September 3, 2014

City of Minneapolis — Community Planning and Economic Development
C/0 Miles Mercer

105 Fifth Avenue South —200

Minneapolis, MN 55401-2534

Dear Miles,

As you know, for the last six months Magellan Development and Loewenberg Architects have been actively
engaged with Ryan Companies on the pursuit of the Block One air rights project in the Downtown East District in
Minneapolis. Although we have been talking with Ryan for some time, Magellan formally entered the picture in
early spring of 2014, when Ryan and Magellan entered into a memorandum that describes the waorking
relationship of the companies in the pursuit of the Block One air rights project.

The memorandum sets forth the scope of work that each of the two companies will complete and how the
business arrangement is structured for our apartment tower project. Key areas of our agreement include the
following: Ryan will act as a development partner with a focus on initial due diligence and city approvais and will
act as general contractor for the tower project; Ryan will provide civil and landscape engineering services for the
project; Loewenberg Architects, an affiliated partner of Magellan, will be the architect of record for the project;
Magelian will take the lead in securing capital for the project including debt and equity with both Magellan and
Ryan participating in the equity of the project; and finally, Magellan will be the operator of the new tower.

Ryan, Loewenberg, and Magellan have all invested, and continue to invest significantly in the pursuit of this
project. We have devoted hundreds of hours of staff time, and have been sharing the substantial out-of-pocket
due diligence costs to date. Further, Ryan intends to provide a construction completion guarantee that will be
required for project construction financing.

The agreement between Ryan and Magellan does not contemplate a significant number of project contingencies
prior to the commencement of the project. That sald, the project must complete its requisite city approvals and
will need to achieve a financeable return before we are able to commit to a closing and a construction start for the
project. We believe we are designing a project that will comply with City regulatory requirements. And, at this
point, barring a drastic change in financial and construction markets, we are confident that we will achieve a
financeable return. Further, Ryan would not be committing nearly $2M in additional investment in the ramp and
site, or spending the additional due diligence cost if we felt this project would be unfeasible. Although there is a lot
of work to do, it remains our goal to complete design and preconstruction activities to allow for a construction
commencement in Fall of 2015 for a project opening in mid-year 2017,
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Magellan Development is the proud eecipient of the FIABCT Prix d Excellence International Award tor the Takeshore Enst Master Plan.
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We remain committed to the pursuit of the Block One site and feel it is a special opportunity. We look forward to
working with Ryan, the City of Minneapolis, and other local stakeholders to make this significant project a reality.
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David Carlins Tony Barranco
President, Magellan Development Group, LLC Ryan Companies US, Inc.
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