have been 32 years old before
I ever had a chance to step out onto the
field. But after the first Gulf War, our
armed forces went through a reduetion
in force in 1992 where they waived
the commitment, not just for me, but
across the board for many others.

So a lot of pilots went to fly for the
airlines. Some went into business. That
basically allowed me to raise my hand
and go play for the Dallas Cowhboys.
The remarkable thing is T ended up

flying my last mission in northern Irag
in harch of 1992, and | played in the
Super Bowl that same calendar year.

POM: That’s amazing how it all
worked out, and the timing was perfect
as the Cowboys were primed for Super
Bowl success. Can you give us a little
taste of what spring training is like for a
championship-level NFL team?

Hennings: Jimmy Johnson liked to
have very physical practices. It's not
like in the NFL today where they limit
physical contact. We hit every day. But
what got me wasn't necessarily the
physical contact, it was also a change
in the weather. T had been based in
England where the mean averaga
surmer temperature was 78 degrees.
Upon joining the Cowboys, we moved
our family to Dallas, Texas, and T went
through my first training camp in Austin
where it"s probably 95, 98 degrees

with 7(l-plus percent humidity. In a
morning two-hour practice, I could lose
14 pounds of water weight. And then

Continued on PAGE 26
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In today’s ever-changing market, real estate stake-holders
depend on legal counsel who understand the ownership,
management and operational aspects of the industry and can
help them drive strategic business and legal decisions. We do
that, with more than 200 Real Estate Markets lawyers in key
business centers worldwide.

We are proud to support our client, KBS Realty Advisors, one
of the largest commercial property owners in the United States.

Americas | Asia | Europe | Middle East | www.mayerbrown.com M A Y E R i B R O W N
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Bevond the End Game

=] Conbneed from PAGE 24

¢¢|n 3 morning
two-hour practice,
| could lose 14
pounds of water
weight.”

getting ready to go back four howrs later
for an alternoon practice, T would have
to pain all that water weight back. A Io
of times T wasn™t able 10 make up that
delta, 50 1 had to get IVs. For me it was
a major gul cheek,

POM: On TV, the role of the defensive
tackle looks simple. You wait for the
snap, you run as hard as you can,

vou try to hit someone with full force
— hopefully the ball carrier or the
quarterback, But at the championship
lewel, there's a lot moere (o it

Hennings: This was where, alluding

10 wour iitial gquestion, being a trae
champion is not just brute foree. There's
a huge mental aspect 1w the 2aime and

4 lot of similarities between what T did
inn the Adr Foree as a lighier pilot Just
like in football you evaluate film. you
aludy vour apponent, you stody your
tendencies of your own bomb film when
v are praclicing on a bombing range,
You talk with vour communications
between vour fellow wingmen, Those
same lessons translate onto the gridiron.
In the WL wou study your opponent,
certain hackfield sets. whar were they
B0 Lo o — was 10 run versus prss”
I-formation? l-over-right? &Much like
wilh my winwmen in the Air Foree, in
the NWFL vou tall with your teammares.
Then alier the game vou leok gt your
oW practice tape over and over to see
woUr own lendencies and how you can
improve,

POM: How important was team unity
when it comes (o makmg 11 to (he
playofts and ultimately to the Super
Bowl?

Hennings: Foothall is the ultimate team
sport, You have offense, defense and

special teams. And that was the beauty of

those Cowboy teams that 1 plaved on in
the early “90s when we won three Super
Bowls in four vears, Tt was the ullimate
team. Everybady took their individual
goals and aspirations and made them
secondary to the team goals. Our whole
thang was o win Super Bowls, Not just
make it to the playoffs, not o be NFC's
champs, but o 2o the whole distance.

Ciuys would work in the off-season, They

wiould do whatever 1t took, There was

no animosity berween offense, defense,
specials. Evervbody knew their role and
they executed their role o the utmost,
And thal even included coaches as well
as fromt office administrative staff, | have
never been around an onranization that
was that focused and that driven and that
purposcful, aside from the Air Force, of
course. [t was a great learning experience
for me about what it takes 1o succeed,

POM: A couple yvears ago. we had the
apportinity to interview your fellow
Diallas native, Clayton Kershaw, the acc
pitcher foe the Dodgers, | want oask you
the same question that [ asked Clayton.
Youn made a ot ol money when vou were
m sports, Does money by happiness?

-

Hennings: Money definitely does not
buy happiness, Dvervhody has heard
stories or read the storics about the
individuals who have made dens of
millions. if not hundreds of millions
of dodlars, and then they re bankrpt,
For me, | abwavs knew that my legacy
wits ol going 1o be bused vpon the
material accumulation of assets or
sccomplishments, My true legacy is the
peaple that | have heen able wo impact
[ior Thes goodd wilhin ooy family, my
children or business relationships as
wiell g these ndividuals thal [ mentor
and are impacted by owr Wingmen
ministry. For me, s what sroumds
me. My identity is not wrapped around
whal I did, My idenlily i a5 a Chrisliun,
as a believer in lesus Christ that's
who I s und that™s whal mustivales me
o impact others for good.

PO And i vour identity 15 wrapped
up in meey, it's never coough.

Hennings: Its always one thing,

the next deal, or it"s the next
accomplishment. Pascal said that inside
every man is a God-sized vacunm

that only God ean fill. People try 1o

fill that need with so many different
things. whether that be substances,
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relationships or money, but it is never
enough.

POM: Thal seems o run conlrary i
a culture today that can push people
toweard gither rmediate or deferred
gratification.

Hennings: You know, it's the aspect

ol 11 be bappy when. .. T'll be happy
when | graduate, or ['1l be happy when
I zet mamied, or I'1 be happy when 1
have kids or I'll be happy when the kids
leave. Bul character goes back 1o who
do you choose to be? To me character
and integrity are choices.

POM: Chad, I wuani to Jip back 1o the
military for just a second. Can you
touch on PT3DT How have you scen
people successfully deal with this?

Hennings: Post-traumatic stress, PTS,
15 ofien associated with combat, but
everyday people can get it oo, A lot of
times post-traumatic stress can oceur
where someone that vou love has been
compromised or injured in some way
that it was a traumaric experience for
vou. | see a lot of guys through my
Wingmen ministry that were abused:
sexually abused, verbally abused,
physically abused as kids where they
couldn’t control it. Or they may have
seen their mother or & friend that went
through that. This can create a post-
trumatic stress, Many have found
that a big therapeutic option 15 open
communications, lalking, sharing
your experience with someone that
has empathy, Not necessarily 1o fix i,
but someone that you trust that you
can share openly with just w help

yvou process through. 5o that's why,
for me, 10 impaoriant (o have slrong
relationships, close relationships with
individuals that you ¢an be runsparent
with and share those feelings.

POM: Chad, you've been able to
envourage people with respect to
phvsical fieness, but you are also a hig
proponcnl of mental filness.

Hennings: 1 firmly belicve that readers

are leaders. | have always been a smadem
of history, of reading biographies
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of individuals that from a charseter
standpomi have done it right, whether
that be in the military, in politics, in
Thealogy or e business, [7m a voracious
teader.

POM: Speaking of books, vou have
written three books, Can vou 1ell me
about them?

Hennings: The first book [ wrote was
in 1A, after woe won our third Super
Bowl. called 1t Takes Commitment. ™
7% more of an autobiographical

work. The aze demographic would

b teenager 1o young adull, The book
eovers the coneept of commitment and
[he tmperiance ol wdentity from g Fiith-
based perapective. The second hook

[ wrote wus o book valled “Rules ol
Engazement: Finding Faith and Purpose
n o Dasvonmested World,” Thatl was
based on a lot of experiences that |"ve
hud cither porsonally, professionally

af from a philanthropic standpoing
lhrough my Wingmen mimsiry, And
then my third hook that | wrote was
culled “Forees of Churaeter™ 1 sat
dowen with 10 people that impacted my
life and had conversations with them
abeant their character jourmey, why is
character important sand their personal

expericnces. [ spoke with individuals
such as Roger Staubach, Tray Aikman,
lason Garretr. Spurs coach Grepg
Papavich, Bupreme Courl Justice
Clarence Thomas. [ interviewesd a

survivor ol Auschweile, an mlernabional
human rights attorney from former
communist Romania, an astranaul, a
homelessness expert and the CEQ for
the National Cenler on Fathering, These
were individuals —— male, female,
blauk, white, dillerenl ceonomic seale
of earning a living. | wanted to show
thinl charoeler was ubiguitows and Thal 1
i% 8 choice.

POIM: I success an end game? O is it
u bv-product of who vou are?

Henpinps: Success 1s tolally 4 by-
product. For example, | never set out

b b an ull-American or Lo win the
Outland Trophy in college. My zoal
wits 1o be the best defensive lineman
that 1 could be, te help my team. |
wanled to do all those things: tmining,
lefting weights, exercising, betiering

my cratl a5 8 defonsive lincman. It°'s
those little incremental things over dme
that ultimatcly led to success. IMve boen
around a lot of individuals that want

tor be in the WEL. They want to be a
Super Bowl champion, 1t there s a
big difference between wanting it and
actually doing what icakes 1o et there,

Comtineos on PAGE 28



Bevond the End Game

=] Conbneed from PAGE 27

It's hard work, commitment, the ability
1o overgome obstacles, and keeping
life in perspective thas exemplifies true
champions,

POM: We're sitling here ina besutilul
office in uptown [allas, ‘Tell us a litle
aboul your redl eslale company.

Hennings: Rubicon Representation.

Al of our service lines are around

the user. So we are predominantly
tenant representation, We also do
development, principal sales and
municipal incentives. | am one of theee
principals with 15 brokers that work
for us. The majority of our work here

is Texas-centric, but we conduct deals
all over the country, We just expanded
our service offering — we bought a
company and we are rebranding it as
Coram Management. We do property
management, tacilities management,
CONStruction management services 1o
offer our clients more service lines. We
like that aspect of service where the
more you can do for vour clients the
more they will want to stay with you for
the long-term relationship, Al Rubicon,
from a cultural standpaint we're very
intentional about the individuals we
recruit. We purposely recruit former
athletes whether they plaved college
athletics — baseball, hockey. foothall
— a5 well as individuals in the military
because they are used to being in that
culiure of being a team plaver. In the
real estate game, it's a very competitive
environment, Soil's important our leam
knows how to compete, but still be
goid leam players with that aspeet of
continuing to press on, to be courageous
al limes and to take rejection and spin it
and be self-mativators,

POM: So how has the North Texas
market been? 1t seems like companies
are leaving the great state of California
where | work and coming to Texas.

Hennings: Texas is very business
Friendly with no state income tax,
The tort system has been very pro-

business. Our governor and our state
leadership have done @ great job
recruiting husinesses from higher-raxed
shales. Wo have reuped the benelits of
that here, particularly in Morth Texas,
Construction has been at an all-1ime
high, both in the office and industrial
seelors,

POM: KBS has a big footprint here as
we have recognized the strengths of this
market. As landlords, what arc some of
the impaortant things we can do to stay
competitive on providing space for new
tenants?

Hennings: One of the things [ always
look at are amenities. The millennials
have pushed space design to a more
open and eollaborative office. But |
think one of the biggest things that 1 see
on the horizon for building owners to
stay competiiive is going (o be the dara
component, Having some sort of edge
computing micre data center on-sile is
important,

POM: What advice would you give

1 fellow real estate professionals who
are working in this business that can
sometimes, as vou mentoned earlier, be
very competitive?

Hennings: The best advice | can give is
keep vour head down, Don’l be wormied
about hitting heme rans  it's aboutr
your on-hase pereentage, 10 conlinuing
i do those little things, the blocking
and lackling, using 4 sporls analogy,
Taking care of the X5 and (3% over

d period of ttme, then vou'll see your
suecess and your growth, 03 doing the
little things right.

POM: Chad. thank you so much

for your time. You ve been a huge
inspiration 1o many people. For those
who want to learn more about either
yvour speaking ministry or your real
estate company, how can they get hold
of you?

Hennings: 1t's protoyr casy:
Chadhennings, coin,

POM: Chad, thank vou very much and
we wish you the best success in 2018,

T view the frdl video interview with
Chud Hennings, vsif our prgasine
wehsite af wwwpremicrofficemag.com.




The Most Respected Companies in North America
Trust Ryan to Reduce their Property Tax Liabilities

Custom Solutions from Trusted Experts

Witn the rapidly charging cwnership ana valuation of commerdial real estate,
redlliple opporiuniliss exisl Tor LA redue oo ang sleegrmlivred zdministradon, S
Legrrt ol gllomesys dppraisers, Chals, ergineers, 2o lnancisl gnabests provides [he
ozl innowalive approach Lo propenly s cansaliing swalable e the indosory
today, warking with vouto covelop a regl property tax management glan that fits
vour necds, Sur Frogeroy Tex services are customizable and flaxible-—all to cpsure
yioul pay the correct amount of praperty tax lakilite

Byan's Frogerty Tax practice is the largest in Motk Armerica, with more thar 700

professioras i 38 dties. We have 1ha paople, exparience, technology, and local
presence naeded toandress vour ke challenoes inoall juosdictions acmss the
Unitedd States and Canada.

Flease wisit us at ryanwcom o <all 855, RYANLTAX to learn more about how our
services can benafit your business,
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Why ‘Off the Beaten Path’ Is Now

MARKETS

The Yellow Brick Road

Non-gateway downtowns are a new path to opportunity

e're at the point in the investment cycle
where heads are turning toward non-
gateway cities. The reason: record pricing in
traditional gateway cities driven mostly by
foreign investors who are fleeing a deflationary environment in
their home countries and turning to the T8, as a safety hedge.

My region, the East Coast, could be a tale of two cities. Some
doemtown markets, such as New York and Boston, may
experience slower growth than areas in the South, such as

the Carolinas and Atlanta. From a rental growth perspective,
Atlanta and Raleigh are two top markets. It's funny how times
change, and so quickly.

My team is now on the trail of non-core markets, which
offer durable employment potential, the right demographics,
attractive environments for corporate growth and low to no
state income tax,

“C\We're looking for best-in-
class assets..and what we
call generational quality.”

We're looking for best-in-class assets coupled with eredit
tenancy and what we call generational quality — assets that
will appeal not only to the millennial generation but a property
that stands the test of time regardless of the generation,

(riven the size of the millennial generation and their increasing
role in employment in the 115 job market, their desires can't
be ignored. Those desires inchude creative space well located
near housing, retail and transportation. And that's just what
they prefer on the outside. Inside is vet another story. Today's
office space 13 more open, with areas aimed to provide a more
collaborative environment.

Location in real estate has never been more of a first priority
as well as the appeal of a commercial property to the fiture
workforce. Back in the day, workers traveled to where the
work was; today, the opposite is true: Corporate America is
setting up shop where the millennials are — and intensely
competing for their attention and their skills.

KBS is ahead of this trend with strategically located properties
that offer not premier parking, but rather wallability — a big key

to the millennials® preference for a live-work-play enviromment.
KBS also has a creative mindset that we, in firm, deploy on
our assets in the form of creative amenities and common areas.

Two preat examples of this trend are KBS recently delivered
IV development assets: Bank of America Tower and Midtown
Plaza in Morth Hills, Raleigh, Morth Carclina. These two office
properties, which began with little to no preleasing, reached a 93
percent lease rate within just two months. Also in the works in
Morth Hills is a Class A multifamily development.

This Raleigh market has turmed into a vibrant 24/7 eomnmunity
with a level of quality that has vet to be seen in the surrounding
market. Our nmltifamily asset is already very well received with
preleasing aver 38 percent. The quickly rising prelease rate is
proving that the non-gateway cities are actually floodgates,

KBS’ recent acquisition, Main
& GGervais, is another ideal
investment in a non-gateway
market. This asset is located
directly across from the South
Carolina State Capitol. Tt

was developed in 2009 at a
cost of $60 million. Tt's in an
irreplaceable location and quality 8
level that can’t be built today for
that basis or in this location.

The continued growth in the Carolinas by companies like
Boeing, BMW and various medical employers, coupled

with low state income tax rates, ensure that there won't be
substantial pullback with a flat-growth economy. And more
of these projects are coming; top-tier developers are attracted
to KBS as a joint venture (TV) partner/capital source as they
view us as more than just a business relationship — it's also a
human relationship. I

MARC DELUCA,

&x a reymonal presiderd for KBS responsilife
S 28 apffice and induxrial properties i the
ecviern UUS. fidaling over & smillion sguare feet

Contact: mdelucaskbs.com
linkedin.com/In/marc-deluca-0a743448
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Business is
looking up

with customized
commercial real estate
loan offerings for your
business.

bt b= LT

R, '—-‘—'—\-'—-IHH.-H-H-—&-—‘EH

Qur team of industry experts specialize in
building customer-focused relationships.
Let’s start building one today.

For more information, contact:

Peter M. Brockelman | SVP, Regional Director
Commercial Real Estate

1-617-737-3684
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Geo Mapping Leader

TENANT PROFILE

UANTUM SPATIAL

Commonwealth Building anchor tenant Quantum Spatial offers a clear view
of the world — one laser pulse at a time.

arth’s surface is 1969 million
square miles of which

dirt, plants and man-made
structures cover nearly 57.5
million square miles. Understanding the
characteristics of the land we live on
and the impact of as-built infrastructure
is more important than ever as the
movement toward a sustainable fumre
heats up.

Cuantum Spatial — the ancher lenant
ar KBS Commonwealth butlding

in Portland. Oregon — i3 the larzest,
sl technical Iy advanced full-
serviee geospatial solutions provider
i Morth America. The po-to parner
for orgsnizations that want to map,
made| and better manage thenr warld,
Quantum Spatial has completed more
than a billion acres worth of geaspatial
data projeets since its inception four
vears aga, In 2007 alone, the company

captured 294 million acres of imagery,
Geo mapping gives @ unigue perspoctive
into the physical space around us by
capturing, analyzing, manipulating

and integrating spatial data to create
comprehensive maps. Fancy words
aside, geo mapping essentially means
creating 30 maps and models of the
ground. These visuals are used by
encrgy, transportation, environment and
government enlities 1o facilitate berter
decision-making in the areas of land use
planming, habigat assessment, disaster
preparedness. regulatory compliance,
engimeering design and utiliny
management — just to name a few,

The emearging liell ol geospatial
technology will continue o zain
traction as the demard Lor more data
mare information — reaches new
heighis, Aveording ooa P&S Markel
Research report from May 2017, the

global Geographic Information Systems
(G18) industry is on pace o grow at an
annual rate of 101 percent, reaching
%17 billion by 2023,

“The value of GIS has grown
exponentially in recent years,™ said
Fric Merlen, direcior of prolessional
services for private markets at
Chuanmlum Spatial, “When people
think of zeo mapping, most consider
rouling applicaiions, such as Inlerme
streets maps. But geospatial services
have become an essential siralegy in
countless applications that have made
the muodern world possible,™

Cuantum Spatial offers a diverse
portlolio of advanced imamng und
rermuole sensing technologies o serve
variouws indusirics, meluding cocrey,
enerzy manazement, natural resources
— and even offers o legal spin,
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Energy

Encrgy fuels our ability o advance,
innovate and thrive - making it one
of the must important aspects of geo
mapping. Cuantum Spatial works
closely with providers o develop maps
that service the entire lifecyvele of a
utility. From identifymg optimal routes
tor new transmission lines to flagging
hazards, including trees that are too
close fo the power lines, landslide
dangers or flooding potential — the
maps are used 1w assess new growth
potential while limiting risk.

Emergency Management
Disaster can strike withoul notice,
Cuantum Spatial provides up-to-the-
minute mnagery and analytics 1o help
emergency managers prepare fora
potential disaster and offer crucial

data post-disaster o aid in recovery.
Following the devastation of Hurricane
Sandy in 2012, Quanmim Spatial was
commissioned with emergency geo data
collection and processing for the barrier
islands along the Atlantic coast. The
data was used for damage assessment
and recovery planning.

MNatural Resources

Chaantum Spatial helps federal clients
better understand and manasge land,
water and wildlile resonrces, 11 has
mapped millions of acres across

the LLE, working on prajects such
as shoreline mapping, ccosystem
conserval il_!ll'lL “}Frﬁﬁl ASSEESmMenL

and creating predictive medels for
conservalion ¢lTars,

Lagal

The scope of G5 poes beyond
providing companics and busincsscs
with a competitive edee, 11 can also
be a legal champion. Chaantum Spatial
ownsa rich histarical arehive of aerial
imagery consisting of more than one

¢CQuantum Spatial

ns a rich
historical archive
of aerial imagery:..
dating back to
1928."

i bion images dating back to 1924,
These images provide a snapshot of
histaric land use, the enviramment,
eealogy. vegetation. wetlands, urban
prowth and agriculture, and they have
been used in eriminal and civil cases
related w boundary disputes, historic
property use invelving former miliary
hases, indostrial use involving rail vards
and ports as well as private parties
involved in lence line dispules,

The driving foree behind geo mapping
is highly sophisticated echnology,
Quantum Spatial is a recognized leader
irvthe collection ol high-resolution Light
Detection and Ranging iLIDAR). an
ultFa-sensitive remole sensing methbod
that scans the carth’s surface with

lager pulses, In 2017, Quantum Spatial
coverzd nearly 8% million acres using
LilrA R, The company also pionaensd
the use of airborne thermal infrared
imagery 0 accurately depict lemperalure
distribution of a particular envieonment.

Furure growth of geo mapping depends
on new lechnologics, adaplation g
demand. Quantum Spatial is working on
a number of new GIS innovations and
recently developed subterranean utilicy

robots that can record and communicate
uny changes associaled with the ymit,

“0hr B& D teamn i3 alwavs locking for
ey ways 1o add valug to the Gl lield
and its usability to streamline processes
and create greater elliciencies [or our
clients,” said Merten. “The use and need
lor gen mapping will only continue 1o
aet stronger, and Cuantum Spatial is at
the forelront of new inmovations,”

Quanturm Spalial’s regional ollice ol
Commonwealth is [ocated in Portland’s
sromving “Technolowy Trismele,” a cluster
of creativeitech companies — anda
perlect L for Chantum™s eeh-savvs
workforce. The company likes the central
lercation calerimg lo the needs ol 1s
bike-riding emplovees and minimizing
thir vomnmuole w work, Commonwealth
features a fitness center with locker
roons and showers and o bike cenler
where emplovess can store their bikes
und [reshen up belore and aller worle

“Commonwealth is a beantiful buildine
s0010% almost a piece ol ar,” sad Merien,
“kBES has done an amazing job in the
renovalion by keepmg (he onginal
archirectural integrity of the building,

bl al the somne tiome modermizing (e
facilities. Conmimomsealth is the perfect
environment in which Chantum Spalinl
can thrive.” EER

Oy Cinedy Pelerson
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M in carrying out his her duti
s and initi ind promotes cooperation

STAC| FLETCHER Assistant Property Manager 3871 Turtle Creek, Dallas. TX

= Staci is the glue that holds this property together and a big factor for the amazing success of the
property.

» Tenants have come to depend on her for absolutely everything, She organizes areat tenant
avents every month and keaps the property fun for the tenants and always has them looking
forward to the next avent

* Sha's a true taskmaster whose work sthic is incradibly efficient,

GEMARO OQLIVARES Day Porter Morthricige Center | & I, Atlanta, GA

Genarn is our day porter and pight cleaning supesvisar at Morthridge. Neaedless to say, he puts a
ot of fime into tha property and is a huge asset in serving the building's tenants.

Genaro neles with light bulb replacements. plumbing adjustmeants and many ather items that
came up an a highly occupiad prooerty.

* He is a big part of our success and does a tremendaous job in covering bases, He's always willing
to assist in any arca.

FELTAIN MILLER Security Supervisor B0 A Mackisan, Chicage, i

» Fallain leads by example and 15 regarded by her clignts as a pillar af the building's sucosss,

« Anexample of Feltains leadership and guick responsiveness lies in a medical emergency that
took place in Decamber 2015 Feltain received a report of an URconSCicUs Waman in a restracm.
She immediately responded and found the woman unrespansive ina stall. Sesing that the
woman's face was dark blue, Feltain crawled underneath the stall door and then pulled the
wiotman out 50 she could perform CRR. After repeated attempts of CRER, the waman regained
cansciousness just short of the paramedics’ arrival. The worman was then taken to the hospital
and survived,

MIKE DUNLAP senior Chief Engineer Miltinle Properties, Dallas. TX
= Mike has eesn in the KBS portfolio since 1998,

« & degreed enginaer, Mike can resclve any machanical issue that might arise on the properties.
He cwersees and trains all the engineers an our team and works tirslessly to keep the buildings
running as efficiently as pessible.

* Mike has dedicated the majority of his professional life to protecting KBS Investments in the
Callas area.
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RUDY RICARDOD Buiding Enginesr

= A genume hard worker with an mcomparahle level of perseverancs, Rudy perfectly exempliflies
KBZ's philosophy and standards in the workplacs by meesting all his duties and challenges with
professionglism and unparalleled affort,

Edens Corporate Center Morthibroolk, IL

» During a frigid December “polar vortax,™ a power surge snub down all heating systems
throughout the property. Without a moment’s hesitaticn, Rudy came in to clear up the issue and
get the systerms back on line. Rudy never gave a thought to calling in a contractor despite the
fact that he was on vacation. Tenants celebrated and hugged Rudy that day when they heard he
came induring hiz vacation to take care of things personally.

MARK HOLLARS cnaineer Higiland Park Place, Dallas, TX

» Mlark iz such a greal team player and has transferred betwean many of our KBS properliesin
[allas,

r He s the first to volunteer (o assist other properties anytime thera is an emergency. Ha cavers
prooerties when others are oh vacation or sick and isa true pleasure to work with,

» Tha tenants love Mark's smiling face, charming personality and guick sense of humor, and thay
trust hirm to fake care of their needs,

KJ WARD 2uilding Enginear E555-6575 \West Loon South, Bellaire, TX

* K.J regularly goes above and boyvond. Every day he arrives on the property prior o his daily start
tirne to ensure that all systerms are functioning before tenants arrive for the day and that the
property apoearance is in the best condition possible.

» ko) wolunteered to stay at the building during Hurricans Harvey, He was unable to leave the
property for three days and four nights, During the hurricane, he did not just sit dly by watching
the water rise, Throughout the storm he monitored all tenant spaces to check for window and
roof lBaks a5 well as all electrical and mechanical systarms of the building.

SARAH GRIFFIN Associate Real Estate Manager Starfing Plaza, Dallas, TX

Sarah embodias an amazing kevel of daedication 1o custamer service and tenant relations.

She effortlessly handles tenant izsues with a very proactive appraach and always strives fara
miutually satisfactory salution. Her commitment to customar service and handling each situation
right the first time is greatly appraciatad by qur tenants. Har coor is always open to her staff and
to the tenants.

+ Although Sarah has only been at Sterling Plaza for cwer a year, she has created a very close
community with her tenants and is greatly loved and respected by all.

Honorable Mention



KBS Launches Direct

Investment Fund

Embracing a shift in real estate investing, KBS (s one of the first large-scale firms
managing & RET (F190m in assets), and offering DIRECT ACCESS to this REIT without
upfront fees shd commissions. This direct socess (s available through KESDirectcom.

B Chuede Scheeiber
CRE)L KBS

eal estate plays an important
rode in a diversified
investment portfolio.

Directly adding quality commercial real
estate assels o the portfelios of even
relatively wealthy investors has never
been very casy, Of course, investors

may buy an apartment complex or small
office building — but that single location
puts all their eggs in one basket and may
hinder their goal of diversification,

Feal Estate Investment Trusts were
created e pive investors the ppporinicy
to invest in Jarge-seale, diversificd
portiislios ol income-producing real
cstate, Recently, changes w regulations
angl advances in technalagy have
lowered the cost of investing and raising
capital, arc as a resull, the rise ol onling
dircet investment has made aceess to
properties easier than ever, bul the
quality of those assets can vary widely.

['ve been fascinated by real estate
imvesting since eollege, That's when |
Began to understand how the variables
— fromm cash Now and linaneing 1o
tenant improvements and market
msighis — could be managed o creaie
potential remurns. As my partners and |
buill KBS inlo o company ranked by
Mational Real betate Investor as

one of he lorgest communereial reul
estate companies in the counery,

wi conlemplated wavs Lo oller
individual investors direct access to
[he nslituional-qualily asscls we
made availalle to pension funds and
soverelen weallh funds for 25 yeurs,

ta]

SiEWAesrinshitle Piaoa i CRICa00 e

he FaLrtih So Greeth
Lsncome RO e Rret affenig on the

JRArecroam anling plarfanm

To meet that need, in Q4 2017, KBS
launched KBSDirect.com. an online
platform that offers direct access

to an mstitutional-gquality portfolio

of commercial office properties

to aceredited imvestors and their
registered investment advisers. There
are no upfront fees or commissions
paid by investors to buy shares.” We
belicve KBS is the largest operator of
institutional-quality commercial real
cstate to offer a dircet investment option
like this.

We beheve KBS Dirset is opening up
new sources of capital and reducing
the barviers for investors seeking the
diversification of commercial real
estate. Using the KBS Dvrect portal at
KBSDirect.com, accredited investors
and registered investment advisers may
directly access the KBS Growth &
[ncome Real Estate Investment Trust,
which already includes four commercial
properiies valued al more than S190
million (as of December 20017} in key
markels arecund the country,

This glreambned process allows KBS

i puit 1{W) percent of the investor's
money direetly inte the porlolio, There
are no broker-dealer commissions

or uplront Lees paid by the investon
I'hese changes, among others, may also
permil regislered inveshnenl advisers
o recommend KHS Growth and
Income Real Estate Investment Trust o
appropriate clients, And unlike eronsd-
funding sies offering 4 broad mngc in
aszet quality, KBS Divect offers direcr
doeess o nstvtional-gquality propertics
that are evaloated, selected and approved
by KEBS's Investment Committce and
rational 1eam of experienced asset
ITLATLA EC TS,

KBS has developed and deployed
technology to achieve the long-held
goal of creating a cost-efficient platform
allowing individual investors to
diversity their portfolios with a caliber
of property few have had aceess to in
the past. We are exeited about KBS
Direct and the role it can play in giving
investors and their advisers greater
opportenily 1o mvest in instiutional-
quality real estate and the confidence to
meel their financial objectives, EED
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KBS birect

For accredited investors and registered investment advisers

KBS Growth & Income

Real Estate Investment Trust

INVEST DIRECTLY IN PROFESSIONALLY MANAGED
INSTITUTIONAL-QUALITY REAL ESTATE AND PAY
NO UPFRONT FEES OR COMMISSIONS

LEARN MORE AT KBSDIRECT.COM
(855) 434-4527 » iramkbsdirect.com

As of December 31, 2017, KBS Growth & Income Heal Estate fnvestment Trust is accepting direct

sers pursuant to Regulation D,

Fule 508(c) under the Securrities Act of 1833, as amended (the "1933 Act”).
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B bt Sevck-and-timber?

Chicugo’s hot Biver Morth
siubmarket can barely keep up with the
msaliable demand or ils brivk-and-
timber vintage office space, a Shangri-
La [or muillennials. sturiups and lech!
creative firma.

Although the product supply iself
remains fixcd and the vacancy levels
remain low (vacancy level below 10
pereent for 26 conscoulive quarters
with a 7.5 percent average vacancy
since 20107, KBS has been firelessly
scouting the area for the ideal property.

River North 1s Chicago’™s most mature
neighborhooad, it's also its most dynamic
when it comes w mixed use, Even the
Class C market has thrived here, and

it has fed a vouthful population from

1

three neighboring universities: Delaul,
Northwestern and Lovola,

“It°s catering (o the millennials and the
younger workforce,” savs Dan Park,
KBS senior VP and the assel manager
for the property. ““They're demanding
ool bars, restaurants, lounges, music
venues — anything more experiential
— ool and hip. i vou will. This
market has the older properties
brick-and-tumber buildings — that
give it character, When you add in the
walkability, it's uniquely positioned,™

the

Beeause KBS looks for proportics
where there is steang population

and job growth. Central regional
president, Ken Hoberson, alang with
his aequisition tcam. wers sucecssful
i acguiring this vintage propearty for
KBS Growth & Income Real Estate
Invesiment Tryst, the first KIIS Tund 10

PREMIER QFFICE MAaLasliME




be offered directly 1o investors without
up-Iront fees or commissions through
KBSDirect.com.

A standour in the River North
submarket and the expanding apartment
development scene, the building meets
mosl millennials” requirements for live/
work/play.

213 West Institute is a Class A
converted loft office building valuced
at $43.5 million, A brick-and-timber
building that is popular with creative
and tech tenants, the property once
served as a bicycle factory, Rentable
space: 155 454 square feet.

Ahuge advantage 1o 213 West Institute
Place: It's one of only five loft-office
butldinngs that ofTer lurge Hoor plates
over 20,000 square feet and on-site
parking — an extremely rare amenily
for this submarket. Those floor

plates oller more @nant aplions and
fHexibility as well as greater density and
elliciency,

AR5 4 million recent capital
improvement program allows KBS
amdd 115 lenants o capilalize on the
increased value and visibility of the
properly, Irmprovements teluded

rocf replacement, lohby renovation,
corrider upgrades, a new lre pane] and
instzallation of freight elevators.

“We believe this property fits
scamlessly with the characler and
demand of today’s worlcforce with its
great locanon, walkabihily to amenmihes
and access to transportation and
housing.” adds KBS SVP Brett Merz,

As a 100-vear-old, repurposed and
renovatad building — and having once
been a bike factory — 213 W, Institule is
a rare combination that's tough to beat,

“We love Chicago, and like a lac of
markets we love, it's still all about
understanding submarkets and micro-
markets,” says Ken Robertson. “We
never bargam bunt at the expense of
location, so making surc we arcin a
kel we believe inand a submarket
we love — that's the bullseyve for us.
Within downlown Chicago, River

PREMIER QFFICE MALALZIMNE

Morth 15 a very special type of location
willy piigue warmih and adractivensss,
Tree-lined strects, a neighborhood
feel, vintage architecture, a rich
mixture of amenitics and living
aptions all contribule W s long-lerm
intrinsic value.”

When it comes o choosing locations,

the KBS sirategy is surprisingly simple,

“Focus on places high-growth
companies wanl W be in mos)™ Ken
says. “Company location is usually part
ol s broader leam-bilding sirieey

and ereating a culture that fuels their
speciiic business, S0 wherever w (ind
these super-attractive environments
—in hig vilies, smaller ones, urbuan or
suburban  these will be the places

wee gl exciled ahoul investing o lor
the future. As far as apecific location
gualities, 1t's all about lifesivle, which
usually means a mixture of things that
dre imporianl o today’s workloree,
Outdoor activities, many food choices,
publiv iransportalion, nearby housing,
walliabiliny, an authentic vibe, even a
sense of history if you can find 1l —
these things are usnally very high on
the wish list,” EED

b Ron Sklar
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Furnishings Matter

DESIGN

3311 TURTLE CREL

ffering unparalleled views of downtown Dallas,
FHNT Turtle Creek, BIFS™S newly renovated
2 l-story office tower, gleams with brightly
npelated mneriors, There s o new enant loangs
complete with a gridded wood ceiling and sibver-tile mosaic har,
o spriw hing outdaor patio and polished common areas bathed
in whitz. All that remained o complete the transformation?
Furnishings and wri.

Undler the direciion ol
Transwestern's Lisa Johnsoon,
KBS selected Josh Delaluente ol
Cantoni to furnish the properoy.
The objeclive was o creale an
inviting space that was desizn-
Lorward und durable Lot 4
commercial setting. To match the
properly s innovalive culiune, the
furnitre neaded to he unique.

“Wirtually all of the KBS buildings are anything but cook e
cutter,” commented Johnston, “They are stylish, fun and
abways first ¢lass, We wanted 1o create o combortable and fan
yet somewhat funky area o which the people who work in the
bualding can escape their desks and refax.”

Fram the lobls w an outdoors area, a moch-used conlerence
roonn and the on-site management office, Delafuente sclocted
lurnashiongs that spoke 1o the buildima’s curves and nedtial wnes
with varving textures, like hair-on-hide Allore Lounge Chairs
by Malerba and leather Aaran Chairs in the liest-Toor lowunge,
which he paired with the Carrera Cocktail Table. “We wanted to

I

temper the glamowr of the lounge — which feels like a five-star
hotel with an elegant bar amd o pool table — with solier tones,
warm materials and varying texriles,” he said.

[n an outdoor seating ares viewable from the lounge, Cantoni
brought in the Parkoway Modular Group seating with cusiom

peacock-blue seats in different arrangements to center around

fire pats, and he surmommded Provence
Tahles with Bo Stackahle Chairs,
Masters Boarstools and hehbeeishl
concrete Perpetual Kochi Benches.
Giiven thal spaves are used for
corporate meetings, happy hours,
showers, loumamenls and more, “We
didnt want them to feel too feminine
or masculine — they needed o be deal
for everyone,” losh says.

Cantoni also brought in the Knox Day
Bod for the cotrance o the conferences area, which he placed
below hand-bown glass wall sculptures he commisainned
fromm artist Doug Frutes. For the merzanine lobby, he
customized the Luke Swivel Chare in whice leather, and abosve,
he hung custnn gerylic art that reflects the carth’s surface.
1% arelaxed, inviting atmosphere ot sull modarn and
profissional,” said Delafuente. “We were able to go outside
the box while pushing the envelope o bit w crepte samething
beautifil.™

“We love the results,” commented KBS Asset Manager Brete

Mere “Cantont ereated a professional enviranment that isn’c
stufty. Furnishings do matter.” EED
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LEADERSHIP
IN REAL ESTATE

In today's busy and sophisticated real estate
marketplace, it's important to make the most of
every transaction. One law firm can offer clients
decades of specific experience in every type of real
estate asset, along with the assurance of working
with a premier global real estate practice.* We
want to be part of your team.

DLA PIPER

www.dlapiper.com

Robort H, Borgdole, 4141 Parklake Avenue,
Sulre 300, Raleigh, NC 27612
DLA Pipericejusi | Arcorney Advertising

DLA Piper named Real Estate Law Firm of the Year

for more chan ten years running [The Internouone Wio's
Yha of Business Lawpars)



HOW TECH |5

REAL ESTATE 1Q

CHANGING REAL ESTATE

erhnology is improving inlormation alyorithms and

changing the way we do business. The commercial

ren ] eslale sector is hol with activily — closing oo

estimated %430 hillion in transactions in 2017 alone
accoTding o the October 2017 ULI Beal Estate Economic
Forecast. Bur from where we it there are many henefits to
new lechnolowy mliliraling lending e diligence processes,
[t there are areas of concern that often come with rapid
advances in lechnelosy,

From an ivestor standpont, the avarlability of good real

estate and digital economic data has armed plavers with more
information with which o make informed mvestment decisions,
For example, Google Earth and Street View allow investors

to quickly view a project and its surrounding neighborhood
with nothing more than an Internet connection and an address,
Anyene can gquickly assess if the project location and guality
are worth pursuing. [n the past, a site visit or intimate local
knowledgze of an area was necessary even al a preliminary
review level, Great modeling capabilities {via Excel and Argus)
also allow for better and more informed decision making.

¢eMany lenders have
responded to the increased
pressure with improved
underwriting.”

Additionally, investors have access to more capital from a
Farger group of lenders wilh varving appetites Tor risk and yvield,
waiting to capitalize on the commercial real estate momennum.
Melamy Temders have responded o the inerepsed pressure with
improved underwriting, specifically in the areas of data
acyguisthion oo analvsis, thereby creating o more competilive
landscape and faster end-to-end process cvele time.

Ihe use of improved technology in the underwriting process is
a caleh-22. Whale the speed of the transaction has improved,
technology may also add items to a typical underwriting or
closing “checklist” because addifional rescarch and analysis

is now available at a reasonable cost (in terms of time and
monaey ) where it was not feasible only 15 or 20 vears ago.

I'he regulatory arena also thickens the plot as many financial
institutions are burdened by costly regulations thal require
additional resources that negatively impact their profitabilicy.
As the concern over data sharing and security conlinues Lo
grony in conjunction with technology advances, lenders will be
subject to cven more regulation,

Technology is synonymous with doing business in every
capacity, In today’s hyper-connected environment, the need
move information across real estate channels more efficiently
while maintaining risk management and regulatory compliance
is-eritical. The biggest change technology has had is the
volume of good financial data and strong financial modeling
tools that are both now readily available for the average
investor and lender, Butl one thang 15 ¢lear and has most
experts in agreement: To be a successful lender or investor,
leveraging technology i the decision-making process should
be standard procedure. L

MIME NGUYEMN

oy eecndive woe presidend of wndereriiing
fow WAE weeed fors wnderweitien over 37.0
billion in transaclionad volfume. W
Mgwvan aversass o feam regangiile

for phe wderweding, die difigence ond
closing of aoguisedicrs aoresy Fhe maiion
it Behall of alf K fnds

Contact: mirguyenkbs.oem

linkedincemdindmimi-nguren-4a00a013
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In business, “can-do” does.
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Thera's no imT to how far your campany can go when vou Belizve yod can and navs

a partner who pelisves it, too. LS, Bank Commercial Heal Lstate is dedicated to
i~ E'?Il‘ﬁilﬁcm&sﬂ & astanlshing long-term relationzships with dovelopeors, Real Estate Investmant Trustzs (FEITs)
& COMPANIES- and cormmercial properly -:'.'u":r‘lc:re‘, ra::rf?r':;-: the LIS, We ulilize our sirangli, E?K::-r-;-rli.f;sa an
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To find out more, contact

t Fagion Nick Testoni, EVP | 703442 5480
Souithiasl Soulh Reglon Steve Richard, BEVP | 9725811616

Ippar Micwos! Raglon John Bessg, BEYVP | 812.303.3746

nlral/Pacilic Maorlbwas) Reglon Ralph Pace, EVF | 3035854170

liformla Feglon and 2peciaty Lending Wayne Brandsr, EVP | - 949.863.2317

[Ebank

@. “Wiorid & Most Cthizal Campenies® and * Bhispoesa® names ard marks ar2 sagstared trademanks of Shashere LLT.
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How the Eafly Bird Caught the Worm:

KBS Captures the New

Downtewns Betore the

hen I was 20 years

ald, T would have

gotten into my car and

driven two hours in
traffic for the right job. This [millennial]
generation is smarter than that. ¥Young
people recognize that life is short and
you would be a fool to trade your life
away.

Une of the shattering shifts among
Many more: no MoTe corporate
groupthink that real estate is a
necessary evil.

When I first got into business, there
was a big focus on real estate as a cost
center. The problem that corporations
wanted to solve back then was this:
What would be the bare minimum real
estate expense that we can get away
with and still get the job done?

Those days are long over, especially
if you're a company interasted in

44

attracting the best talent and staying
competitive.

Of the new, closer, more careful search

for office space, the thinking went

from it being a cost center priovity to it

being a better design and better solution
- a focus on what will help tenants

MAXIMIZE SUCCESS,

“¢_.no more

corporate
groupthink that
real estate is a
necessary evil.”

This trend can be traced back to the

tech boom and eventual wreck of 2001
when companies began to consider — or
reconsider — how their workplace could
serve their larger corporate strategy.

Millennials are a hig part of driving
these trends. T look back to what T
thought was a good meal in 1995 and
compare that to what T know is a good
meal today. Restaurants have evolved
and now offer much higher quality
products — they have to. We also saw
this evolution in the workplace — a
much more advanced positioning of
real estate backed by more advanced
storytelling and positioning of lease
space.

The shift deepened during the global
financial crisis of 2008-2010, as

the oppressive work space — and
workforce — we once knew crested,
Enter the millennials armed with their
devices and their social media. With
almost no warning, employers found
that suburban corporate centers were not
going to hold the younger staff. They're
thinking, *Holy smokes, this i3 a major
sea change.” They began to rethink how
they should recrganize their company:

PREMIER OFFICE MASAZIN



What st of workers do they want
and mol want T Whal vou really suw was
a rernnling of corparate America,

KBS got behind this rend early,
realizing that the companics with the
highest growth were tarpeting what we
noy call “knowledse workers™ — the
kind of ermployess who carry around
their skills in their heads. These workers
alser weant to live and play near where
they work, which is a far ery from my
early days, spending a pood ane-eiphith
of my day in my car.

Immediately absorbed into the KBS
peetlialio: cool properties in happening
places that appeal to inmovative
companies and their knowe ledgoe
workers. Call them “The New
Povacntowns,” The KIRS team oversaes
many of these properties that answer the
call ol the new work loree,

Canming oul of the downiurn, we
realized really early on that we wanted
o fowus on places where emplovers

of high-end wlent were going to find
(hose emplovees, Thal would be in the
st cities in America  the cities that
appazal o tha vounger enemiion. We
were fortunate o identify that really
carly on and thal 10 was pomg (o beoomes
a big proswth area.

As real estate toggles berween being

o buyers” and sellers” market, the
corporate game has now become
dlmost exclusively — an employvees'
market. Now those invested in
execuling business strategy are calling
the shots regarding how and where they
want to work, vs. being a financially-

driven decision that trickles down from
the CFO.

The shift 15 that the companies really

2a to where the emplovees are, 1hese

are places with great universities and
nightlife, places that have good urban

or urban-light environmends with
live-work-play attributes whare young,
cducated workers want to go. That's

why these places are on fire: Denver,
Austin, Portland, Seattle, Charlotic,
Baoston, uptown Dallas, the west side of
LA, downtown San Francisco, Chicago's
West Loop and River North. We offer the
environment that voung people want.

“¢The shift is that
the companies
really go to where
the employees
are.”

I'he evaolution we're seeing now — and
we'ne actually deep into 11— is that
businesses in our buildings no longer
perceive real estale as a cost center, They
truly see it as a strategic tool. 1t's part of
their strategy for driving productivily,
They consider a real estate location as

a ool for communication, recnuting,
retention and collaboration — and
egually as a cultural tool, They now see
real estate as a pivotal part of what they
are trying (o accomplish. When they
think about where they want to locate
their businesses, they think about which
environment is going to make for beter
companics. And this is a pretty big shifl,

How KBS does it: it allows the tenant
1o feel a part of a custom shop, as parl
of a creative asset with a unigue story to
tell. By harnessing and embracing that
mindset, the tenant will benefit from a
non-commaodity solution that serves the
tenant and adds value for our investors,
We don’t want 1o sell the same building
over and over, Each one should have its
awn story 1o tell,

[f we can get tenanis to be thinking

that they will be more successful in

a KBS building, then it stops being
about rent and starts being about what
location is going to make the company
more productive. That'™s when we don’t
have to fight with the building across
the street over a buck or two, We can
provide an elevated product and a return
for our invesiors.

[ really about product positoning
offering your custmers a variety

ol products, 108 2 way 10 posilion your

produet to capture as much sudience as

wou can with small nuanees and pricing,

features, henefits and amenities.

When a prospective tenant walks into
i KBS bullding, we wani them o feel
a litle awestruck. They look at our
combination of amenilies, cuslomer
service, location and the way we build
it outl and help create a vision of how
we will operate there. We want them to
walk mte one of our bunldings and think.,
“We are going to be more successful in
this building, Our people are going o
want to be here, They are going to be
charged up aboul coming 1o work.™

Sure beats sithing in traffic. EEC
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Workplace Wellness:

The Next Shi

orkplace wellness programs have been around

For decades, More recently, however, There has

been a shift in wellness programs to focus maore
on intangible ollerings, Stodies have shown thal employes
job satisfaction, retention and overall health improve when
emplovees beheve ther company cures ahout them, [nsiiloling
this “eulture of caring” can be achieved in a number of wavs,
sych as piving emplovecs mone sulonomy, promoling 3
maore social warkplace, encouraging a work-life balance and
[oeusing on the cmpleyves’s everall cmeiional and mental
health rather than just the physical aspects of the workplace.

¢¢studies have shown that
employee job satisfaction,
retention and overall health
Improve when employees
believe their company
cares about them.”

Employers are starting to push for wellness programs becanse
they realize that they can be a powerful recruiting and publicity
tool and can help reduce health care costs. More importanthy,
they are starting to appreciate that workplace wellness can make
employees feel valued, thereby improving morale, reducing
rnover and having a positive impact on the bottom line,

KBS secks (o provide s lenanis the best oparaling
environment. [t evaluates a variety of wellness features
when purchasing o property. bol il goes bevond standand
improvements like lighting and HVAC upgrades. KBS |looks
for properties with lentures thal promole work-Tile balance,
such as on-site or nearbwy gyms, day care and healtyy eating
oplions,

Chwver the next fow vears, T think we are soing o see
technolozy play an increasingly larger rale in wellness
programs, This might include cheaper and betier oplions

to facilitate tefecommuting. Also, wearable technology

like the Fithat have helped galvamee employee interest and
participation in wellness programs, and some companies

are starting 1o give wearables away s incentives (though
tracking emplovee health data has privacy ramifications,
which is something to watch in the future as well) In addition,
I think we are going to see increased flexibility in emplovee

I

o ver o decades,

WELLNESS

t

|

work schedules. For example, several foch firms in the San
[Francisco Bay Area have started offering unlimited paid leave
for vacation, and they trust their emplovees to not abuse the
policy, Finally, T think we will stard to see more programs o
help manape stress. This might include an expansion of more
traditional programs like meditation, but also could mebude
prometing emploves invalvement in communities through
wvolumteering and ollering hoancial management and loan

assistance, especially for new hires saddled with student debr.
EED

FARSHAD RASMDUO0

i5 e managing principal of Ramball

in frvdne, California, specializing @
chviveminetral ard bealth sorvices, 4
prenner ishal consulivney witk veer 2,100
emgliveey warkdwide, Ramboll iy trusted
A ety oo manage their wmost challenging
crvirn e, feall wad social ssues,
KBS s beol pecnd To work wath Bambioff

Contact: Frazmdjsonramballocom
lirkedincomdndarsbad-razmdjao-TadEG43 4
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At Taylor Digital, we are experts in all things digital.
We move the needle. We help you make a difference.

. k==l
we think of solutions before you ask. Custom Web Agplications
We heliave that nothing is impossible. Contert Marketing
We are results driven and work o Search Strategy
grow your brand, Social Madia Carmpaigns

Taylor Digital is horored to be the KBS Digital Team.

Call Lisa Thomas 949.391.3333 x723 |

TaYLOR DISITAL 15 & FULL SERYICE WEB DEVELGPMENT AGENCY LOCATED IN ORANGE COUNTY, CaALIFORMIA,

Client Centric Solutions
Open Communication
Wi fisten. We respond.

‘We design with your future in ming,

Taylor Digital
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Automation’s Impact on

Commercial Real Estate =

e 2 18 century lechnolegy revolution has had o
profound global impact  touching nearly every aspect
ol our lives, Machine intellipence 1 distupling the
marleerplace and rendering taditional husinesses irrelevant,
Wetflix vs, Blockbuster. Instaoram v, Eodak, Ther vs, Laxi
gervices. The list zoes on.

Machine intelligence 15 helpig companies streamline
operations, Improve communication and support business
functions and relationships. One of the most notile advances is
the automation of tasks and buman jobs.

“Approximately 47
percent of job categories
will become automated in
the next decade”

According to a Huffington Post article, approximately 47
percent of job categories will become autamated in the nexi
decade. Industries to watch for include transportation: wholesale
retail; water, sewer and waste management; and adminisizative
services. This demand for automation is pressuring the
commercial real estale sector w modily building layvouts and
environmental footprints to be flexible and help reduce cost and
merease elliciency for both the landlord and tenant. Because the
success of the automation wave is contingent on connectivity,
quality assets in bustling cores are at the wp of the list. Owners
and tenants want buildings that are proximate to imporant
thoroughfares and airports, many amenitics, sn educated
workforee and of course — a reliable power supply.

Apronwing trend is on the harizon. The desire to e ina Class

A markel 15 50 great thal owners'operalors are largetns Class C
product i infill locations  not necessarily because an adaptive
reuse projeel 15 4 good portfolic bulder or becanse it ollers a
nnique opportunity, bt simply becawse the cost of real estate is
compardably lewer than replacenient costs, IE the strueture of a

i

Class C building g primary Class A markel 13 si1ll solid, then
even a complete rehabilitation would still leave some meat on
the margin bone.

This docsn’t mean that sceondary locations will beeome
absolete. Many companies have pleaned insizhis from the
sucecss of Goopgle und will opt for suburban build-to-suits,
fpcusing more on employes relations and retention with creafive
programs. But as far as automation is concerned. most aetivity
is expected W ocour downiown.

Autamation s also inpacting building designs, (ffices are
being carved out with collaborative workspace, lots of glass
anel natural light, social components and satyeal-element
finishes. Creative on-site dining scrvice. fitness conters and
retail — alatig with a walkable lilssiyle — are the norm Tor
today s modern building. Coming down the pike is automated
lood delivery, innovalive lounge areas and other intensilied
amenitics,

Ihe 21t century rechnelogy revodution is bere. Blink and yveu
could miss ik, That 15 hoves Bast thimgs are changing, And while
automation 1s still in s infaney in many industries, machine
intelligence will revamp businesses, Those propery owners!
operators who have the acumen and right locations to realize

(he pulentinl ol these lechnolowies will be befler positiongd 1o
succeed. CEL

CaM PARK

Lo sendor wle presedend of sl

s geivent for KEY responsihle jor
seven affice properiies in the central U7S,
staling over 3.2 million sguare feet

ik

PREMIER QFFICE MAaLasliME

Contact: dioarkdkias.com
weerw linked incardindda n-park-clh22 3%




LANDMARK EXTERIOR.
MODERN INTERIOR.

Authentic with an edge. Unlike any other space in Portland.

The transformation of the 16-story architectural classic Meier & Frank
Building into creative office space is already underway. Over 100,000 SF
built for today's modern workforce is still available. Delivering 30 2018.

Learn more at meierandfrankpdx.com
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THE ADVENTURES OF
KBS IN VIRTUAL REALITY Rt

far to tour

| need to
THE MISSION get buy in
Despite modern conveniences, in today's world everyone from others

is busy and distracted. With decentralized decision makers
scattered across the globe how can we make real estate
decisions more seamless, transparent and efficient?

REAL ESTATE
DECISION MAKER

TOOL KIT

£0 matterport POWIS YR
WR camera and platform with global Custom VR Viewers inspired by
network of skilled videographers Google Cardboard

THE RESULTS

In an effort to market a new availability at our project we produced a unique VR experience
coupled with custom Google Cardboard Viewers to share with the market and potential
tenants, Our virtual world captures over 50K of office availability and project amenities which
can be viewed through our VR headset, a user’s desktop or mobile phone.

i

.
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WANT TO EAFCRIND

A 4
E-TN-THE WORLI &F
waf L

UAL MERLITYE

TAKE THE KB5S TOWERS EMERYVILLE TOUR
TOWERSVR,COM




The power to__

shape skylines

Seeing beyond complex challenges is how you build
new opportunities for growth. Commercial Real Estate
Banking from Bank of America Merrill Lynch.

What would you like the power to do?

bofaml.com/commercialre

BankofAmerica %%
Merrill Lynch

The power of global connections™




