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38,741 <Update Count] 4]
COSTAR | Seath Matching
EXCHANGE| Step4 Size Properties
Home NewSearch | SavedSeath | Resufs [ Hep [ GoToStep§ >
Specify the size and features you want CoStar Exchange to find.
% Propery | (S )
Location Total Rentable Space SF L 1l — ]
[3] Price Typical Floor Size SF C———— 1l 1
[5 ] Mare Characteristics R -
Year Built L ol ]
LOIReSUSS | YegButorRenovaled = [ ol
= et —— o ——
ercen 0
Asking Rental Rates/SF ] 1o C l
Building Class oAoBOC
e . O Income Property
D OwnerfUser
Ocey D Multi Tepant
Pay CISinge fenart
Oceu DO Multi Tenant
Fay D Single Tenant
Building Status DExist
2 .
| o Undern%onslructxon
Flex Buildings ODo Not Include
(Company ]
Listing Brokerage Company | | |

FIG.49
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Search : 38,711 <Update Count] |2
COSTAR i Matching
EXCHANGE | Step4 Size Proveties

Home NewSearch | SavedSearch | Resufs | Hep | GetResus >
Speaity the market conditions you want CoStar Exchange fo ind.
(1] Property | (Vacancy & Absorpion )

| 2 | Location Vacancy Rate IhRegion T 1T 1%
. ncy Ingggmarketl 1 To I 1%

[3] Price
; Point Increase Last 12Months InRegion [T 1o
Stze In Submarket 1 To | I

[ MMare Point Decreas Last 12 Months In Region
'] —
[ 6 ] Resuls i Sbmate ] To ———

[&C] 12Months Gross Absompion ~ InRegon [ 1 To 15
Asop In Submarket 1 To | ISF

f2MonthsNetAbsopion ~~ InRegin [ 1T [ —15F
Asop In Submarket [ 1 To [ ISF

©Annual  OMon
Asking Rental Rates/SF InRegion SC—— 1 To &

" In Submarket|$[ | To | I
Inventory Ratios

Ratio of Net Absorption/inventory InRegin [ 1T [ ]
Ao " In gﬁgman(etl 1 To I

Rafio of Gross Absomtioniv ~ InRegon [ 1o [
4 In Submarket 1 To | I

Ratio of Under Construcionfiv InRegion [ J1To [ ]
In Submarket ] To | I

Cinventory _ ]
Total Building Inventory SF InRegon [ 1To [ ]
Aoy In Sggmarketl 1 To [ |

Average Building Size SF InRegon T 1ol ]
e B  In Submarket] 1 To | ]

Number of Buildings InRegon T 1T C—— 1
In Submarket[ [ To | ]

Under Construction SF IhRegion [ 1ol ]
In Sggmad(etl I
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COSTAR 8’;},&‘,”,&%&”""
EXCHANGE | LosAngeles Calfomia
Cl eBuidi mf282 000SFOfferedat®49,500000 .
of " Oveview | Financial Y- Tenans Y Makel Y Comps Y Map
b [ Investment Summary ] _
Ned e W BEysm BT
Back Price/SF: Area: 16,560SF
Cap Rate: 852% Year Bunlt 1973 Renovi967
ReSults = Percent Leased: %0%  SdesStatis:  UnderContract
= Hicing [Ighlm )
Rergove propertyoffersu depotenbalmmerentalmcome thasmaintainedhistorically
il %@hu%”éo’s[’oa"r%ye% e P pselparend
New Search 19873tacostofov?§6 d
Bui D&escn 282 (JOIISFL Building Cl Class A
| : , ass:
y Py%g I’kl):% s:ee g Lothi::nsAlor?g 'fiﬁ:gsqsssﬁ
Core Factor 4% Building FAR: 13.2
Elevators: ning.  LAC2.VL&0
~ Percent Leased: 96.0% Parking Ratio: 3.8:1000SF
Avallab!eSpaoe: 55,131SF Open Parking: 30
il BN o e 1477
AvgTenantSize: ~ 8,545F Parzlgngﬂat&c $120Reserved
> Tenantsenjoyoceanviewsandmountainviewsfromalifioors Thepropertyis
convenien \llaletweenCenMryPg'd?EastandRoxbuerﬂve
Aerial
Assthand 4,150,000 Property Tax Rate; 1.023%
{ 2 000
/ A T 300, "Brope & sssgﬁ
"ﬂf;"" [ Location R
Metro Market: Los Angeles
Mep Submari?& hoesstAl?gsel ggeles
Zip Code; 90035
Map Book/Page: 41-C-15
BlockALot: NotSpecified
PamelNumber 4301281
{ >Commentsaboutthelocaionwilgohere
'\—/—Jv —
CONT, ON FIG, 528

FIG.53A
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- CONTFROMFIG. 53A
's ‘ A R}
[ Downloads | ( Bulding Team 1
Financial Prope%yanagen Arden R,ea‘ly
' e St
$§m CoSta'Contact‘ { .{&I;one)
{come 800}603-1301 {fax)
m@ashmw Transachon Cudelmes )
w—_Y% Sales Status: UnderContract
[ Markefing: October?,1999-Decembert4,1999
Flow Schedul Final Offers: January15,2000
Tenant Contract (S;&gng: Feb,maT 00562000
RentRol | ng: Aprit3
Active on Exchange: October28,1999
e Lastl“adaqg: Novembert{ 100
PIX Tour Days on Market: 38
Pood Eim | (Proseed By n
| Lobby | BeiflerRealtyServices ‘
8258.Bamngéon S(phone)
LosAngeles,CA%0025 310-820-2056(fax)
www.beitler.com -

FIG.53B
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CI0fiice Financial - Microsoft Intemef Explorer Lo
| File Edt View Favorte Tools Help
4
COSTAR &1 weﬁﬁ&'%%nm
EXCHANGE 88185
A282 SFOfﬁceBmldmg Offered at $49,500,000
2057 [ Oweniew Y Frencd | Tenats Y kel Y Coms Y Wep ﬂh
Nex (Financel Overvew )
Price: 500,000 - Use: Income Pro
B o CapRt Ve
Resis (" Financial Worksheel ]
Refoue Change a field in the worksheet and click "calculate’ to refresh the section with new numbers.
0 Down Payment $2,308,150 Price; § 20,000.000)
Prnd Newloan:  $20,00010000 CopRel: [ 500%
New Search Net Operating Income; $1,000,000 Down Payment 30 %
Loan Payment $520012 Inferest Rate: 0.00) %
Pre-Tax Cash Flow; $172433 Loan Temn: k1]
YAz Y | Calculate |
(Gross Income: $6,627,000 Takes: $560,000
Other Income: $1,405,000 Insurance: $109,784
Vacancy Alowance: $(401,600) Uties: $871,090
Operafing Expenses: (33,418200) Wages: $423,691
Net Operating Income: $4,218200 Maintenance: $409,000
Loan Payment §(3,361,348) Management $275,000
Pre-Tax Cash Flow; $836,252 Misc/Reserves: 13,635
Curent Asing ReniSF: 540 1ol EstErpenses (,412200)
Est Average RentSF: $23.50 Est Expenses/SF: $1210
(_Existing Financing 1
Lender: First Union Exisfing Loan; $925,000
Loan Payment; $83,368 Interest Rate: 80
B DueDate:  November 1, 2027 Loan Tem: A 5
[12Dong [Olntemet

FIG.54
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Office Tenants - Microsoft Intemet Explorer

O - Mi 1100}
| File Edt View Favonte Tools Help
A
9911 West Pico Bivd. |
COSTAR | Cen niury Pad( Center
EXCHANGE | LosAngeles. Calfomia
 AZE, SFOtﬁceBunldingOﬁeredat$49500000
20157 [_Oweniew Y Financial Y Tenants | Mamet Y Comps Y Map
N T _ ~ Tenant information provided Iiy CoStar Tenant
Bk Eu% Tenant QOccupancy SF Bigg% Indusfry %% Est Renf]
068  103% Health 1 2100
Reis | 205 2 New Engiand 13850  49% Meda
= 50 S ' 13841 4% Financi
Remoee | 5 e
" Pgarch aseAttomeVL £g
Ten :
Unspec ;
ullding Total: ,
(Tenanf Analysis ]
Amﬁé?ag" 14 S Et R e g
Lease Temn: 3Months  EstRolovernext3bMontis 36500 SF
A BA Gty R
ntN
Any tenant notes wil go here and if here are none, this section will be supressed.
V|
4] 1>
[C0one T IChene

FIG.55
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Y
[File Edt View Favorte Jools Help
A
9911 West Pico Bivd. —
COSTAR fury Park Cente
EXCHANGE Ce"'ém Cdiomia
A 282,000 SF Office Bundmg Offered at $49,500,000
201257 [ Owenvew Y Fiancid Y Tenans Y Maket Y Comps T Ma,v 1‘
N Ve N Market informafion provided by CoStar Property
Baxk Subject  Offce S e Pt Office Propertes
Reill Property P’v"@m F,[\rP)J(cl.gtLA Los Angeles
- Numberof Bunldng 1 3 1225
Reffove WONSE  420M49705F 790134$F 338,590,353 SF
0 Average {1 WS 131518SF  BTMSE T d6BeAS
Print Nerge Slz SM5SF  70SF TIBSF  6§42SF
* verage BuidngAge: ~ Z6YRS 21YRS 19YRS 17YRS
e reent Leased 06.0% 04 6% 91.0% 85.8%
#AvailabIeS xes 12 854 4% 9476
Avlabe Space:  300SF  A37258SE  T8%BISE  58P02084 SF
Aghdibees  ZO0E ) gAbSE A0S 200%
Vacant Space:~~ 3000SF  20320008F  44BATISE 4284690 SF
AvgVacantSpace:~ 230008F T 35000SF 4BNSF T Z3000SF
VacancyRate:  820% 540% 6.20% 11.75%
ey YAG  460% 8.70% B.50% 13.20%
Vacarcy Ree ¥ YAG: 360 33 23 #55
Inven ] N
l St Ofice PrnopsOfoe Ppeses Ofice Propetes
Proery est A M Los Angeles
TSy 20057 400 O7THTIISE 3BERBISF [
Congtru*hon 0 1IB00SE  T100SF  3783310SF
Renovaton: 0 RRSE SRS (7BMSSF
Fojoed ki - P T
Total Rentable Space:  2820006F  420BA5T0SF 61790134 5F 338,500,353 SF
12Months Gross Absp:  4074SF  36BEOTSE 158150 24260592 SF
12MonhsNetAbsp:  156568F  GAB1G5SF  JBMBOSF 2302255 SF
P )
Subject OlﬁcePCIasrt?é Office Properties Office Properties
Propety estLA estA  Los Angeles
Avg Asking PricelSF:  $175.98 $18190 §12860 $101.55
eris; 10 0 0% 825
»Ft?Askmg IS %?é.m %.as %57 LR
entChangevs YAG:  +3200 19345 +3251 H16 |-
Updated October 28,19%9 [%
BT [T Tohene
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C30fioe Comps - Microsoft Infemet Explorer |
| File Edit View Favorite Tools Help
] A
COSTAR %w?;f("c‘éaé'f
EXCHANGE An&jeé&s
A2 FOfﬁceBulldrngOﬂ‘eredat$49500000
20057 [ Ovenview Y Financial Y Tenants Y Mamet ) Comps [ Mp )
\ Comparable sales information provided by Comps, Inc.

Net | (CompuaRSaERD e Pogertes
B;ck Show Comparable Properties Sorted by: 2306
) Address CiiY Distance [Building SizefYear Buif[Sale Price] Price/SF | Cap Rate |
el 7T —
o iiding Class: ass
Refove Bund'fg S AN ke T
) iof BFoos  CapRate NA
s Vb 1981 ubjct Property Fll Dets
B P T s —
Ul ass. ass X
= {n dosee AU hose 0000
222 P 6 Floors Cap Rate: NA
ZZEi eaéBuelthhm - 1%(;%6 " SaleDate: June 3, 19%
enman ers
Y i oy [FalDeis
40T Wishire Bvd = Frst Federd el Sy St s, C A
. $90,000,000

Building Class: SoIdPnoe.
l%""f Size: 32%3 N [roatF $111. 65(SF
L - ul I L ure’, 18
. as Emme
Vyer-2olg 01 mils fom Subjegt (P01 e
11755 Wilshire Bivd © Wilshire LandmarkloLosAngeles CA 90401
Buikding Class: ?
Buid Size: 3176249 SF Pnce!SF &) 77/31-
#of Cap Rate! 8 0%
Year BBu:ItC S 1986 Sale Date:  June 15, 1098
Lyer. CALSTRS 0.4 mills from Subject [Full Details|

1900Avenue oflheSta:soWlshlre Landmark | o Los Angeles, CA 90401
W

lo

1d Cla Class A Pnce
Yearaumf, S B e
Buyer. Diveo West Properties . Fil Dol
05 il fom Sbjet

2302 2304
v
Do [JOMtemet |
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/7830 Oid Georgetown Road A
/2438 Woodmont Ave

{6905 Rockledge Drive

1 5001 Nicholson Lang
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| 2 sathesda Metro ce
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7316 Wisconsin Ave

7830 dd‘éuorgetown“ m Road &]]n[n ﬂlﬂm &g]km ‘l’n Eﬂhﬂ gl 9

‘Writtan by: Edwin Colico

Allwin Bidg. Sells in Bethesda
7830 Old Georgstawn Road Salls for $8.6 Million

T/8/2082

7830 Bethesda LLC purchased 7830 Oid Georgetown Road
in Bethesda, MD for $8.8 million or $159.88 par square
foot. Drew Flood and Mark Suliivan of Cassidy & Pinkard
Inc. represented the seller, GE Capital Realty Group.
Know as the Allwin Building, 7830 Oid Georgstown Road is
a 53,165-square-faot, 4-story office building in the heart
of Bethesda, Built in 1985, this building features surface
parking at 2/1000 and coversd parking at $110 per
month. A total of 6 tenants currently pccupy 7830 Old
Georgetown Road. Eagle Design and Management occupy
approximately 65% of the property and its lease expires

i in July 2006,
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SYSTEM AND METHOD FOR COLLECTION, DISTRIBUTION, AND USE OF
INFORMATION IN CONNECTION WITH COMMERCIAL REAL ESTATE
This application is a continuation-in-part of Application Serial No. 09/973,703, filed
October 11, 2001, which is a continuation-in-part of Application Serial No. 09/693,988, filed
October 23, 2000. This application also claims the benefit of U.S. Provisional Application No.

60/325,164, filed September 28, 2001, which is herein incorporated by reference in its entirety.

BACKGROUND
Field of the Invention

The present invention broadly relates to the field of electronic commerce and global
network information management services, and particuIarly, to a system and method for creating
a unified commercial real estate data model through collection, distribution and use of
information in connection with commercial real estate and web-based information systems that
facilitate the buying and selling of commercial real estate. More specifically, the present
invention relates to a system and method for providing communication and analytical tools that
interface with a commercial real estate database and support commercial real estate transactions
between parties. These communication and analytical tools include: 1) a survey tool; 2) a
commercial real estate transaction tool; 3) a tour scheduling tool; 4) an activity summary tool;

and 5) a tool for analyzing commercial real estate data.
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Background of the Invention

Whether measured in terms of variety, volume, or value 8f transactions, the market for
commercial real estate information is vast'. In 1998, the U.S. commercial real estate market had:
hundreds of thousand of leasing transactions, with an aggregate value of more than $200 billion,
and had tens of thousands of sales transactions, with an aggregate value of $285 billion. In the
same year, lenders, provided tens of thousands of commercial real estate loans, with an aggregate
net value of more than $110 billion, according to the Federal Reserve Board. F.W. Dodge
reports that during 1998, construction commenced on 766 million square feet of commercial
properties with an aggregate value of $52 billion. Finally, vendors made $10 billion in sales to
tenants who were moving to new facilities, according to the Corporate Realty Design and
Management Institute.

Despite its enormous size, the real estate industry in many ways is a backwater. In the
current market, real estate brokers perform various functions. To begin with, individuals,
institutions, and owner/users buy and sell buildings. The aggregate sales value of commercial
properties sold in the United States in one year is about $285 billion, according to a Federal
Reserve estimate. Most transactions occur through the use of a commercial real estate broker,
whose job is to list the asset for sale, disseminate the correct information, respond to questions
and requests for specific information, attempt to create an auction atmosphere, and complete and
close a sale. Brokers typically receive between 1% and 6% of the sales value of the property,
with the lower commission rates corresponding to higher sales values.

Below a level of, about, $5 million, sales are typically locally sourced to local users or

individuals or small institutions. Beyond $5 million and, more acutely, past $10 million, the
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market becomes more regional as the buyer base narrows. Above $25 million, the market
becomes institutional in the sense that the potential buyers are REITs, pension funds, advisors, or
corporations. At this level the market becomes national and, to some extent, international. It is
critically important to limit the dissemination of information in this context.

In addition, every building that is not owner occupied must be leased. Brokers usually
take one side of the transaction as either the listing broker or the tenant rep. Listing brokers list
the space for the property owner and attempt to drum up interest in the space with fl yers and
information packages. Brokers also typically specialize in a type of property and in a region, so
their added value is in knowing who is most likely to want a specific space for lease. Tenant
representatives usually represent the tenant and are specifically looking for space for expansion
or to enter a new market. Tenant representatives consolidate all the listing information from the
listing brokers in a market for a specific type of space, conform the package, and help the user
make an informed decision. Many individual brokers do both.

The real estate industry is so large and fragmenfed that, historically, there has been nd
meaningful national research. Research that does exist is typically local or regional in nature,
frequently limited to occupancy and rental rate information, and most of the time only
marginally accurate. From market to market, different data was kept by the administrative
assistant for a couple of local brokers, who would then hold that out as proprietary knowledge in
that particular market. Ten years ago this was out of date; by today's standards, it is completely
useless. With the trend towards much more liquid real estate markets and the dominance of large

regional and national tenants and capital providers, the need for accurate national data has

become acute.
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At present, however, transaction costs are high, and information is non-standardized as
states, cities, and local communities all have their own rules and rggulations. To add to the
milieu of confusion, investors and owners frequently have different tax statuses, SO comparisons
are never apples-to-apples. Brokers typically use this to their advantage - their pitch becomes "1
am the only one that knows all this stuff, and if you don't use me, what you don't know can hurt
you." A helpful way to think about this would be to imagine that each securities brokerage firm
maintained its own exchange, instead of them all feeding the NYSE and NASDAQ. Clients
would have little chance of getting the best execution since there would be a closed market only.
To some extent, real estate hés operated this way historically, except that each of the brokerage

firms referred to these closed networks as "proprietary information."

Over the past 15 years, however, a new class of investors and users has opened up the
business. National institutional owners like the REITs and large ERISA managers like Jones
Lang LaSalle have created a need for standardized, reliable information and processes. Tlﬁs, in
turn, has led to a mass consolidation among the smaller local and regional brokers. This trend
toward a national information standard is becoming more powerful. The old model of the local
power broker is being replaced by a single-point-of-contact model for national real estate
companies, in which client needs are met with just one relationship. The only way a small
brokerage firm can level the field is by having access to the same information as the larger
brokers.

It has been long demonstrated in other contexts, €.g., the securities industry, that
distributed information improves market efficiency. In the securities industry each broker has a

system on their desk that gives them access to standardized, accurate securities pricing



[0010]

[0011]

information. Largely, information is collected by the exchanges and consolidated into a standard
system of quotes and news. The vendors of the information try to figure out the best way to
graphically present the information and to price the data feed to maximize revenue. For the most
part, the major quote and information providers are all providing the same thing. The present
invention relates to a way of applying this approach to real estate information. By centralizing
and standardizing the information, it has made it much more user friendly and, hence, valuable.
It has created a digital exchange with itself as the sponsor.

To facilitate transactions, industry participants must have, extensive, accurate, and
current information. Members of the commercial real estate and related business community
require daily access to current data such as rental rates, vacancy rates, tenant movements, supply,
new construction, absorption rates, and other important market developments to carry out their
businesses effectively. Such data collection is time-consuming, as shown by a 1996 study,
which found that commercial real estate professionals spent 40% of their workday collecting and
analyzing information on the real estate market. Therefore, there is a need for a unified
commercial real estate data model to develop an efficient marketplace, where members of the
commercial real estate and related business community can exchange information, evaluate
opportunities using national standardized data, and interact with each other on a continuous
basis.

The pvam'es involved in the commercial real estate and related business community that
require extensive information, include: salés and leasing brokers; property owners; property
management firms; design and construction firms; real estate developers; real estate investment

trusts; investment banks; commercial banks; investors and asset managers; government agencies;




[0012]

[0013]

mortgage-backed security issuers; appraisers; media; tenant vendors; building services vendors;

communications providers; insurance companies and institutional advisors.

The commercial real estate related business community has yet to develop an efficient
marketplace because of the fragmented approach to gathering and exchanging information within
the marketplace, i.e., the lack of a unified data model. Various organizations, including hundreds
of brokerage firms, directory publishers, and local research companies, have attempted to collect
data on specific territories and to develop software to analyze the information they have
independently gathered. This fragmented approach resulted in duplication of effort in the
collection and analysis of information, excessive internal cost, non-standardized data with
varying degrees of accuracy and comprehensiveness, and a large information gap.

The creation of an efficient digital marketplace for commercial real estate requires a
unified data model -- an infrastructure of a national, standardized database, accurate and
comprehensive research capabilities, and intensive, real-time participant interaction. The global
information network or Internet can help maximize interaction among participants in a
marketplace. The Internet has emerged as a mass communications and commerce medium
enabling millions of people worldwide to share information, create communities among
individuals with similar interests, and conduct business electronically. International Data
Corporation projects that the number of Internet users will grow from 100 million in 1998 to 320
million in 2002. In additi'on to its emergence as a mass communications medium, the Internet
has features and functions that are unavailable in traditional media, which enable users to:

communicate or access enormous amounts of information at low cost and without geographic
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limitation; access dynamic and interactive content on 4 real-time basis; and communicate and
interact instantaneously with a single individual or with entire groups of individuals.

Along with the impressive overall growth of the Internet, business-to-business usage is
also growing rapidly, as businesses are increasingly leveraging the Internet's ability to reach
clients globally, deliver personalized content, and open new distribution channels. Forrester
Research projects business-to-business electronic commerce to grow from $17 billion in 1998 to
$327 billion in 2002.

It is in this context that there remains a need for a system and method for creating a
unified commercial real estate data model through collection, distribution and use of information
in connection with commercial real estate and web-based information systems that facilitate the
buying and selling of commercial real estate. The collection, distribution, and use of information
would preferably include the ability to search all commercial real estate data, across multiple
markets, geographic regions, brokerage listings, and data categories and types. The desired
system and method would also preferably indicate the timeliness and reliability of the
information, and would present the information through intuitive, convenient user interfaces.

The present invention also relates to a method and system for listing and brokering a
commercial real estate and its financial derivatives. An underlying principle of commodities,
equities, or bond trading is that the asset sought to be traded have an intrinsic value which can be
determined, usually by a market exchange, and that that value will shift based upon the vagaries
of the market. The determination of market value can be aided by systems such as that described
in U.S. Pat. No. 4,713,761, System for Centralized Processing of Accounting and Payment

Functions, issued Dec. 15, 1987 to Sharpe et al., and in U.S. Pat. No. 5,222,018, also for a
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System for Centralized Processing of Accounting and Payment Functions, and issued Jun. 22,
1993 to Sharpe et al. These systems merely provide a revenue or cost value, which can then be
used by analysts in determining a market value for the listed commodity. The ability to extract
historical financial and market information, and to evaluate shifts due to events that pressure
those markets, has been addressed by such art as U.S. Pat. No. 5,414,838 for A System for
Extracting Historical Market Information with Condition and Attributed Windows, issued May 9,
1995 to Kolton et al. Again, the element of speed in reacting to the vagaries of the market
provides the asset trading markets with winners and losers on a day to day basis. Transaction
time for financial markets has been addressed by such art as U.S. Pat. No. 5,420,405 for a
Secure, Automated Transaction System that Supports an Electronic Currency Operating in
Mixed Debﬁ and Credit Modes, issued to Norman E. Chasek on May 30, 1995.

U.S. Patent No 5,724,524 to Hunt , et al. describes a Method and System for Listing,
Brokering, and Exchanging Carrier Capacity in which listing, brokering, and exchanging 2
commodity requires identifying a plurality of characteristics of the particular commodity, and
then entering those characteristics into the database of a data processing system utilizing a real-
time clock. An exchange market for the commodity is established based upon a pre-selected set
of its characteristics. After a market price for the commodity has been set, a class (or classes) of
financial derivatives is established together with a financial exchange market for those
derivatives. The characteristics of the derivatives comprise: a common descriptive link between

varied commodity types; a contract length that runs from the purchase date of the contract to the

performance date for the commodity; and, a contract price.
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In the context of commercial real estate, there has heretofore been insufficient reliable
information to create derivatives based on the commercial real estate market. It is an object of
the present invention to provide a system and method that support the creation of financial
derivatives for commercial real estate. More specifically, it is an object of the present invention
to shift the financial burden of long-term leases through the financial markets by providing an
opportunity to hedge against the future. While the landlords would have to guarantee that
capacity will be available at a time when it is required, the financial burden of the landlords will
be minimized by making capital available up front in exchange for capacity later. A further
object of the present invention is to provide the financial markets with an ability to trade
commercial real estate space as a tangible commodity by providing the method and means for
doing so.

As used herein, "Commercial Real Estate" means any real property, including, without
limitation, office, retail and industrial rental space, a building, and multiple buildings for use by a
business entity, or one or more facilities or buildings that a business entity occupies for the
purpose of conducting its operations on a routine and ongoing basis.

"Market" means a geographic region, e.g., the Washington, D.C. metropolitan area, that
includes all buildings or potential buildings available for business occupancy, with boundaries
that are consistent with U.S. Census standards and that are generally accepted definitions of
metropolitan areas.

"Submarket" means a geographic area as a subset of a Market and that includes buildings

or potential buildings available for business occupancy, with boundaries generally accepted by

local real estate professionals.
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"Grade" means the designated quality of real estate on a relative scale of quality, based
primarily upon a generally accepted classification structure, such as Class A, B or C properties.
Real estate experts familiar with the classification systems and with generally accepted standards
can provide this “grade” designation.

"Rent" means the annual amount paid by a business entity for rights to occupy real estate.

"Vacancy Rate" means the percentage of square feet that is offered for lease in a market,
submarket, or building.

"Absorption" means the net reduction in vacant square feet over a defined period
(typically, twelve-months) resulting from new tenants, new construction, and lease terminations.

"Comparable Real Estate" means real estate that is approximately equivalent in Rent,

Grade, Use, and/or location to the business entity's Real Estate.

"Area" means an indicator of economic attractiveness of the submarket where the real
estate is located; and it is based, for example, upon rents, vacancy, absorption rate, and/or other

measures of economic attractiveness of a submarket.

"Risk" means an indicator of the financial, market and environmental exposure of real
estate and of the financial, market and environmental risks associated with the employees and the

business entity's occupancy in the real estate.
“Owner” or “Owner’s representative” means anyone acting on behalf of an owner,
including for example the owner’s broker, the owner’s property manager, and the owner herself.
“Seller” or “Seller’s representative” means anyone acting on behalf of a seller or

potential seller, including for example the seller’s broker, the seller’s property manager, and the
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seller herself. The seller represented by the seller or seller’s repreéentative includes potential
sellers and those actually selling.

“Buyer” or “Buyer’s representative” means anyone acting on behalf of a buyer or
potential buyer, including for example the buyer’s broker and the buyer himself. The buyer
represented by the buyer or buyer’s representative includes potential buyers and those actually
buying. |

“Confidentiality agreement” means a legal, binding contract requiring parties to the
agreement to treat certain information as private and not for publication. For example, in the
context of real estate, a confidential agreement requires that a buyer keep a property listing
confidential in return for viewing the property listing. As used herein, “non-disclosure
agreement” is synonymous with “confidentiality agreement.” Executing and submitting
confidentiality and non-disclosure agreements can occur, for example, by clicking-through an

“accept” button for an agreement posted online or by exchanging electronic documents having

electronic signatures.

SUMMARY OF THE INVENTION

An object of the present invention is to provide a system and method for creating a
unified commercial real estate data model through collection, distribution and use of information
in connection with commercial real estate and a web-based marketplace that facilitates the
buying and selling of commercial properties.

Another object of the present invention is to provide a web-based information distribution

system that supports the efficient and secure buying and selling of commercial properties.
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The present invention provides a unified, robust, and unbiased Internet marketplace for
commercial real estate. The system has access to databases containing independent and
comparable data on commercial real estate, which are continuously assembled and updated by
professional researchers. The system includes a database detailing office and industrial space in
the subject market that is comprehensive, accurate, and up-to-date. The system also includes a
tenant information database of information about tenants that allows users to identify and target
the most likely tenants to lease space and determine the underlying demand for commercial real
estate in their market.

This broker-centric model of the present invention enables sellers to reach a larger and
more qualified universe of buyers, and enables buyers to more quickly énd effectively find and
evaluate commercial properties for sale by instaﬁtly referencing correlating web-based
information. The present invention features properties for sale, including correlating content on
comparable sales, for-lease space availability, commercial real estate inventory and market
statistics, tenant information, and an image library of building photographs, floor plans, aerials,
and maps. It also includes background information on buyers, sellers, lenders, owners,
principals, and service providers.

The system of the present invention allows real estate buyers to review potential deals
through a search engine that matches properties for sale with buyers' investment criteria. The
system speeds up the commercial buying process and does what electronic trading of securities
through NASDAQ did for the over-the-counter market by creating an open, efficient market for

commercial real estate.
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Currently, sellers of a property hire a broker to market the building. Usually that broker
shows the building to a limited number of prospective buyers, in§titutions, or.private buyers with
whom the broker has some personal connection. The system of the present invention site allows
sellers and their brokers to advertise a building for sale to a much broader audience, but in a
controlled manner: buyers have to prove they are serious and have the resources to buy the
property before they can see any in-depth details.

At the same time, buyers can input various criteria such as price, size, location, and
desired vacancy rates and receive a list of available properties. When a seller shows a
prospective buyer a package of information about the property, the buyer can independently
verify statistics about the building like rent rolls, tenant base, and comparable sales prices for

similar buildings in the market by trawling through the system’s databases, which are compiled

by researchers.

By acting as an independent collecting information through independent researchers, the
system short-circuits the buyer's analysis process on any given property. In this way, the system

eliminates the need to expend time, money, and effort only to find out that data provided by the

seller was misleading.

In the currently preferred embodiment, the service is free for sellers and their brokers,
while buyers and their brokers pays a subscription on a sliding scale from $250 a month up to
$20,000 a month, depending on the size of the buying entities.

The system provides an interactive marketplace that enables brokers to reach a larger and
more qualified universe of buyers and sellers faster, thus helping them complete transactions

more rapidly, efficiently and cost effectively - through the Internet. The system is capable of
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providing information on thousands of properties for sale, including correlating content on
comparable sales, for-lease space availability, commercial real estate inventory and market
statistics, tenant information, and an image library of building photographs, floor plans, aerials,
and maps. The system can also provide background information on buyers, sellers, lenders,
owners, principals, and service providers.

The present invention provides a digital marketplace in which the members of the
commercial real estate and related business community can continuously interact and facilitate
transactions by efficiently exchanging accurate and standardized information.

The system of the present invention also facilitates mortgage lending. In particular, since
reliable information concerning all factors needed to evaluate a commercial loan application,
e.g., the building characteristics and the information concerning prospective borrowers, are
accessible to the system or maintained within the system, the system facilitates matching
borrowers with lenders. Alternatively, the system lists all available lenders, either generaily or
only those lenders that are willing to lend money for a particular property. The borrower can
click on a particular lender and obtain information or submit information for loan pre-approval.

The system of the present invention provides enough information to allow lenders to
actually underwrite a property. Based on the property information, the lender is able to commit
to a particular loan regardless of who is buying the property, subject only to verification of credit
information. The system allows a lender to offer better terms to a strong borrower. Lenders
recognize the value of such a system, but, as yet, have been unable to create suitable automated
underwriter systems that pull in discrete, disparate data fields and create massive automated

valuation underwriting. Lacking the unified data model, lenders heretofore have had to pull data
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from various systems making it extremely expensi{/e to underwrite a property. As such, lenders,
to reduce costs, have had to be very selective in choosing systems from which to pull data.

There are three levels associated with underwriting properties and with establishing an
underwriting marketplace. The first level involves simply providing quotes and information on
loan programs and then matching that to people’s requests. The second level involves ‘soft
quotes’ — in which the system provides enough property information for lenders to provide a
commitment of loan quotes on a non-request basis. This second level allows lenders to
proactively market loans instead of responding back to requests for information.

The third level is refinancing. The system and method of the present invention make it '
possible for lenders to send pre-approved loans to the owner of any building, whether or not the
owner is seeking to sell or refinance. Most owners are not currently marketing their property for
sale or refinancing. However, owners may still be receptive to profitable offers. The unified
data model of the system of the present invention allows lenders to go into the broad universe of
all the properties stored on the database of the present invention and create a pre-approved credit
line or a pre-approved loan for these different properties. Moreover, for certain properties, the
unified data model of the system of the present invention has enough information to underwrite
the loan. The system of the present invention has enough information to actually submit pre-
approved offers and provide soft quotes. In contrast, without the unified data model and system
of the present invention, the expense of underwriting loans is so large that lenders cannot process
loans for under a certain amount. The invention therefore allows lenders to considerably
increase their Joan volume and brings much liquidity to the marketplace. Everyone is able to

find out the best possible loan that one could obtain on his property.

IS
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As a further aspect of the present invention, a lénding product is provided on the system
that lists every lender that the system tracks. The present invention enables customers to click on
a lender’s name in the list to request a free package of materials from that lender. The system
facilitates this communication between the customer and a prospective lender.

The system uses linked databases and computers to provide a wide array of digital service
offerings including a leasing marketplace, a selling marketplace, decision support, tenant
information, comparable sales information, property marketing, and industry news. All of these

services are preferably digitally delivered and most clients receive daily service updates over the

Internet.

The system includes a comprehensive database of information that is relevant to
commercial real estate transactions, a research department for updating the information, and
links, through the Internet, for example, to participating organizations and other users. The
database of the preferred embodiment has been constructed over more than a decade by a |
research department that now makes over 1.8 million updates each year to the database. The
system has obtained and assimilated over 50 proprietary databases. The database now covers 54
commercial real estate markets in the United States. It tracks over 15 billion square feet in over
350,000 properties, including more than $40 billion in properties for sale, and over 900,000
tenants. It is estimated that 36,000 participating companies use the marketplace of the present
invention to distribute information on their properties. Of these participating companies,
approximately 3,600 are clients, representing 25,000 end-users, who subscribe to the services to

facilitate transactions, market services and properties, and conduct market research.
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The system of the present invention provides a digital commercial real estate marketplace
that takes advantage of network effects. The digital marketplace can be used by and deliver
value to several distinct categories of users. To begin with, a large percentage of the commercial
real estate industry participating companies use the marketplace to distribute information on their
properties. Some portion of these participating companies, are subscribers that pay for enhanced
access or additional information or related services to facilitate transactions, market services and
properties, and conduct market research. A significant aspect of the present invention is that the
users, including clients and other members of the commercial real estate and related business
community, assist the system operator by continuously updating the marketplace data. Each day
thousands of updates to the marketplace database are made. The resulting information is
distributed via the Internet, creating a more dynamic and efficient market for transactions
involving the commercial real estate and related business community.

The system of the present invention capitalizes on the information accumulated in the
digital marketplace to create a high value-added, full-service solution for users. The system of
the present invention provides the following services:

» Digital leasing marketplace - provides the information required to efficiently
conduct commercial real estate leasing transactions, both between brokers and
between owners and brokers. This service provides a more comprehensive
solution with much higher data quality, at substantially less time and cost.

e Digital selling marketplace - provides the information required to efficiently and
securely conduct commercial real estate buy and sell transactions. This service
benefits users by allowing purchasers to make more-informed investments and

sellers to maximize realized property values.
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e  On-line decision support services - allow members of the community to perform
an analysis of underlying market conditions and trends when making investment,
leasing, purchase, sale, build, and marketing deci$ions involving commercial real
estate. These services benefit users by providing more powerful, flexible, time-
efficient, and accurate analytic capabilities.

e Comparable Sales Information - enables members of the real estate community to
evaluate property value by analyzing comparable sales information including
information on sale prices, income and éxpenses, capitalization rates, loan data,
and other key details. This service provides a database searchable by such
parameters as location, property type, square footage, price range, and number of
units.

o Tenant information services - enable members of the commercial real estate and
related business community to identify and market to the tenants who are the most
likely prospects for their goods and services. These services benefit users by
more precisely identifying and capturing viable prospects at a lower cost.

e  On-line property marketing - provides a unique on-line means for the commercial
real estate and related business community to direct advertising to the appropriate
decision-makers. This service benefits users by providing them increased
distribution, higher visibility, and a more cost-effective way to reach their
targeted audience.

o On-line industry news - allows members of the commercial real estate and related
business community to remain current with developments in the industry. These

services benefit users by providing more timely and in-depth news.

[0053] All of the foregoing services can be digitally delivered via the Internet or through other
forms of downloads. The increased availability of services from a web-based platform will
allow the commercial real estate and related business community real-time access to the digital

marketplace data and provide the opportunity for increased interaction among community
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members. The practical result of this increased interaction is the development of a more efficient
commercial real estate marketplace.

The system of the present invention uses the latest technology to continuously improve
data collection,' enhance sales efforts and service capabilities, and control costs as the
marketplace framework and unified data model is built. The system preferably uses a mobile
information-collecting device that is equipped with a GPS system and a link to the databases of
the system of the present invention. The device further includes a display screen and input
device, and can also include a web camera. As detailed below, the system is able to provide
location-sensitive real estate information automatically, and to perform other useful tasks by
correlating a vehicle’s instantaneous position to data stored in a remote database to identify
geo graphically pertinent information and transmitting the geographically pertinent information to
the truck for display on the display panel within the truck. Optionally, the mobile information-
collecting device also includes audio capabilities and the geographically pertinent information
includes audio data, such that the device, for example, plays a voice describing the

geographically pertinent information to the occupant of the mobile information-collecting

device.

In addition, the system uses global satellite positioning and the Internet to coordinate
remote field research vehicles equipped with GPS transponders, laptop computers, cellular
communications, and laser measurement devices, to provide the most precise and timely
inventory of available buildings.

The system also integrates a wide client and property information management system

with a telecommunications system and database to allow the sales force, research staff, client-
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service staff, and accounting department to develop a coordinated sales, research, and account
management effort. This enterprise-wide system also assists management in improving quality
control and training.

The system also includes equipment to collect architectural photographs digitally so that
the system can move the images into a database substantially faster and at lower cost.

Thus, the present invention provides the first national and standardized source for
commercial real estate metrics that is comparable between geographic territories. For example,
the definitions of vacancy rates and building classifications have varied among the different
providers of real estate information. Through national presence and uniformity of services and
data across all markets, the system provides a foundation for members of the commercial real
estate and related business community to do business on a national basis. Leading firms within
the community conduct business efficiently in multiple local markets by standardizing their
internal systems on the proprietary database of the present invention.

The system of the present invention provides a unified data model that allows insight into
relationships that were only inferred in the past.

The system of the present invention includes a variety of features that are useful for those
within the commercial real estate field and elsewhere.

For example, the system provides fraud detection — by alerting brokers/owners that their
property is being marketed — any person (subscriber or not) can see “my listings,” which includes
identification of properties that they own/represent that are shown as being on the market.

The system of the present invention also provides intelligent searching — the query

system allows the user to add/remove terms from the search without rerunning the entire search.
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This allows users to refine searches. The ADD/DELETE feature lets the user narrow the user’s
existing search results by adding search terms to the user’s original search request. The search
software retains the user’s original search request and corresponding search results.

To perform an ADD/DELETE Request, the user follows the following steps:

1. Once the user has completed a search request that returns search results, the
user selects ADD/DELETE from the Search menu or clicks the
ADD/DELETE button in the software's toolbar.

2. The user then enters a complete ADD/DELETE request. If the user is using
the Graphical Interface, the user enters the ADD/DELETE request in the

ADD/DELETE Search Request field.

The software returns focused search results through which the user can browse as the user
normally would.

The user may want to narrow the scope of the user’s search if the search results contain
too many documents. Or, after reviewing the user’s search results, the user may want expand the
scope of the user’s search. The user can make these adjustments by modifying the user’s
original search request to include additional connectors and/or search terms — all without losing
the user’s original search results. Narrowing the scope of search results is described herein as
running a query on a query or running a negative search query.

The present invention also provides a database of nationwide commercial real estate
information, in which each data entry is assigned a market and an information category.
Accordingly, the present invention allows the user to execute searches based on market criteria
(e.g., geographic region) and information type (e.g., a particular category of real estate data, such

as a for-sale property, a for-lease property, a comparable sale listing, or a tenant listing). In
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addition, in a further embodiment, the present invention provides each user with a subscription
status that dictates in which markets and information categories .the user can search. For
example, a user who subscribes to tenant information in the Mid-Atlantic region could conduct
an unlimited amount of searches for tenants within that region for no additional cost above the
periodic (e.g., monthly) subscription cost.

In some circumstances, however, a user may wish to obtain information beyond the
information category to which the user subscribes. For instance, a user who subscribes to for-
sale property information may want to learn more about the tenants of a particular building that
the user is considering purchasing. Thus, this embodiment of the present invention enables a
user to purchase one-time searches outside of the user’s subscription status. In this way, a user
who subscribes to searches in one market or information category can conduct one-time searches

in other markets or information categories.

In accordance with another aspect of the present invention, information regarding tenants
is gathered and stored in a central database, and is associated with building information. This
makes it possible, for example, to graphically depict the occupancy of a particular building.

Another aspect of the present invention provides a tenant information database that
contains tenant information from a plurality of markets (e.g., regions of the United States) across
which a user can search. A user can cross-query the multi-market database to look for particular
tenant information, such as the properties leased by a specific tenant, all of the tenants that

occupy a particular building, or all of the tenants that meet a certain criteria (e.g., occupy

500,000 square feet or more).
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Another aspect of the present invention provides a comparable sales database that
contains information on comparable sales properties, and that associates each entry with a
“quality” identification that indicates its degree of reliability and/or timeliness. The quality
identification enables a user to better analyze and use the comparable sales information. As an
example, the quality identification could include one of three categories: 1) verified comparable
sales, 2) unverified comparable sales; and 3) for-sale properties. In this manner, the system of
the present invention allows users to search all relevant comparable sales information, while at
the same time calling to the user's attention the quality of the search results.

The system of the present invention also provides a unique method for searching for
property within a geographical area using a map linked to a database that stores geographically
pertinent information. As an example, the map includes icons showing the locations of
properties for which the database has information. As a user drags a mouse pointer over an icon,
a window pops-up displaying the geographically pertinent information from the database. For
example, the information in the window could include a photograph of the property along with
its sales price.

The system of the present invention also provides confidentiality assurance through a
system for controlled diséemination of information.

The system of the present invention provides and facilitates “soft quotes,” pursuant to

which lenders offer loans on specific buildings subject only to qualification of buyer and possible

discount for premium buyers.
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The system of the present invention also provides and facilitates unsolicited refinancing
offers for owners of buildings. In this way, the system allows building owners to take advantage
of opportunities created by changes.in rates and increased information available.

The system of the present invention also provides and facilitates creation of a derivatives
market/futures market for commercial real estate.

The system of the present invention also provides a mobile data gathering and
dissemination vehicle as well as a system tracking and dispatch of mobile vehicles. The system
of the present invention further provides correlation of data stored in a remote location to vehicle
position in real time. This feature is useful in the context of commercial real estate, residential

real estate and as part of a merchant directory.

The system of the present invention also provides a Jeast cost routing for data transfer

system for transmitting data from the mobile vehicle.

The system of the present invention also synchronizes data stored in data sources by
cross-checking data sources and prompting the input agent to make necessary changes in

affected databases.

The system of the present invention also provides an investment advisor feature that
provides relevant information such as: what is the leasing history of specific building? what is
the history of market in that area? what is the history of the building relative to market (is the

building generally one of the first to fill up)?

The system of the present invention also provides an intelligent assistant for assisting in
setting prices based on the saved searches of users, i.., knowing what other users (buyers) are

looking (searching) for. The system could, for example, advise the user that “if you set the price
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at X level you will hit Y pending searches, but if you set the price at X’ level you will only hit
(Y-n) pending searches.” The system thus allows queries against. pending searches so that the
user knows what people are looking for.

The system of the present invention also provides quick alerts when saved searches are
satisfied to support user investment strategies. In particular, the system notifies the user by
wireless messaging and/or e-mail as soon as a property matches existing search criteria. In
accordance with a particularly important aspect of the present invention, this feature applies to
searches that are satisfied as a result of changes in market conditions that bring a previously
listed property within the investment criteria. )

The system of the present invention in general employs the unified data model to enhance
knowledge of the overall context of business decisions, for example, buying versus leasing.

The system of the present invention makes it possible for a user to extract data relating to
virtually every aspect of a commercial real estate transaction. Although the data is described as
being contained within a “database,” data can be stored in a plurality of linked physical locations
or data sources. The significant aspect is that the database contains information relating to areas
that have previously been only accessible in isolation from one another. By providing a unified
data model and a system for forming a variety of queries against the unified database, it is
possible to understand with precision the relationship between market factors that have
heretofore only been understood in an anecdotal way.

For example, prior to the present invention, a commercial real estate investor might have

recognized the value of investing in a particular building that had low vacancy but was located in
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an area of extremely high vacancy. If so, this investor might also be interested in knowing that a

building that is on the market has lost a big tenant.

Prior to the system of the present invention, however, there has been no unified way of
storing an investor’s investment criteria and continually monitoring the market so as to have the
ability to provide a real-time alert when a property matching the investor’s investment criteria
has become available. This advantage is achieved because databases containing leasing
information are linked with databases concerning buildings for sale, which are linked to
databases that store a particular investor’s investment criteria, which are linked to databases that
store the data necessary to determine market conditions, and so on. It is through the connections
of previously discrete databases that the synergies and advantages of the present invention arise.

In this sense, the present invention resides in the intefconnection of related pieces of
information that allows a true understanding and deep appreciation of a commercial real estate
market. The user of the system of the present invention has the ability to understand data in
context, because the data in one data source is influenced by other data sources that have -
heretofore not been connected.

The data stored in the databases of the present invention is from various sources. For
example, property information can be obtained by researching information sold and information
available. Tenant information can be obtained through personal inspection of properties and
from brokers. Market analytics are obtained through an historical analysis. In addition, tax
assessment information provides yet another source of information.

To gather this data, an aspect of the present invention provides a coordinated method and

system for collecting data for a commercial real estate database having distinct but related
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categories of information. According to this embodiment, the system enters information
concerning one category of information into the database, and then determines the relevance of
that entered information to other categories of information. If the entered information is deemed
relevant to a second category of information, then the system notifies a researcher responsible for
collecting data for the second category of information. The system then provides the researcher
with the entered information.

The coordinated research of this embodiment demonstrates the value of having a fully
integrated database, which, in this instance, relates to commercial real estate. Another advantage
afforded by a comprehensive integrated commercial real estate database is the ability to link
comparable sales records to current lists of tenants in particular buildings.

Another way of gathering information is through mobile information-collecting device,
according to another aspect of the present invention. The mobile information-collecting device
is a truck or other vehicle that is equipped with a GPS system and a link to the databases of the
system of the present invention. The device further includes a display screen and input device,
and can also include a web camera. The system is designed such that the location of the truck or
other mobile information gathering device at any particular instance is correlated to the database
so that information concerning properties in the vicinity of the truck is automatically displayed
on the display screen located in the truck. Thus, as a truck passes a particular commercial real
estate building, information pertaining to that building is displayed, and the operator can

determine whether additional information has to be gathered or whether information obtained in

the database should be modified. The important feature is that the system automatically retrieves
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and displays the entirety of the currently available information so that the operator can determine
if pieces of information are missing or need to be updated.

The mobile information gathering system of the present invention has other applications
as well. For example, a similar device can be used in connection with residential real estate
listings to display pertinent information and directions to the nearest available home for sale.
The pertinent information could include, for example, photographs that pop-up on the display as
the mobile information-collecting device travels. Likewise, the system could be used to display
information concerning merchants, service providers, or tourist attractions within a particular
area in a non-commercial setting. For example, the GPS in a passenger car could be linked to a
database that contains information about local merchants, such as restaurants. As the driver

approaches these restaurants, the system could display advertisements or other information

pertaining to the restaurants.

Thus, in accordance with the present invention, the system provides location-sensitive
real estate information automatically and performs other useful tasks by correlating a vehicle’s
instantaneous position to-data stored in a remote database to identify geographically pertinent
information and by transmitting the geographically pertinent information to the vehicle’s
occupant, by for example displaying the information on the display panel within the truck or
producing an audio message of the information for the occupant to hear.

The invention also provides a method and system for listing and brokering a commercial
real estate and its financial derivatives. In particular, the system of the present invention can be
used in connection with the creation of financial derivatives for commercial real estate. To

create these derivatives, one must have a source of comprehensive information. The system of
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the present invention supports derivatives for commercial real estate by providing sufficiently
accurate market information that supports the creation of indexe§ and derivatives such as futures
or hedge rental rates and occupancy rates. The system can also be used for underwriting and
rating commercial mortgage banking securities.

For example, a big office tenant that must find 60,000 square feet faces entering a 5-year
or 7-year deal or longer-term deal without knowing where the market will be in 7 years. If the
tenant is $10 per square foot above market rate on 60,000 square feet — that is a great deal of
money. Because the system of the present invention contains vast information concerning
historical and current vacancy, projected absorption and demand, projected rental rates, and
supply and demand figures, the system of the present invention can be used to create indexes
with which commercial office tenants can hedge their occupancy costs. The tenants can
basically buy futures, for example, “class A, Washington, suburban, close in office futures.”
This aspect enables Wall Street and the financial community to manage the building space by
watching supply and demand. By watching these futures, investors can monitor and adjust
building construction, making the market much more perfectly balanced. Thus, the system of the
present invention cultivates the massive liquidity inherent in these markets.

Since the system includes data concerning a plurality of characteristics of the subject
commodity, i.e., commercial real estate, in the database of a data processing system utilizing a
real-time clock, an exchange market for the commodity, e.g., a particular type of commercial real
estate "Class A space in downtown Bethesda, MD?", is established based upon a pre-selected set
of the commodity’s characteristics; and, after a market price for the commodity has been set, a

class (or classes) of financial derivatives is established together with a financial exchange market
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for those derivatives. The characteristics of the derivatives compﬁse: a common descriptive link
between varied commodity types; a contract length that runs from the purchase date of the
contract to the performance date for the commodity; and, a contract price.

The system of the subject invention comprises a number of elements that include: data
processing means; means for determining whether a match exists based upon a comparison of the
commodity offered for sale and that requested for purchase or exchange; display means; means
for selecting the matched entry for purchase and/or exchange; and, means for determining and
selecting a class of financial derivatives. The data processing means of the system, in turn,
further comprises a system controller which is further comprised of: a data processing system;
data entry means; memory means; and, communication means for communicating data between
the system controller and a plurality of input and output points.

To achieve the advantages described herein as well as other advantages, and in
accordance with the purpose of the present invention, as embodied and broadly described, a
preferred embodiment of the present invention is a method for allowing information providers to
both distribute specified information through the Internet and control dissemination of
information. This method operates within a system that includes a system operator, a plurality of
information providers and a plurality of information customers. This method includes the
following steps: 1) making the information provider’s specified information available through a
secured website on the Internet; 2) obtaining from the information provider a designation of a
first subset of the information customers that are authorized to receive access to the specified

information on the website; and 3) distributing to each one of the first subset of the information
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customers that are authorized to receive access to the specified information an ID that can be

used to access the specified information.

In an aspect of this method, the system within which the method operates is used to
facilitate exchange of information pertaining to commercial real estate available for sale. In
addition, the information providers are owners or owner representatives that provide information
concerning the availability of their respective properties for sale. Finally, the information
customers are potential buyers or representatives of potential buyers.

In another aspect of this method for allowing the information providers to both distribute
specified information through the Internet and control dissemination of information, the method
further comprises requiring the execution of a non-disclosure agreement by each one of the first
subset of the information customers thaf are authorized, before each one of the first subset of the
information customers that are authorized can access the specified information. The execution of
the non-disclosure agreement can be accomplished by clicking through an agreement posted on
the Internet.

Another preferred embodiment of the present invention is a method for allowing
information providers to both distribute specified information through the Internet and control
dissemination of information. According to this embodiment, the method includes the following
steps: 1) making the information provider’s specified information available through a secured
website on the Internet; 2) obtaining from the information provider a designation of a first subset
of the information customers that are authorized to receive access to the specified information on
the website; 3) distributing to each one of the first subset of the information customers that are

authorized to receive access to the specified information an ID that can be used to access the
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specified information; 4) allowing a second subset of potential customers to query a searchable
database containing a plurality of descriptions of information; 5) indicating to the second subset
of potential customers that the specified information exists without revealing the specified
information; 6) if one or more of the second subset of potential customers are interested in
obtaining access to the specified information, allowing an interested potential customer to
communicate a request for access directed to the system operator; 7) the system operator
forwarding the request for access and information concerning the interested potential customer
requesting access to the information provider in response to a request for access; ahd 8) allowing
the information provider to make a decision to grant or deny the request for access and to

communicate the decision to the system operator. In response to a deny access decision, the

interested potential customer is notified of the deny decision without learning the specified
information. In response to a grant access decision, the system operator grants the interested

potential customer access to the specified information.

In an aspect of this embodiment of the present invention, the method further includes

~ requiring the interested potential customer to execute a non-disclosure agreement prior to

allowing the interested potential customer access to the specified information. For example, the
interested potential customer executes the non-disclosure agreement by clicking through an
agreement posted on the Internet.

In another aspect of this embodiment of the present invention, a profile of a member of
the second subset of potential customers is obtained by the system operator and transmitted to

the information provider in response to a request for access. As an additional aspect, before a
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profile of a member of the second subset of potential customers is transmitted to the information
provider in response to a request for access, the system operator can authenticate the profile.

In another aspect of this embodiment of the present invention, the system operator, in
response to a request for access, obtains a profile of the interested potential customer,
authenticates the profile, and transmits the profile to the information provider in conjunction with
the request for access.

In another aspect of this method, the system operator forwards the request for access to
the information provider in response to a request for access, and requests a response from the
information provider in real time through the Internet or through wireless data transmission.
Optionally, with the request for access, the system operator can also forward a profile of the
interested potential customer.

In another aspect of this embodiment of the present invention, the system is used to
facilitate exchange of information pertaining to commercial real estate available for sale. The
information providers are owners or owner representatives that provide information concerning
the availability of their respective properties for sale. Finally, the information customers are

potential buyers or representatives of potential buyers.

Another preferred embodiment of the present invention is a method for allowing
information providers to both distribute specified information through the Internet and control
dissemination of information. This method operates within a system that includes a system
operator, a plurality of information providers, and a plurality of information customers. The
method begins by making the information provider’s specified information available through a

secured website on the Internet and allowing potential customers to query a searchable database
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containing a plurality of descriptions of information. The method continues by indicating to the
potential customers that the specified information exists without °revealing the specified
information. Then, if one or more of the potential customers are interested in obtaining access to
the specified information, the method proceeds by allowing an interested potential customer to
communicate a request for access directed to the system operator. The method continues by
having the system operator forward the request for access and information concerning the
interested potential customer requesting access to the information provider in response to a
request for access. The method continues by allowing the information provider to make a
decision to grant or deny the request for access and to communicate the decision to the system
operator. In response to a deny access decision, the interested potential customer is notified of
the deny decision without learning the specified information. In response to a grant access

decision, the system operator grants the interested potential customer access to the specified

information.

In an aspect of this embodiment of the present invention, the information concerning the
interested potential customer requesting access is a profile of the interested potential customer.
Optionally, the system operator can authenticate the profile of the interested potential customer
before forwarding the profile to the information provider.

In another aspect of this embodiment of the present invention; the system operator
forwards the request for access to the information provider in response to a request for access,

and requests a response from the information provider in real time through the Internet or

through wireless data transmission.
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In another aspect of this embodiment of the present invention, if the request for access is
granted, the method involves the additional step of requiring execution of a non-disclosure
agreement by the interested potential customer before the system operator grants the interested
potential customer access to the specified information. The execution of this non-disclosure
agreement can be accomplished by clicking through an agreement posted 6n the Internet.

In another aspect of this embodiment of the present invention, the system within which
the method operates is used to facilitate exchange of information pertaining to commercial real
estate available for sale. In addition, the information providers are owners or owner
representatives that provide information concerning the availability of their respective properties
for sale, and the information customers are potential buyers or representatives of potential
buyers.

In another aspect of this embodiment of the present invention, the system within which
the method operates is used to facilitate exchange of information pertaining to residential real
estate available for sale. In addition, the information providers are owners or owner
representatives that provide information concerning the availability of their respective properties
for sale, and the information customers are potential buyers or representatives of potential
buyers.

Another preferred embodiment of the present inventionis a system for correlating
information stored in a remote database with a user’s location, retrieving pertinent data files from
the database based upon the user’s location, and automatically transmitting the selected data files
to the user. The system includes user equipment sets, a computer, and a database in

communication with the computer. Each user equipment set includes a display and a location
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determining device for generating data pertaining to the user’s location and for transmitting the
data pertaining to the user’s location to a remote computer automatically. The computer is
equipped for wireless communication with geographically remote users that are equipped with
the equipment sets so as to send data to the equipment sets and receive data from the equipment
sets including the data pertaining to the user’s location. The database stores information that
includes information identifying a location of a property. Within this system, in response to
receipt of the data pertaining to a user’s location, the computer automatically retrieves
information pertaining to the user’s location and transmits the same to the user’s equipment set
for display on the display. )

In an aspect of this embodiment of the present invention, each user equipment set further
comprises a data input device for allowing the user to input data. The information is displayed
on the display in a way that prompts the user to input missing information using the data input
device.

In another aspect of this embodiment of the present invention, the display is a color
display adapted for displaying photographic images.

In another aspect of this embodiment of the present invention, in response to receipt of
the data pertaining to the user’s location, the computer automatically retrieves information
describing commercial or residential real estate near the user’s location and transmits the same to
the user’s equipment set for display on the display.

In another aspect of this embodiment of the present invention, in response to receipt of

data pertaining to a user’s location, the computer automatically retrieves information regarding at
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least one of commercial enterprises and landmarks near the user’s location and transmits the

same to the user’s equipment.

[00117] In another aspect of this embodiment of the present invention, the user’s equipment set
includes audio capabilities, and the information pertaining to the user’s location includes audio
data.

[00118] In another aspect of this embodiment of the present invention, the computer transmits the
information pertaining to the user’s location to the user’s equipment set for color display on the
display.

[00119] In another aspect of this embodiment of the present invention, the information pertaining
to the user’s location includes information on commercial enterprises located near the user’s
location. The information on commercial enterprises includes information on at least one of the
products, goods, and services provided by the commercial enterprises. In addition, in response to
receipt of the data pertaining to a user’s location, the computer automatically retrieves the
information on at least one of products, goods, and services provided by commercial enterprises
near the user’s location and transmits the same to the user’s equipment set.

[00120] In another aspect of this embodiment’of the present invention, the computer
automatically retrieves information describing real estate near the user’s location and the display
shows a pop-up window including the information describing the real estate.

[00121] In another aspect of this embodiment of the present invention, the information stored in
the database includes at least one of the following: square footage available for lease; whether a
property is available for sale; property address; contact information; and price. With this

information in the database, in response to receipt of the data pertaining to the user’s location,
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the computer automatically retrieves information describing the commercial or residential real
estate near the user’s location and transmits the same to the user’s equipment set for display on
the display.

Optionally, the information stored in the database also includes at least one of the
following: a digital image of the commercial real estate; square footage data representing a
square footage of the commercial real estate; data characterizing the selected use of the
commercial real estate; rental price of the commercial real estate; sale price of the commercial
real estate; data about the tenant in the commercial real estate; a real estate submarket
identification; sales comparable information; lender information; a grade indicator of the
commercial real estate, the grade indicator having an alpha numerical representation and being a
function of a classification system of the commercial real estate that is consistent with accepted
standards and providing a representation of the quality of the real estate; a classification of the
commercial real estate based upon at least one of the following: a building grade, an age of the
building, and an extrapolation of comparable buildings; and information pertaining to the
submarket including at least one of (i) rents, (i) vacancy, and (iii) absorption rates for each of
the submarket and nearby submarkets, and (iy) other indicators of submarket and location
attractiveness.

Another preferred embodiment of the present invention is a commercial real estate
information exchange and market. The exchange and market includes a database for storing
information about commercial real estate, and computers and communication equipment for
allowing a plurality of users to query the database, add data to the database, and retrieve the

information from the database. The database contains data records, including information
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- pertaining to lease information, sale information, comparable sales information, and tenant

information.

e

In an aspect of this embodiment of the present invention, the database further includes at
least one of: data about a tenant in the commercial real estate; building-specific information
including data representing an age of the commercial real estate, and data representing financial
obligations and teﬁéncy status of the tenant in the commercial real estate; square footage data
representing a square footage of the commercial real estate; data characterizing a éelected use of
the commercial real estate; cost data including a rental price of the commercial real estate; a real
estate submarket identification; a classification of the commercial real estate based upon at least
one of a building grade, an age of the building, and an extrapolation of comparable buildings;
and information pertaining to a submarket including rent data, vacancy data, and absorption rate

data.

In another aspect of this embodiment of the present invention, the data records include
market analytic information.

- Another preferred embodiment of the present invention is a method for storing and
automatically displaying descriptions and visual images of commercial or residential real estate
on a display of a user. The method involves generating a plurality of digitized video images of
real estate, storing data records concerning the real estate; determining a location of the user;
retrieving data records corresponding to the user’s location; and displaying on the display the
data records corresponding to the user’s location. According to the method, each digitized video

image depicts a real estate. In addition, the data records include the digitized video images,
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textual information concerning the real estate, and information identifying the location of the real
estate.

Another preferred embodiment of the present invention is a method for listing and
brokering commercial real estate. The method includes the following steps: 1) identifying a
characteristics of the commercial real estate and entering the characteristics into a data
processing system to establish a first exchange market for the commercial real estate based upon
the characteristics; 2) identifying a market value for the commercial real estate and listing the
market value on the first exchange market; 3) determining a class of derivatives based upon a
pre-selected subset of the characteristics; and 4) establishing a second exchange market in

respect of the derivatives.

In an aspect of this embodiment of the present invention, the first exchange market and

the second exchange market are co-located within the data processing system.

In another aspect of this embodiment of the present invention, the characteristics include
a geographic location, a start date and a finish date, a size, a class of building, and a cost.

Another preferred embodiment of the present invention is a method for establishing a
unified group of correlated databases that provides real estate data to facilitate a real estate
transaction. According to this method, each database of the unified group is a discrete data
module. The method includes the following steps: (a) associating real estate data entries of a
first database of the unified group with corresponding real estate data entries of the remaining
databases of the unified group; (b) collecting the real estate data from real estate industry data
sources; (c) recording the real estate data in the first database of the unified group; (d)

determining an effect of the recorded real estate data on the remaining databases of the unified
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group; (e) reconciling remaining real estate data in the remaining databases based on the effect;
and (f) distributing the recorded real estate data and the reconciled real estate data to real estate
industry professionals and to real estate industry customers.

In an aspect of this embodiment of the present invention, the real estate data includes
property information and tenant information, and the unified group of correlated databases
includes a property information database and a tenant information database. Optionally, the real
estate data further includes comparable property information, assessment information, and
market analytics information, and the unified group of correlated databases further includes a
comparable property information database, an assessment information database, and a market
analytics information database.

In another aspect of this embodiment of the present invention, the real estate industry
data sources include at least one of property managers, proprietary databases, Internet sources,
site inspections, building owners, brokerage firms, real estate investment trust filings, tenant
canvassing, public records, and comparable property-databases. In addition, the step of
collecting the real estate data involves the following steps: (i) communicating with at least one of
the property managers, the building owners, and the brokerage firms by mail, electronic mail,
telephone, or facsimile, if the real estate industry data sources include at least one of the property

managers, the building owners, and the brokerage firms; (11) searching and extracting data from

. at least one of the proprietary databases, the Internet sources, and the real estate investment trust

filings, if the real estate industry data sources include at least one of the proprietary databases,
the Internet sources, and the real estate investment trust filings; (iii) recording observed data

from at least one of the site inspections and the tenant canvassing, if the real estate industry data
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sources include at least one of the site inspections and the tenant canvassing; and (iv) extracting
data from at least one of the public records and the comparable property databases, if the real
estate industry data sources include at least one of the public records and the comparable
property databases.

In another aspect of this embodiment of the present invention, collecting real estate data
involves receiving web-based input from the real estate industry professionals and the real estate
industry customers. Collecting real estate data also involves receiving communications from the
real estate industry professionals and the real estate industry customers through mail, electronic
mail, telephone, or facsimile. Optionally, collecting the real estate data can further involve

gathering information with a mobile data acquisition vehicle.

In another aspect of this embodiment of the present invention, reconciling the remaining
real estate data involves confirming that the real estate data entries and the corresponding
associated real estate data entries are internally consistent.

In another aspect of this embodiment of the present invention, distributing the real estate
data involves providing a web-based interface in communication with the unified group of
correlated databases. Optionally, this distributing further involves providing communication
between parties to a transaction, and providing transactional services in support of a transaction.
Also optionally, the method further involves providing a derivatives marketplace in which to

define, value, and exchange real estate commodities. These commodities could be real estate

cost futures.
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In another aspect of this embodiment of the present invention, distributing real estate data
involves accepting a property search query from a user, and running the property search query in
the unified group of correlated databases and returning property search results to the user.

Optionally, this distributing could involve adding properties to the property search results
as directed by the user without running another search query, removing properties from the
property search results as directed by the user without running another search query, and running
negative search queries in the property search results as directed by the user to remove properties
from the property search results.

Also, optionally, this distributing could involve accepting a second property search query
from the user, running the second property search query on the property search results, and
returning a second set of property search results to the user.

In a further embodiment of this aspect of the present invention, the property search
results provide data from at least one of leasing history of a specific building, history of a market
in a particular geographic area, and history of the specific building relative to the market.

In another embodiment of this aspect of the present invention, the method further.
involves saving the property search query as directed by the user, running the saved property
search query at a periodic interval, and notifying the user of new properties that satisfy the
property search query. Optionally, the saved property search query has at least one field that
relates to market conditions and at least one new property satisfies the property search query
because of a change in the market conditions. Also optionally, the saving, running, and notifying
repeat for different users, resulting in a plurality of saved searches. With these saved searches

the method continues by calculating an amount of saved searches of the plurality of saved
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searches that will be satisfied be entry of a new property listing, and reporting the amount to an
owner or owner representative so that the owner or owner representative can maximize demand
for the new property listing. The owner or owner representative can maximize demand for the
new property listing by setting, for example, an optimum price. The owner or owner
representative can also maximize demand for the new property listing by setting, for example, an
optimum building grade.

In another aspect of this embodiment of the present invention, distributing real estate data
involves disseminating location-sensitive information to a mobile information receiving device.
The mobile information receiving device determines its location and the unified group of
correlated databases receives the location of the mobile information receiving device and
transmits the location-sensitive information to the mobile information receiving device.

In another aspect of this embodiment of the present invention, distributing real estate data
involves displaying a user interface; displaying a display element on the user interface to indicate
a property for which information is recorded in the unified group of correlated databases;
providing a link to the information on the user interface proximate to the display element;
allowing a user to select the display element; and in response to the selection, retrieving and
displaying the information. The user selects the display element by dragging a pointer proximate
to the display element, in which case the information is automatically displayed. The
information can be displayed in, for example, a pop-up window.

Another preferred embodiment of the present invention is a system for collecting,
distributing, and using real estate data. The system includes data sources, data mining

applications in communication with the data sources, a contact management system in
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communication with the data sources and the data mining applications, a core data warehouse in
communication with the data mining applications, database processes in communication with the
core data warehouse, and network integration applications in commﬁnication with the database
processes. The data sources gather and generate real estate data. The data mining applications
receive and organize the real estate data into separate interrelated modules, and evaluate the real
estate data and reconcile the real estate data among the interrelated modules. The contact
management system directs the data mining applications to conduct continuous pollings of the
data sources to update the real estate data. The core data warehouse receives and stores the
reconciled and updated real estate data from the data mining applications. The database
processes access the reconciled and updated real estate data from the core data warehouse and
create database sets. The network integration applications manipulate the database sets in
response to commands from a user and present results of the manipulation to the user.

In an aspect of this embodiment of the present invention, the network integration
applications comprise at least one of a look up property application, a search database
application, and an add listing application. The search database application can accept property
search queries from the user, run the property search queries, and return property search results
to the user. The search database application can also add properties to the property search results
as directed by the user without running another search query, remove properties from the
property search results as directed by the user without running another search query, and run

negative search queries as directed by the user to remove properties from the property search

results.
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In another aspect of this embodiment of the present invention, the data sources include at
least one of property managers, proprietary databases, Internet sources, site inspections, building
owners, brokerage firms, real estate investment trust filings, tenant canvassing, public records,
and comparable property databases.

In another aspect of this embodiment of the present invention, data mining applications
include at least one of a property information database, a tenant information database, an
assessment information database, a comparable property information database, and a market
analytics information database.

In another aspect of this embodiment of the present invention, the system further includes
a mobile information collection device that provides functions of the data sources and the
network integration applications. The mobile information collection device includes a global
positioning system, an output device, and an input device. The global positioning system
determines a location of the mobile information collection device. The output device is in
communication with the database processes and the global poAsitioning system. The output
device reads the location provided by the global positioning system and retrieves and displays
the database sets corresponding to the location. The data input device receives changes to the
database sets corresponding to the location and transmits the changes to the data mining
applications.

Another preferred embodiment of the present invention is a method for securely
facilitating buying and selling of real estate properties. The method involves the following steps:
(a) maintaining a unified group of interrelated databases accessible through a global information

network: (b) accepting a property listing from an owner or owner representative and recording
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the property listing in the unified group; (c) providing confidentiality agreements to preapproved
buyers or buyer representatives named by the owner or owner rep_resentative; and (d) providing
access to the property listing for buyers or buyer representatives that agree to the confidentiality
agreement. The confidentiality agreements require that the property listing remain confidential
in return for viewing the property listing. |

In an aspect of this embodiment of the present invention, the buyer or buyer
representative is provided with an electronic identification key to access the property listing.

The key generates a variable password at a predetermined frequency.

In another aspect of this embodiment of the present invention, the accepting and
recording of the property listing involves determining if the owner or owner representative is
fraudulent by posting the proﬁerty listing for viewing by a true owner representative.

In another aspect of this embodiment of the present invention, the method includes the
following additional steps: (e) indicating to an unapproved buyer or buyer representative that the
property listing exists; (f) accepting from the unapproved buyer or buyer representative.a request
to view the property listing; (g) forwarding the request to the owner or owner representative for
approval; (h) if the owner or owner representative approves the request, requiring the
unapproved buyer or buyer representative to agree to a confidentiality agreement requiring that
the property listing remain confidential in return for viewing the property listing; and (i) if the
unapproved buyer or buyer representative agrees to the confidentiality agreement, providing

access to the property listing for the unapproved buyer or buyer representative.
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According to this aspect, optionally, the unapproved buyer or buyer representative
subscribes to an access service that indicates the existence of property listings in the unified
group of interrelated databases.

Also according to this aspect, optionally, the buyer or buyer representative agrees to the
confidentiality agreement by clicking through an agreement posted on the Internet.

Also according to this aspect, optionally, forwarding the request further involves
forwarding a profile of the buyer or buyer representative to the owner or owner representative.
The forwarding of the request could also involve authenticating the profile of the buyer or buyer
representative.

Also according to this aspect, optionally, accepting a request to view the property listing
further involves obtaining a profile of the buyer or buyer representative, aughenticating the
profile, and transmitting the profile to the owner or owner representative.

Also according to this aspect, optionally, forwarding the request to the owner or owner
representative involves requesting a response from the information provider in real time through
the Internet or through wireless data transmission.

Another preferred embodiment of the present invention is a method for securely
facilitating buying and selling of real estate properties. The method includes the following
steps: (a) maintaining a unified group of interrelated databases accessible through a global
information network; (b) accepting a property listing from an owner or owner representative and
recording the property listing in the unified group; (c) indicating to an unapproved buyer or
buyer representative that the property lisﬁng exists; (d) accepting from the unapproved buyer or

buyer representative a request to view the property listing; (¢) forwarding the request to the
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owner or owner representative for approval; (f) if the owner or owner representative approves the

request, requiring the unapproved buyer or buyer representative to agree to a confidentiality

.agreement requiring that the property listing remain confidential in return for viewing the

property listing; and (g) if the unapproved buyer or buyer representative agrees to the
confidentiality agreement, providing access to the property listing for the unapproved buyer or
buyer representative.

In an aspect of this embodiment of the present invention, the unapproved buyer or buyer
representative is provided with an electronic identification key to access the property listing.
The key generates a variable password at a predetermined frequency. i

Iﬁ another aspect of this embodiment of the present invention, the accepting and
recording the property listing include determining if the owner or owner representative is
fraudulent by posting the property listing for viewing by a true owner representative.

In another aspect of this embodiment of the present invention, the unapproved buyer or
buyer representative subscribe to an access service that indicates the existence of property
listings in the unified group of interrelated databases.

In another aspect of this embodiment of the present invention, the unapproved buyer or
buyer representative agrees to the confidentiality agreement by clicking through an agreement
posted on the Intemet.

In another aspect of this embodiment of the present invention, forwarding the request
involves forwarding a profile of the unapproved buyer or buyer representative to the owner or

owner representative. Optionally, the profile of the unapproved buyer or buyer representative

can be authenticated.
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In another aspect of this embodiment of the present invention, forwarding the request to
the owner or owner representative involves requesting a response from the information provider
in real time through the Internet or through wireless data transmission.

Another preferred embodiment of the present invention is a method for underwriting
loans for real estate property. The method begins by establishing a uniﬁed. group of correlated
databases that provides data to facilitate a real estate transaction. Each database is a discrete
module of real estate data. The method continues by providing quotes on individual loan
programs in response to customer requests. The quotes are based on property data in the unified
group. The method continues by providing soft loan quotes based on property data in the unified
group. The method ends by providing pre-approved loan quotes to ownérs of particular
properties based on real estate data for the particular properties and market information in the
unified group.

In an aspect of this embodiment of the present invention, providing pre-approved loan
quotes involves examining a financial profile of an owner, examining a property owned by the
owner, evaluating the property to determine value and market analytics, and formulating a pre-
approved credit line for the owner based on the property.

Another preferred embodiment of the present invention is a method for listing and
brokering real estate commodities and financial derivatives of the real estate commodities. The
method involves identifying characteristics of the real estate commodities; entering the
characteristics into a data processing system utilizing a real-time clock; establishing an exchange
market for the real estate commodities based on a pre-selected set of the characteristics; setting a

market price for the real estate commodities; and establishing classes of the financial derivatives.
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In an aspect of this embodiment of the present invention, thé characteristics can be
geographic location, lease term start date range, lease term end da}e range, building class,
volume, or cost.

In another aspect of this embodiment of the present invention, entering the characteristics
into a data processing system involves the following steps: (i) determining whether or not a
commodity is being identified to the data processing system for a first time; (ii) storing the
characteristics in a commodity database if the commodity is being identified to the data
processing system for the first time; and (iii) determining a status of the commodity with respect
to being a candidate for purchase, sale, or trade, if the commodity is not being identified to the -
data processing system for the first time.

In another aspect of this embodiment of the present invention, the classes of financial
derivatives can be all commercial real estate available during a particular time period in a
particular region, all commercial real estate of a certain class, all commercial real estate of a
certain cost, a lease space equivalent use, or combinations thereof. The lease space equivalent
use can include a common descriptive link between varied commodity types, a time period that
runs from a date of a contract to a performance date of the commodity, and a contract price.

Another preferred embodiment of the present invention is a system for listing and
brokering real estate commodities and financial derivatives of the real estate commodities. This
system includes: (a) a dafa processing means for accepting and storing parameters of an available
commodity available for sale or exchange; (b) data processing means for entering a description
of a desired commodity desired for purchase or exchange; (c) means for determining that a

match exists between the available commodity and the desired commodity; (d) means for
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displaying the match to a system operator; (e) means for selecting the match for purchase,
exchange, or purchase and exchange; (f) means for determining a .class of financial derivatives
based on a pre-determined set of characteristics resident in commodity descriptions stored in a
database; and (g) means for selecting a class of derivatives for purchase, exchange, or purchase
and exchange.

In an aspect of this embodiment of the present invention, the data processing means
includes a system controller comprising a data processing system, a data management program,
data entry means for entering data into the data processing system, memory means for storing
memory, and communication means for communicating data between the system controller and a |
plurality of input and output points. The plurality of input and output points can include, for
example, one or more commodity input points, one or more commodity receiver points, one or
more commodity brokerage points, and one or more derivative exchange points.

Another preferred embodiment of the present invention is a method for shopping for real
estate and completing real estate transactions. This method involves providing a mobile
information transmitting and receiving device that is in communication with a database
containing real estate data; determining a location of the mobile information transmitting and
receiving device using a global positioning system, downloading from the database to the mobile
information transmitting and receiving device real estate data corresponding to the location; and
displaying on the mobile information transmitting and receiving device summary information
corresponding to a property listed in the real estate data to which the mobile information

transmitting and receiving device is nearest.
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In an aspect of this embodiment of the present invention, this method includes the
additional steps of providing communication between a buyer or lguyer representative and a
seller or seller representative of the property for approval by the seller or seller representative for
the prospective buyer to view details of the property; displaying details on the mobile
information transmitting and receiving device, if approved by the seller or seller representative;
and communicating an offer from the buyer or buyer representative to the seller or seller
representative using the mobile information transmitting and receiving device. In addition to
these added steps, the method could also further involve completing an electronic agreement to
transfer title of the property if the offer is accepted by the seller or seller representative.

Another preferred embodiment of the present invention is system for use in information
exchange between a system operator, a plurality of information providers, and a plurality of
information customers. The system allows the information providers to both distribute specified
information through the Internet and control dissemination of information.- The system includes
means for making the information provider’s specified information available through a secure
website on the Internet; means for obtaining from the information providgr a designation of a
first subset of the information customers that are authorized to receive access to the specified
information on the website; and means for distributing to each one of the first subset of the
information customers that are authorized to receive access to the specified information an ID
that can be used to access the specified infofrnation.

In an aspect of this embodiment of the present invention, the system is used to facilitate
the exchange of information pertaining to commercial real estate available for sale. In addition,

the information providers are owners or owner representatives that provide information
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concerning the availability of properties for sale, and the information customers are buyers or

buyer representatives.

In another aspect of this embodiment of the present invention, the system also includes
means for providing a description of the specified information in a searchable database
containing a plurality of descriptions of information; means for allowing a second subset of
customers to query the searchable database and retrieve information sufficient to show the
existence of information responsive to the query without revealing all of the information; means
for allowing one or more of the second subset of customers that are interested in obtaining access
to the complete information to communicate their interest in access to the information responsive
to the query; means for forwarding the request for access and information concerning the
interested customer requesting access to the information provider in response to a request for
access; and means for allowing the information providér to make a decision to grant or deny the
request for access to the information responsive to the query. Within this system, in respdnse to
a deny access decision, the interested customer is notified of the deny decision without learning
the identity of the information provider. In response to a grant access decision, the interested
customer receives access to the specified information.

According to this aspect, optionally, the means for allowing one or more of the second
subset of customers that are interested in obtaining access to the complete information to
communicate their interest in access to the information responsive to the query, includes: 1)
means for allowing the interested customer to send a request for access directed to the system
operator; 2) means for allowing the system operator to forward the request for access and

information concerning the interested customer requesting access to the information provider in
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response to a request for access; and 3) means for allowing the information provider to make a
decision to grant or deny the request for access and to communicafe the decision to the system
operator. In response to a deny access decision, the interested customer is notified of the deny
decision without learning the identity of the information provider. In response to a grant access
decision, the system operator grants the interested customer access to the specified information-
responsive to the query. Optionally, the system can further include data records containing a
profile of each of the second subset of customers and means for transmitting the profile
information to information providers in response to a request for access. Also, optionally, the
system includes means for forwarding a request for access and information concerning the
customer requesting access to the information provider in response to a request for access, and
requesting a response from the information provider in real time through the Internet or through
wireless data transmission.

[00178] According to this aspect, optionally, the system further includes means for obtaining a
non-disclosure agreement from the interested potential customer as a condition of receiving
access to the specified information. Optionally, the means for obtaining a non-disclosure
agreement from the interested potential customer as a condition of receiving access to the
specified information includes means for obtaining an electronic signature.

[00179] Another preferred embodiment of the present invention is a system for use in information
exchange between a system operator, a plurality of information providers, and a plurality of
information customers. The system allows the information providers to both distribute specified
information through the Internet and control dissemination of information. This system inclu‘des:

(a) means for making the information provider’s specified information available through a secure
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website on the Internet; (b) means for providing a description of the specified information in a
searchable database containing a plurality of descriptions of information; (c) means for
allowing a customers to query the searchable database and retrieve information sufficient to
show the existence of information responsive to the query without revealing all of the
information; (d) means for allowing one or more of the customers that are interested in obtaining
access to the complete information to communicate their interest in access to the information
responsive to the query; (e) means for forwarding the request for access and information
concerning the interested customer requesting access to the information provider in response to a
request for access; and (f) means for allowing the information provider to make a decision to
grant or deny the request for access to the information responsive to the query. Inresponse to a
deny access decision, the interested customer is notified of the deny decision without learning
the identity of the information provider. In response to a grant access decision, the interested

customer receives access to the specified information.

In an aspect this embodiment of the present invention, the means for allowing one or
more of the customers that are interested in obtaining access to the complete information to
communicate their interest in access to the information responsive to the query, includes: 1)
means for allowing the interested customer to send a request for access directed to the system
operator; 2) means for allowing the system operator to forward the request for access and
information concerning the interested customer requesting access to the information provider in
response to a request for access; and 3) means for allowing the information provider to make a
decision to grant or deny the request for access and to communicate the decision to the system

operator. In response to a deny access decision, the interested customer is notified of the deny
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decision without learning the identity of the information provider. In response to a grant access
decision, the system operator grants the interested customer access to the specified information
responsive to the query.

In another aspect of this embodiment of the present invention, the system is used to
facilitate the exchange of information pertaining to commercial real estate available for sale. In
addition, the information providers are owners or owner representatives that provide information
concerning the availability of properties for sale, and the information customers are buyers or
buyer representatives.

In another aspect of this embodiment of the present invention, the system also includes -
means for obtaining a non-disclosure agreement from the interested potential customer as a
condition of receiving access to the specified information. The means for obtaining a non-
disclosure agreement from the interested potential customer as a condition of receiving access to
the specified information could include, for example, means for obtaining an electronic
signature.

In another aspect of this embodiment of the present invention, the system also includes
data records containing a profile of each customer and means for transmitting the profile
information to information providers in response to a request for access.

In another aspect of this embodiment of the present invention, the system includes means
for forwarding a request for access and information concerning the customer requesting access to
the information provider in response to a réquest for access, and requesting a respoﬁse from the

information provider in real time through the Internet or through wireless data transmission.
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Another preferred embodiment of the present invention is a system for correlating
information stored in a remote database with a user’s location, retrieving pertinent data files from
the database based upon the user’s location, and transmitting the selected data files to the user.
The system includes user equipment sets, a computer, and a database in communication with the
computer. Each user equipment set including means for inputting or determining a user’s
geographic location and for transmitting information pertaining to the user’s location to a remote
computer. The computer is equipped for communication with geo graphically remote users that
are equipped with the equipment sets so as to send data to the equipment sets and receive data
from the equipment sets including data pertaining to a user’s location. The database stores
information that includes information identifying the location of a property. In response to
receipt of data pertaining to a user’s location, the computer retrieves information pertaining to
the user’s location and transmits the same to the user’s equipment set for display on the display.

In an aspect of this embodiment of the present invention, the information pertaining to
the user’s location includes information concerning comparable properties.

In another aspect of this embodiment of the present invention, the information pertaining
to the user’s location includes information concerning three dimensional video description of
properties.

In another aspect of this embodiment of the present invention, the information pertaining -

to the user’s location includes information conceming historical performance of commercial

properties.
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In another aspect of this embodiment of the present invention, the information pertaining

to the user’s location includes information concerning comparable lease data for commercial

properties.

In another aspect of this embodiment of the present invention, the information stored in
the database includes information pertaining to commercial or residential feal estate located
proximate to the user’s location. The information includes at least one of data and images
describing the commercial real estate. In response to receipt of data pertaining to a user’s
location, the computer retrieves information describing the commercial real estate near the user’s
current location and transmits the same to the user’s equipment set for display on the display.

In another aspect of this embodiment of the present invention, in 'response to receipt of
data pertaining to a user’s location, the computer retrieves geographically pertinent information
and transmits the same to the user’s equipment set for display on the display.

In another aspect of this embodiment of the present invention, the display includes a map

of a geographic area; an indicator on the map to indicate a property for which information is

. recorded in the database; and (iii) a pop-up window linked to the indicator. The pop-up window

appears when the user’s location is proximate to the property for which information is recorded
in the database. The pop-up window displays the information recorded in the database. The
information can include, for example, at least one of a photograph of the property, an address of
the property, a building class size of the property, a building size of the property, a number of
floors of the property, a year in which the property was built, a buyer of the property, a sale price

of the property, a price per square foot of the property, and a cap rate of the property.
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Another preferred embodiment of the present invention is a system for storing and
automatically displaying descriptions and visual images of real estate on a user’s display. The
system includes means for generating a plurality of digitized video images of selected real estate,
means for storing data records concerning the real estate, means for determining a user’s
geographic location, means for retrieving data records corresponding to the user’s geographic
location, and means for displaying on a single display the digitized video images and textual
information. Each digitized video image depicts a view of a specified area of a real estate
property. The data records include, for example, the digitized video images, textual information
concerning the real estate, and information identifying the geographic location of the real estate

in a computer database.

In an aspect of this embodiment of the present invention, the system also includes means
for generating and displaying three dimensional video depictions.

In another aspect of this embodiment of the present invention, the single display includes
amap of a geographic area; an indicator on the map to indicate a location of a property for which
a data record exists; a link to the data record on the map proximate to the indicator; and a pop-up
window proximate to the indicator. The pop-up window appears when the link is activated and
includes at least a portion of the data record. The link is activated by, for example, dragging a
pointer over the indicator, touching a touch screen at the indicator, or voicing a command to a
voice activated response system.

Another preferred embodiment of the present invention is a system for facilitating
commercial real estate information loan transactions. The system includes at least one

searchable database, a search engine, communication equipment, and a computer. The at least
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one searchable database contains data records. The data records identify a plurality of
commercial real estate properties, associate at least one lender with each of the commercial real
estate properties, associate a loan commitment with each of the commercial real estate
properties, provide information sufficient to evaluate the investment value of the property, and
provide a list of qualified buyers or information sufficient to evaluate the credit worthiness of
prospective buyers. The search engine allows potential customers to query the searchable
database. The communication equipment allows potential customers that are interested in
purchasing a commercial real estate property to communicate their interest and lock in the loan
commitment associated with that commercial real estate property subject to qualification of the -
potential customer as a qualified buyer. The computer detenﬁines whether the potential
customer is a qualified buyer and prompts the potential customer to provide further information,
if required.

In an aspect of this embodiment of the present invention, the data records that idenﬁfy
commercial real estate properties include information pertaining to: square footage data
representing a square footage of the commercial real estate; data characterizing the selected use
of the commercial real estate; cost data; data about the tenant in the commercial real estate; a real
estate submarket identification; a classification of the commercial real estate based on at least
one of a building grade, an age of the building, and an extrapolation of comparable buildings;
information pertaining to the submarket including at least one of rent data, vacancy data and
absorption rate data; and building-specific information. The system also includes computers and
communication equipment for allowing a plurality of users to query the database, add data to the

database, and retrieve information from the database.
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Another preferred embodiment of the present invention is a method for facilitating
commercial real estate information loan transactions. The method"begins by providing at least
one searchable database that contains data records. The data records identify a plurality of
commercial real estate properties, associate at least one lender with each of the commercial real
estate properties, associate a loan commitment with each of the commercial real estate
properties, provide information sufficient to evaluate the investment value of the property, and
provide a list of qualified buyers or information sufficient to evaluate the credit worthiness of
prospective buyers. The method continues by allowing potential customers to query the
searchable database to identify commercial real estate properties of interest. In response to such
queries, the method continues by presenting the potential customers with information sufficient
to evaluate the investment value of each property and the loan commitment associated with that
commercial real estate property. The method continues by allowing potential customers that are
interested in purchasing a commercial real estate property to communicate their interest and lock
in the loan commitment associated with that commercial real estate property subject to
qualification of the potential customer as a qualified buyer. The method ends by determining
whether the potential customer is a qualified buyer and prompting the potential customer to
provide further information, if required.

Another preferred embodiment of the present invention is a system for facilitating
commercial real estate information loan transactions. The system includes at least one
searchable database, a search engine, and communication equipment. The at least one searchable
database contains data records that identify a plurality of qualified buyers of commercial real

estate together with information sufficient to evaluate the credit worthiness of each of the
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qualified buyers listed, and associate either a category of interest or past purchase information
indicative of a category of interest with each qualified buyer. The search engine allows potential
sellers of commercial real estate to query the searchable database. The communication
equipment alloWs potential sellers of commercial real estate property to communiqate
information concerning their property to qualified buyers.

In an aspect of this embodiment of the present invention, the data records that contain
information concerning commercial real estate properties include information pertaining to
square footage data representing a square footage of the commercial real estate; data
characterizing the selected use of the commercial real estate; cost data including a rental price of | ‘
the commercial real estate; data about the tenant in the commercial real estate; a real estate
submarket identification; a classification of the commercial real estate based upon at least one of
a building grade, an age of the building, and an extrapolation of comparable buildings;
information pertaining to the submarket including rent data, vacancy data and absorption rate
data; and building-specific information. In addition, the systém also includes a computer for -
allowing qualified buyers to access the information concerning commercial real estate properties
for which they receive information from potential sellers.

Another preferred embodiment of the present invention is a method for facilitating
commercial real estate information loan transactions. The method begins by providing at least
one searchable database containing data records. The data records ideptify a plurality of
qualified buyers of commercial real estate together with information sufficient to evaluate the
credit worthiness of each of the qualified buyers listed; and associate either a category of interest

or past purchase information indicative of a category of interest with each qualified buyer. The
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method continues by providing a search engine for allowing potenﬁal sellers of commercial real
estate to query the searchable database. The method ends by allowing potential sellers of
commercial real estate property to communicate information concerning their property to
qualified buyers. The information includes market information and building-specific
information.

[00202] Another preferred embodiment of the present invention is a method for providing
information concerning real estate property. The method involves displaying a user interface;
displaying a display element on the user interface to indicate a real estate property; linking the
display element to a data entry for the real estate property; allowing a user to select the display
element; and, in response to selection of the display element, retrieving and displaying
information from the data entry.

[00203] In an aspect of this embodiment of the present invention, the user selects the display
element by dragging a pointer proximate to the display element, in which case the information
from the data entry is automatically retrieved and displayed.

[00204] Optionally, the information from the data entry is displayed in a pop-up window. Also,
optionally, the method also involves allowing the user to click on the pop-up window to receive
more information from the data entry.

[00205] In another aspect of this embodiment of the present invention, the user selects the display
element clicking through the indicator, using a touch screen, or using a voice activated response
system.

[00206] In another aspect of this embodiment of the present invention, the information includes

one or more of an image of the real estate property, audio content relating to the real estate
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property, video of the real estate property, and textual information on the real estate property.
The textual information includes one of an address of the real estate property, a building class
size of the real estate property, a building size of the real estate property, a number of floors of
the real estate property, a year in which the real estate property was built, a buyer of the real
estate property, a sale price of the real estate property, a lease price of the real estate property, a
price per square foot of the real estate property, and a cap rate of the real estate property.

In another aspect of this embodiment of the present invention, the user interface is a chart
and the display element is a textual listing of the real estate property.

In another aspect of this embodiment of the present invention, the user interface is a map
and the display element is an icon. The icon can signify a characteristic of the real estate
property. For example, the icon could signify that the real estate property is an office space, an
industrial space, or a retail space. Or, the icon could si gnify that the real estate property is a
condominium, a townhouse, or a single family home. The icon could also signify the pricé range
of the real estate property or the price of the real estate property.

Underlying the seemingly automatic retrieval of location-based information of the
previous preferred embodiment of the present invention, another preferred embodiment of the
present invention is a database containing data concerning real estate information and/or other
information of interest, including merchant information, tourist information, service provider
information, and the like. The information in the database is correlated with geographic location
information to allow data pertaining to a particular geographic location to be retrieved.
Information may be retrieved on demand in response to user queries or searches, or the

information may be retrieved in response to predetermined system queries. The use of the
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predetermined system queries allows the seemingly automatic display of pertinent information as
mentioned before.

The ability to automatically retrieve information corresponding to a geographic location
in response to predetermined queries can be used in various contexts. As mentioned before, the
information can be used in conjunction with a GPS or other position determining system to
automatically display geographically relevant information based on a user’s position, whether in
a vehicle or using a handheld system. The automatic retrieval can also be used to provide a user-
friendly graphical user interface for accessing information stored in the database.

In accordance with one important aspect of the present invention, the system includes
software for providing a unique graphical user interface for displaying information retrieved
from a database. Specifically, when data is retrieved from the database (either as a result of a
user query or a predetermined query), only a portion of the data retrieved is displayed. The
remaining data is stored locally for quick retrieval, such as in a cache. The portion of the data
that is displayed may be displayed in a text grid/spreadsheet/chart format. Optionally, the data
may be displayed in a map format.

In accordance with one aspect of the present invention, to provide an uncluttered, yet
user-friendly interface, only a subset of the data that is retrieved is displayed. Additional data is
automatically displayed in response to a user input, such as passing a pointing device icon over
text on the grid/spreadsheet/chart or over an icon on the map display. In the embodiment
described herein, the data retrieved, but not initially displayed, is a digital image of the property
presented with address and/or price information. The interface further includes a means for users

to optionally retrieve even further information from the database by, for example, selecting (e.g.,
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with a pointing device) text or an icon representing the desired information. It should be
understood, however, that this graphical user interface feature is more widely applicable and,
indeed, can be used in connection with any system where there is an advantage to use of this
display technique.

[00213] In accordance with another important aspect of the present invention, icons can be used
to provide information about the properties shown in the text grid/spreadsheet/chart or on the
map view of the user interface. In the map view, for instance, an icon’s location on a map
provides geographic location information. To provide further information, the icon may be in a
shape or appearance that conveys information concerning the type of property, the cost of the
property, or the identity of the broker listing the property. Further, the icon may be a small
digital image (thumbnail image) of the property itself to convey further information.

[00214] Another embodiment of the present invention provides a system and method for
presenting, through a unique user interface, commercial real estate tenant information in relation
to property information. The unique user interface provides users with an intuitive and
convenient tool for accessing tenant information relating to a building. In a specific
implementation, the user interface is an image of the building to which the tenant information
corresponds.

[00215] The graphical user interface features described herein may be used in various
combinations to customize functionality for different purposes to leverage the use of the
database. For example, it is possible for the system operator to provide custom content for
individual brokers by using predetermined queries to display only properties listed by a

particular broker and by displaying the information as an essentially seamless part of the broker’s
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web site. The hierarchical display of information retrieved from the database can be used in
other contexts in which display of too much information is confusing or impractical, and
resubmitting queries to get basic information is too cumbersome for users. Thus, the present
invention also provides graphical user interface tools with broad applicability.

Related to the provision of custom content to individual brokers, another embodiment of
the present invention provides a system and method for supplying content from a central
database to affiliated web sites. This embodiment provides access to a comprehensive, up-to-
date, integrated commercial real estate database, from which data can be drawn to support
commercial real estate web sites for brokerage companies or individual brokers. As an example,
in this embodiment, a broker uses a site template (e.g., graphical user interface) containing
modifiable portions and portions that link to the integrated commercial real estate database.

The present invention also provides communication and analytical tools that interface
with a commercial real estate database and support commercial real estate transactions. These
communication and analytical tools include: 1) a survey tool; 2) a commercial real estate
transaction tool; 3) a tour scheduling tool; 4) an activity summary tool; and 5) a tool for
analyzing commercial real estate data.

An embodiment of the present invention provides, in a system comprising a real estate
database containing information regarding commercial real estate properties, a method for
disseminating information contained in the real estate database. The method includes accepting
search criteria from a user; searching the real estate database for information that meets the
search criteria; reporting search results to the user, wherein the search results include the

information that meets the search criteria; receiving a file from the user; associating the file with
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- the search results and the search criteria; and providing the user with access to the search criteria,

the search results, and the associated file. .

The search criteria are, for example, space requirements of a prospective tenant or buyer,
or are informatién requirements of a commercial real estate professional. The file can include,
for example, a spreadsheet, a document, or a brochure. The method can also include receiving
instructions from the user to provide a second user with access to the search criteria, the search
results, and the associated file, and then providing the second user with the access. The user
could be, for example, a broker in a brokerage firm, while the second user could be a client of the
broker, a broker who is a member of the brokerage firm, or a broker who is not a member of the
brokerage firm.

Another embodiment of the present invention provides a system for collecting,
distributing, and using real estate data. The system includes data sources that gather and
generate the real estate data. The system also includes data mining applications in
communication with the data sources. The data mining applications receive and organize the
real estate data into separate interrelated modules, and evaluate the real estate data and reconcile
the real estate data among the interrelated modules. The system also includes a contact
management system in communication with the data sources and the data mining applications.
The contact management system directs the data mining applications to conduct continuous
pollings of the data sources to update the real estate data. The system also includes a core data
warehouse in communication with the data mining applications. The core data warehouse
receives and stores the reconciled and updated real estate data from the data mining applications.

The system also includes database processes in communication with the core data warehouse.
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The database processes access the reconciled and updated real estate data from the core data
warehouse and create database sets. The system also includes a search database application in
communication with the data processes. The search database application accepts a property
search query from the user and reports search results to the user. The search results include real
estate data in the core data warehouse that meet the user’s search query. The search database
application is adapted to receive files from the user and associate the files with the search results.

In an aspect of this embodiment, the search database application is adapted to provide the
user with access to the search results and the associated files. In addition, the search database
application can be adapted to receive instructions from the user to provide a second user with
access to the search results and the associated files, and to provide the second user with the
access.

Another embodiment of the present invention provides a method for facilitating a
commercial real estate transaction. This method includes receiving space requirements from a
user; searching a commercial real estate database for spaces meeting the space requirements;

reporting to the user the spaces meeting the space requirements; receiving from the user selected

spaces from among the spaces meeting the space requirements, wherein the selected spaces are

spaces for which the user wants to confirm availability; forwarding electronic communications to
representatives of the selected spaces, wherein the electronic communications request
confirmation of availability of the selected spaces; updating the commercial real estate database
in response to receiving denials of space availability; and reporting, to the user, available spaces
from among the selected spaces in response to receiving confirmations of space availability for

the available spaces.
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In an aspect of this embodiment, the method further includes receiving from the user final
chosen spaces from among the available spaces, wherein the fingl chosen spaces are spaces for
which the user wants proposals; forwarding second electronic communications to representatives
of the final chosen spaces, wherein the second electronic communications request proposals on
behalf of the user for the final chosen spaces; and reporting, to the user, the proposals from the

representatives of the final chosen spaces.

In another aspect of this embodiment, the method includes providing the user with
comparisons of the proposals.

In another aspect of this embodiment, the method includes consulting the commercial
real estate database to determine locations of the final chosen spaces; réceiving, from the user,
times to spend visiting each of the final chosen spaces; determining an order in which to visit the
final chosen spaces; calculating travel times between the final chosen spaces based on the order
and the locations; and determining a tour of the final chosen spaces based on the visiting times
and the travel times. Determining the order can involve receiving the order from the user.
Alternatively, the order can be based on one of shortest time and shortest distance.

In another aspect of this embodiment, the method includes forwarding to the user and to
the representatives of the final chosen spaces a third electronic communication providing access
to the tour.

In another aspect of this embodiment, the method includes displaying the tour on a map
that shows a route between the final choseﬁ spaces. The map can include an icon indicating the

location of a final chosen space. The icon can be linked to data in the commercial real estate
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database that corresponds to the final chosen space, and can be adapted to be activated to provide
access to the data.

In another aspect of this embodiment, the method includes reporting, to the
representatives of the final chosen spaces, the requests for proposals along with other requests
for proposals on their respective spaces.

Another embodiment of the present invention provides a method for reporting tasks
completed in commercial real estate transactions. This method comprises storing information
pertaining to a property in a commercial real estate database; associating the property with a
representative of the property; facilitating searches of the commercial real estate database for
spaces meeting designated space requirements, wherein the property meets the designated space
requirements for a number of the searches; and reporting the number to the representative.

In an aspect of this embodiment, the method also includes receiving requests to confirm
availability of the property, and reporting, to the representative, the number of requests to
confirm availability of the property.

In another aspect of this embodiment, the method also includes receiving requests for
proposals for the property, and reporting, to the representative, the number of requests for
proposals for the property.

In another aspect of this embodiment, the method also includes receiving schedules for
tours of the property, and reporting, to the representative, the number of tours of the property.
The representative can include one or more brokers and reporting the number of tours of the

property can include reporting the number of tours given by each of the one or more brokers.
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In another aspect of this embodiment, the method also includes receiving, from the
representative, proposals on the property, and reporting, to the representative, the number of
proposals on the property. The representative can include one or more brokers and reporting the
number of proposals on the property can include reporting the number of proposals issued by
each of the one or more brokers.

In another aspect of this embodiment, the method also includes reporting the number to
an owner of the property.

Another embodiment of the present invention provides a method for monitoring activities
of a commercial real estate broker. This method includes providing a commercial real estate
database that associates the broker with properties that the broker represents; facilitating searches
of the commercial real estate database for spaces meeting designated space requirements,
wherein the properties meet the designated space requirements for a number of the searches; and
reporting the number to the broker.

In an aspect of this embodiment, the number is broken down according to each property
of the properties that the broker represents.

In another aspect of this embodiment, the method also includes receiving requests to
confirm availability of the properties, and reporting, to the broker, the number of requests to
confirm availability of the properties.

In another aspect of this embodiment, the method also includes receiving requests for

proposals for the properties, and reporting, to the broker, the number of requests for proposals for

the properties.
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In another aspect of this embodiment, the method also includes receiving schedules for
tours of the properties, and reporting, to the broker, the number of tours of the properties. The
broker can include one or more agents and reporting the number of tours of the properties can
include reporting the number of tours given by each of the one or more agents.

In another aspect of this embodiment, the method also includes receiving, from the
broker, proposals on the properties, and reporting, to the broker, the number of proposals on the
properties. The broker can include one or more agents and reporting the number of proposals on
the properties can include reporting the number of proposals issued by each of the one or more
agents.

Another embodiment of the present invention provides a system for analyzing
commercial real estate market conditions. This system includes a database for storing
information about commercial real estate. The database contains data records, including
information pertaining to lease information, sale information, comparable sales information, and
tenant information. The system also includes an analytical application in communication with
the database. The analytical application is adapted to receive characteristics of a property, to
retrieve data pertinent to the characteristics from the database, and to display historical trends
and forecasts of the real estate market conditions based on the data retrieved from the database.

In an aspect of this embodiment, the forecasts are based on projected data in the database.
The projected data can be projected absorption, projected construction starts, projected building
deliverables, or projected lease expiration. The projected absorption can be based on one of
preceding year average; five year average; median quarter value; mean quarter value; % seq

positive growth; % seq negative growth; best of four quarters; and worst of four quarters. The
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projected construction starts can be based on one of preceding year average; five year average;
mode quarter value; average quarter value; and % of five year average.

In another aspect of this'embodiment, the historical trends and the forecasts include at
least one of absorption, deliveries, and vacancy; rental rates; occupancy rates; percent leased
rates; vacancy by space type; direct and sublet vacant square footage; occupancy and leased

rates; current rental rates; vacancy and rental rates; and net absorption rates.

These and other objects, aspects, and advantages of the present invention are described in
greater detail in the detailed description of the invention, the appended drawings, and the claims.
Additional features and advantages of the invention will be set forth in the description that

follows, will be apparent from the description, or may be learned by practicing the invention.

BRIEF DESCRIPTION OF THE DRAWINGS

Figure 1 shows the overall system architecture of the present invention, accordingto a
preferred embodiment of the present invention.

Figure 2 is a schematic representation of the mobile information gathering system and
related system architecture, according to a preferred embodiment of the present invention.

Figures 3-16 are slides that graphically depict the commercial real estate market and the
process for transactions within that market, to prdvide the context in which a preferred
embodiment of the present invention operates.

Figures 17-34 are slides that graphically depict a preferred embodiment of the system and

method for collection and distribution of information according to the present invention.
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Figures 35-71 are web screen shots that depict a preferred embodiment of the system and
method for collection, distribution and use of information according to the present invention.

Figure 72 is a high level overview of the proposed method and system for listing,
brokering, and exchanging carrier capacity, according to a preferred embodiment of the present
invention.

Figure 73 is a drawing of the apparatus that can be used as an entry point into the system
to utilize the method, according to a preferred embodiment of the present invention.

Figure 74 is a schematic diagram of a user interface through which to access tenant
information, according to an embodiment of the present invention.

Figure 75 is a graph illustrating the timeliness and reliability of comparable sales
information as a function of sales cycle, according to an embodiment of the present invention.

Figure 76 is a schematic diagram of a site template containing modifiable portions and
portions that link to an integrated commercial real estate database, according to an embodiment
of the present invention.

Figures 77-84 are screen shots that depict an exemplary survey tool, according to an
embodiment of the present invention.

Figures 85-95 are screen shots that depict an exemplary commercial real estate
transaction tool, according to an embodiment of the present invention.

Figures 96-99 are screen shots that depict an exemplary tour scheduling tool, according to
an embodiment of the present invention.

Figure 100 is a screen shot that depicts an exemplary tenant-broker status page, according

to an embodiment of the present invention.

76



[00259]

[00260]

[00261]

[00262]

Figures 101-116 are screen shots that depict an exemplary analytical tool, according to an

embodiment of the present invention.

DETAILED DESCRIPTION OF THE INVENTION

The system of the present invention, the preferred embodiment of which is referred to as
COSTAR EXCHANGE™, is a web-based marketplace that efficiently and securely facilitates
the buying and selling of commercial properties.

The invention includes, but is not limited to the following: a large-scale database of
commercial properties for sale (over 38,000 commercial properties with a combined asset value
in excess of $40 billion in the preferred embodiment); a secure web service, the preferred
embodiment of which is known as COSTAR EXCHANGE,™ for distributing the information;
and communication and data processing equipment that allow sellers of properties to list
extensive information about their properties for sale on the site at no cost. The site affords an
efficient means for these sellers to reach a large universe of potential buyers. In the currently
preferred embodiment, potential buyers pay a subscription fee to access the system. Sellers of
investment-grade properties have the additional option of selecting limited, secure distribution of
their properties in order to address confidentiality requirements.

The system of the present invention makes it possible for a user to extract data relating to
virtually every aspect of a commercial real estate transaction. Although the data is described as
being contained within a “database,” data can be stored in a plurality of linked physical locations
or data sources. The significant aspect is that the database contains information relating to areas

that have previously been only accessible in isolation from one another. By providing a unified
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data model and a system for forming a variety of queries against the unified database, it is
possible to understand with precision the relationship between market factors that have
heretofore only been understood in an anecdotal way. For example, prior to the present
invention, a commercial real estate investor might have recognized the value of investing ina
particular building that had low vacancy but was located in an area of extremely high vacancy.
If so, this investor might also be interested in knowing that a building that is on the market has
lost a big tenant. Prior to the system of the present invention, however, there has been no unified
way of storing an investor’s investment criteria and continually monitoring the market so as to
have the ability to provide a real-time alert when a property matching the investor’s investment
criteria has become available. This advantage is achieved because databases containing leasing
information are linked with databases concerning buildings for sale, which are linked to
databases that store a particular investor’s investment criteria, which are linked to databases that
store the data necessary to determine market conditions, and so on. It is through the connections
of previously discrete databases that the synergies and advantages of the present invention arise.

In this sense, the present invention resides in the interconnection of related pieces of
information that allows a true understanding and deep appreciation of a commercial real estate
market. The user of the system of the present invention has the ability to understand data in
context, because the data in one data source is influenced by other data sources that have
heretofore not been connected.

The data stored in the databases of the present invention is frém various sources. For
example, property information can be obtained by researching information sold and information

available. Tenant information can be obtained through personal inspection of properties and
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from brokers. Market analytics is obtained through an historical analysis. In addition, tax
assessment information provides yet another source of information.

Another way of gathering information is through a mobile information-collecting device,
according to another aspect of the present invention. The mobile information-collecting device
is a truck or other vehicle that is equipped with a GPS system and a link to the databases of the
system of the present invention. The device further includes a display screen and input device,
and can include a web camera. The system is designed such that the location of the truck or
other mobile information gathering device at any particular instance is correlated to the database
so that information concerning properties in the vicinity of the truck is automatically displayed A
on the dispiay screen located in the ﬁ'uck‘ Thus, as a truck passes a particular commercial real
estate building, information pertaining to that building is displayed, and the operator can
determine whether additional iﬁformation has to be gathered or whether information obtained in
the database should be modified. The important thing is that the system automatically retrieves
and displays the entirety of the currently available information so that the operator can determine
if pieces of information are missing or need to be updated.

The mobile information gathering system of the present invention has other applications
as well. For example, a similar device is used in connection with residential real estate listings to
display pertinent information and directions to the nearest available home for sale. The pertinent
information could include, for example, photographs that pop-up on the display as the mobile
information-collecting device travels. Likewise, the system displays information concerning
merchants, service providers, or tourist attractions within a particular area in a non-commercial

setting. For example, the GPS in a passenger car is linked to a database that contains
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information about local merchants, such as restaurants. As the driver approaches these
restaurants, the system displays advertisements or other information pertaining to the restaurants.
Thus, in accordance with the present invention, the system provides location-sensitive
real estate information automatically and performs other useful tasks by correlating a vehicle’s
instantaneous position to data stored in a remote database. The system identifies geographically
pertinent information and transmits the geographically pertinent information to the vehicle for

display on the display panel within the vehicle or, perhaps, for audio announcements to the

vehicle occupant.

System Architecture

Figure 1 shows the overall system architecture of a preferred embodiment of the present
invention. As shown, the principal components of the system architecture include data sources
A10, a contact management system A14, data mining applications A12, a core data warehouse
A16, database processes A18, and Internet integration applications A20. Broadly stated, contact
management system A14 directs data mining applications A12 to obtain commercial real estate
information from data sources A10; data mining applications A12 gather, organize, and transmit
the information to core data warehouse A16; database processes A18 access the information
from core data warehouse A16 and organize it for manipulation by Internet integration
application A20 (e.g., by building database sets); and Internet integration application A20
presents the information to the end user for review and manipulation by the user. In terms of
input and output, data sources A10, contact management system A14, and data mining

applications A12 represent the input side of the system architecture, while database processes
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Al8 and Internet integration application A20 represent the output side to which an end user of
the system is connected.

Data sources A10 represent a vast network of entities generating information about
commercial real estate. Each entity maintains information specific to the business or process in
which it is involved. Contact management system A 14 directs the input systems of data mining
applications A12 to conduct continuous pollings of data sources A10. By conducting
continuous, periodic polling of data sources A10, data mining applications A12 ensure that core
data warehouse A16 contains up-to-date information.

Data sources A10 include such data repositories as property managers A22, proprietary | ‘
databases A24, Internet A26, site inspections A28, building owners A30, brokerage firms A32,
REIT filings A34, tenant canvassing A36, public records A3 8, and comparable information
research firms A40. Property managers A22, building owners A30, and brokerage firms A32
maintain records on the individual properties in which they are involved, concerning such
information as transaction histories and characteristics of a property. To obtain this information,
contact management system A14 supports communications (e.g., by telephone or e-mail)
between representatives operating the present invention and the personnel of property managers
A22, building owners A30, and brokerage firms A32.

Proprietary databases A24, Internet A26, and REIT filings A34 are data source entities
that require review by personnel associated with contact management system A14 and data
mining applications A12. The personnel pﬁll the pertinent information from these data sources

for gathering by data mining applications A12 and storage by core data warehouse A16.
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Site inspections A28 and tenant canvassing A36 are data source entities that target
specific regions or properties on which to obtain commercial real estate information. Typically,
this information is obtained manually by visiting a particular location and recording observations
and/or by using a mobile information gathering system.

Public records A38 and comparable information research firm A40 are automated data
source services that digitally record information and automatically transmit the information to
data mining applications A12.

Data mining applications A12 receives the information from data sources A10 into
separate modules or applications, including, in a preferred embodiment of the present invention,
property information application A42, market analytics application A44, tenant information
application A46, assessment information application A48, and comparables information

application A50.

Property information application A42 and tenant information source A46 receive '
information from property managers A22, proprietary databases A24, Internet A26, site
inspections A28, building owners A30, brokerage firms A32, REIT filings A34, and tenant
canvassing A36. Assessment information application A48 receives information from public
records A38. Comparables information application A50 receives information from comparable
information research firm A40. As sort of a hybrid of property information application A42 and
tenant information application A46, market analytics application A44 receives information from
data sources A10 through property information application A42 and tenant information

application A46 and conducts analyses of the data to present historical evaluations of

transactions.
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Property information application A42 includes sales information on properties, such as
physical characteristics, available space, selling price, and income expense statements. Tenant
information application A46 includes leasing information such as lease turnover dates, average
price per square foot, and the types of tenant under lease. Market analytics application A44
draws on information from property information application A42 and tenant information
application A46 to analyze transactions over a long period of time (e.g., ten years) to provide
valuable historical performance data. Assessment information application A48 includes property
valuations, e.g., tax assessments. Comparables information application A50 includes broad
market information that enables accurate comparisons of property values based, for example, on
type of building structure and geographic proximity.

Each of the modules of data mining applications A12 is highly interrelated with other
modules, such that a change of information in one module necessitates a change of information
in another. For exémple, if tenant canvassing A36 learns that a tenant has moved out of property
A and into property B, tenant information application A46 must note under the tenant’s
information the new space the tenant occupies; additionally, and as a direct result of the
transaction, property information application A42 must note the new vacant space in property A
and the now occupied space in property B. In turn, the adjustments in occupancy affect the
analysis performed by market analytics application A44, e.g., if property A is now left with a low
occupancy rate, it compares unfavorably to other properties similarly situated. In addition,
considering the likely scenario that property B was occupied by a previous tenant who moved
elsewhere, the seemingly singular event of the initial transaction (tenant’s move from property A

to property B) is actually a part of a series of transactions through the interrelated modules of
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data mining applications A12. As a helpful analogy, data mining applications A12, with its
group of interrelated modules, is effectively an enormous accounting ledger that tracks property
space instead of dollars, and records a series of related transactions in zero-sum fashion, akin to
credits and related debits. After recording a single transaction, the present invention reconciles
the entries in each interrelated module by confirming that the interrelated entries are internally
consistent.

[00278] As data mining applications A12 receive real estate information from data sources A10
and process the impact of that information through the modules or applications, the information
is stored and constantly updated in core data warehouse A16. Database processes Al8 access
this data from the output side of core-data warehouse A16 and create database sets compatible
with formats required by Internet integration application A20. Internet integration application
A20 manipulates the database sets in response to commands from a user, and presents the results
of database manipulations, e.g., search query results, to the user in the form of graphical user
interfaces. The specific manipulations executed by Internet integration application A20 are
described below in more detail under the subheading “Detailed Description - Website
Operation.”

[00279] Another embodiment of the present invention provides a coordinated method and system
for collecting data for a commercial real estate database having distinct but related categories of
information. According to this embodiment, the system enters information concerning one
category of information into the database, and then determines the relevance of that entered
information to other categories of information. If the entered information is deemed relevant to a

second category of information, then the system notifies a researcher responsible for collecting
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data for the second category of information. The system then provides the researcher with the
entered information. .

For a nationwide commercial real estate database, the collection and maintenance of data
is an enormous undertaking, involving numerous individuals. Updating the data may involve,
for example, researchers in the field gathering information concerning, among other things,
commercial real estate that is for sale. In conducting this research, the researchers may come
across information that is important to researchers responsible for other categories of
information, as well. For example, a researcher may determine that a building previously listed
as for-sale has been sold. This completed sale information would be highly relevant to
researchers tracking comparable sales information. Without contact w1th the for-sale property
researchers, however, these other comparable sales researchers would typically have to wait for
the information to arrive through other sources such as county records and deeds.

Thus, it is advantageous to pass the completed sale information along to the researcher
tracking comparable information. However, in a large-scale operation, it is virtually impossible
to pass information on a person-to-person basis. Thus, there is a need to automate the process.

In accordance with an embodiment of the present invention, therefore, a system
automatically forwards information to other researchers whose research criteria relate to that
information. For example, information on a completed building sale, which is tracked by for-
sale property researchers, is automatically sent to researchers tracking comparable sale
information. In this way, the researcher tracking comparable sales information can begin

research immediately following the building sale and does not have to wait to receive the deed or

assessment record from the county.
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In reference to Figure 1, this example would include a first researcher who collects data
on for-sale properties and a second researcher who collects data on comparable sales properties
(i.e., completed sales). The for-sale researcher and comparable sales researcher would be a part
of contact management system A14, and would poll data sources A10. As the for-sale researcher
polls data sources A10 and records properties that have been sold, data mining applications A12
determines that that sale information is relevant to comparable sales information as well.
Accordingly, data mining applications A12 notify the comparable sales researcher of the update
and provide the comparable sales researcher with the related information.

The coordinated research of this embodiment demonstrates the value of having a fully
integrated database, which, in this instance, relates to commercial real estate. Another advantage
afforded by a comprehensive integrated commercial real estate database is the ability to link
comparable sales records to current lists of tenants in particular buildings.

In a further embodiment of data collection, Figure 2 is a schematic representation of a
mobile information gathering system and related system architecture. As shown, the mobile
information-collecting device is a truck 100 that is equipped with a GPS system 110 and a link
for data transmission (through wireless network 120, the Internet 130 and/or by express shipping
140) to the databases 200 of the system of the present invention which are shown at a dispatch
center 170. The device (truck) 100 further includes a display screen, audio output and data input
device (here in the form of a portable computer 105), and can also include a web camera 115 that
transmits a continuous “driver’s eye” view .to the dispatch center 170 . Other equipment includes

digital camera 112, wireless telephone 114, and other computer and communication equipment.
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The system is designed such that the location of the truck or other mobile information
gathering device 100 at any particular instance is correlated to t}3e database 200 so that
information concerning properties in the vicinity of the truck is automatically displayed on the
display screen located in the truck. Thus, as a truck passes a particular commercial real estate
building, information pertaining to that building is displayed, and the operator can determine
whether additional information has to be gathered or whether information obtained in the
database should be modified. The important thing is that the system automatically retrieves and
displays the entirety of the currently available information so that the operator can determine if
pieces of information are missing or need to be updated. )

As shown, in the context of the system of the present invention, the mobile data gathering
and dissemination vehicle 100 is coordinated by a central system 170 for tracking and dispatch
of mobile vehicles 100. Using a multiple network access and routing device 180, the system
employs Jeast cost routing for data transfer system for transmitting data from the mobile vehicle.
The mobile data gathering and dissemination vehicle plays an important role in quality control
and synchronization of data stored in data sources by periodically verifying and filling gaps in
the data stored in the databases. The system also cross checks data sources and prompts the
input agent (whether in the field or a central office) to make necessary changes in databases
affected.

An important and more widely applicable aspect of the present invention is correlation of
data stored in a remote location to vehicle position in real time. This feature is applicable in the
context of commercial real estate, residential real estate, and as part of a merchant directory. For

example, a similar device can be used in connection with residential real estate listings to display
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pertinent information and directions to the nearest available home for sale. Likewise, the system
could be used to display information concerning merchants within a particular area in a non-
commercial setting. For example, the GPS in a passenger car could be linked to a database that
contains information about local merchants, such as restaurants. As the driver approaches these
restaurants, the system could display advertisements or other information pertaining to the
restaurants.

Thus, in accordance with the present invention, the system is able to provide location-
sensitive real estate information automatically and perform other useful tasks by correlating a
vehicle’s instantaneous position to data stored in a remote database to identify geographically
pertinent information and by transmitting the geographically pertinent information to the vehicle,
by for example displaying the information on the display panel within the vehicle or by playing
audio announcements of the information.

In the context of commercial real estate, the mobile information collection and
dissemination system for correlating data to a vehicle’s location and for transmitting the data to
the vehicle in real time includes the vehicle 100 equipped with equipment for both transmitting
and receiving data. The vehicle position is preferably determined by GPS and the system links
GPS data to real estate information. The system intelligently correlates vehicle position to real
estate data, retrieves the appropriate real estate data as the vehicle travels and then transmits
information back and forth over a network, preferably the global information network (i.e., the
Internet or web). As the vehicle drives down the street, pictures of the buildings are
automatically displayed on a display screen. The user need not search, because the information

just pops up on the display screen. This information could include, for example, descriptions and
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photographs of buildings. The data changes automatically as the user drives down the street.
The user (in this example a field researcher) is prompted to gather and transmit informatibn that
is missing,

In addition to using the system of the present invention to research properties, the system
brokers or customers could use the system such that as the broker or prospective tenant drives
around, the information on the property nearest them comes up. Such a system is also useful for
residential real estate brokers. Naturally, access to data and the amount of content provided must
be tailored to the particular user to address security and market concerns. Using data available
on the database of the present invention, however, the system could provide a virtual tour of a -
commercial building. The same approach could be employed in the residential context provided
one had access to a database of residential property information.

Linking position data to commercial information is valuable in other contexts as well.
For example, position location information could be correlated with information concerning
commercial establishments, such as restaurants, for advertising or directory assistance purposes.
In context of advertising or marketing, the system intelligently correlates vehicle position to
merchant data, retrieves the appropriate merchant data, and then transmits information back and
forth over a network, preferably the global information network (i.e., the Internet or web). As
the vehicle drives down the street, ads, promotions, tourist information, or other merchant or
general interest information, including pictures of the buildings, are automatically displayed on a
ciisplay screen. The user need not search nor do anything, as the information just pops up. The

data changes automatically as the user drives down the street. The system operator could sell
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advertisements to be displayed in cars via GPS. The information may be audio and/or a visual

on a screen.

The system also stores the recent history or sequence of vehicle movement so that the
speed and the direction of movement can be ascertained. Direction of movement information is
useful in the real estate information gathering and display context since it helps the central
system track, dispatch, and route mobile vehicles. Direction of movement information is useful
in the merchant directory/advertising/marketing context since the direction of movement affects
the geographic desirability of commercial establishments. For example, if a user is driving 80
miles an hour going South, restaurants that are 5 miles back are not as desirable as restaurants
that are 5 miles ahead (establishments 5 miles East or West are also not too desirable). Thus, as
the vehicle moves the system preferably takes speed and direction of travel into account when
correlating data such as ads, promotions, tourist information, or other merchant or general -
interest information, including pictures of the buildings, with vehicle position for display on the
display screen.

The information to be retrieved and displayed to the user based on the user’s location can
be stored locally with the user or transmitted to the user from a remote database. As the display
content becomes data rich, however, storing the information locally and keeping information
uniform and current becomes difficult. For this reason, transmission from a remote repository is
preferred whenever sufficient transmission bandwidth is available.

Linking position data to commercial information is also useful in contexts other than the
mobile vehicle. The system could be used to transmit location sensitive real estate information

to a user’s PDA or laptop computer, for example. For example, PDA’s such as those made by
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Palm™ will soon have both a GPS capability and a data transmission capacity. Using the system
of the present invention, information could be retrieved from the database of the present
invention and displayed on the user’s PDA or laptop computer based on the user’s location. The
information can be stored locally with the user or transmitted to the user from a remote database.
For example, a user in Loudoun County Investigating a property, looking at 5 or 6 adjoining
parcels could have a Palm VII telling the user who owns the parcels around where the user is

standing, who the tenants are, what the rent is, and what the sale points are.

System Operation )
Figures 3-17 are slides that graphically depict the commercial real estate market and the

process for transactions within that market, to provide the context in which a preferred
embodiment of the present invention operates.

Referring now to Figures 3 through 17, Figure 3 shows the electronic commerce
segments involved in commercial real estate. Specifically, there is a need for leasing
information, sale information, industry news, comparable sales information, tenant information,
information for marketing to professionals, and information for marketing to corporations and
software. These will be described below. Concerning “for sale information,” the information
will list what types of buildings are for sale. Concerning leasing information, the information
pertains to buildings that are available for lease or to space within buildings that are available for
lease. Concerning industry news, the information can be any of a wide variety of information
that provides industry professionals with news that they need. Concerning tenant information,

information will relate to the needs and financial characteristics of commercial real estate

91



[00298]

[00299]

tenants. Analytic information relates to the types of information that real estate investors or
landlords use to assess the market and the value of any particular property.

The commercial real estate market is enormous. Within the United States alone, the
collective value of commercial real estate assets is estimated to be in excess of $4 trillion dollars.
Approximately one hundred thousand building sale transactions occur each year. The value of
these transactions is estimated to exceed $300 billion. Every transaction involves multiple
parties. Notwithstanding the enormity of this market, the prior art system for facilitating these
transactions is enormously inefficient.

As shown in Figure 4, the current prior art inefficiencies in the market include the fact
that only a fraction of the real audience ever sees any particular property. In particular, the
conventional way of selling commercial real estate is through buyers’ brokers representing the
buyers, and sellers’ brokers representing the sellers. Unlike the sale of single family homes, the
availability of high-value cémmercial real estate is not widely advertised. This is because of the
way that high-value commercial real estate properties have typically been marketed in the past.
In particular, when a seller’s broker is prepared to offer a seller’s building, the seller prepares a
lengthy offering document and distributes the lengthy offering document to a very small group of
select potential purchasers. These potential purchasers may be thought of as being within the
:nner circle of the seller’s agent. This practice is so prevalent that if a potential buyer or buyer’s
broker receives a building offering from a broker and the buyer’s broker or potential investor
knows that they are not within that sellers broker’s inner circle, they will assume that all
potential buyers within the sellers broker’s inner circle have passed on the building and that the

mere receipt of the building offering indicates a building value that is tarnished in some way.
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Other inefficiencies in the current prior art way of selling commercial real estate include
the fact that there is a significant marketing expense involved since the marketing involves
preparation of lengthy documentation and because the system in place is not highly automated.

Another inefficiency in the prior art is a basic economic inefficiency of the market.
Because the number of bidders is limited, the price is lower than it might otherwise be if all
possible bidders or a greater number of bidders were allowed to bid on the property. In addition,
the current system is inefficient because it is very time-consuming. Moreover, there is too much
risk and expense for the buyer, and buyers see only a fraction of their options. -

The commercial real estate process will now be described beginning with the
conventional prior art process for leasing transactions. As shown in Figure S, from the vantage
point of the prospective tenant, the leasing transaction is basically decided based upon three
considerations: 1) Do I like this location? 2) Do I like the building? and 3) Can I afford this rent?
As shown in Figure 6, the main tool used to convey a space for a lease opportunity is a one-page
flyer. Thus, the conventional prior art marketing approach for marketing a property for leasing is
to distribute 300 to 500 one-page flyers locally, as shown in Figure 7.

In contrast, the prior art investment sales proceés is considerably more complex. To
begin with, there are many more considerations as summarized on F igure 8. These include: 1) Is
this the right type of property?; 2) Do we invest in properties in this area?; 3) Is this building
leased up enough?; 4) When do the tenants’ leases expire?; 5) Are these good credit tenants?; 6)
Does this building have enough income?; 7) When these tenants’ leases roll, will I get good
rents?; 8) Does this market have a low vacancy rate, such that I can re-lease quickly?; 9) When I

have to re-lease, who will my competitors be?; 10) Based on other sales in this area, is this a fair
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price?; 11) What multiple revenues are other buildings selling for?; 12) Can I get reasonable
financing for this property?; 13) Will the seller accept an offer of $35 million?; 14) Will the
seller accept these legal terms of sale?; and 15) Did my engineers find structural or
environmental flaws? Because of the complexity of issues that must be considered, the main tool
used in the prior art to convey a major commercial property investment sale opportunity is the
investment package, which typically is a document on the order of 100 pages, as shown in Figure
9.

Figure 10 shows the relative comparison between commercial leasing and investment
sales. As noted before, in the case of commercial leasing, the main tool is a one-page flyer that
typically costs $1.00 to $3.50 per copy. In contrast, the main tool for investment sales, i.e., the
investment package, costs between $125.00 and $250.00 per copy. The distribution of these
books is very different, as well. In particular, as shown in Figure 11, if one wishes to sell a
particular building, the books are distributed to a group of 30-50 sophisticated real estate '
investors and brokers internationally.

Consequently, only several dozen buyers from a universe of thousands get a copy of the
“hook,” i.e., the investment package, as graphically illustrated by Figure 12. The select few
buyers from the universe of thousands that get a book are typically referred to as the inner circle
of the seller’s agent as shown in Figure 13. The remaining universe of potential buyers that are
not selected, i.e., that are not in the inner circle of the seller’s agent, are referred to as the outer
circle, as graphically illustrated in Figure 14.

As alluded to earlier, a distinctive characteristic of the commercial real estate industry is

what happens if a broker or investor in the outer circle learns that the building is for sale as
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graphically illustrated in Figure 15. In this instance, the property is immediately tarnished and
the value of the property is reduced. This is because the practice of distribution of the
investment book to only those buyers, agents, or investors within the broker’s inner circle is so
prevalent that, if a buyer’s broker or investor that is not in the seller’s agent’s inner circle
receives a copy of the book, they will assume that all of the individuals in the inner circle have
passed on the property and, for that reason; the property is tarnished, and the value is reduced.
Thus, for acceptance within the commercial real estate community, the present invention
includes a secure way of controlling distribution.

[00307] Figure 16 shows an example of the table of contents of a prior art investment book for a
high-value commercial property. As shown therein, the investment book typically includes an |
investment summary, a property description, a market overview, a competitive leasing analysis,
information concerning comparable sal es, information concerning tenancy, and a financial
analysis. In a conventional setting, all of this information is supplied by the seller — an interested
party. Because the seller has an interest in selling the property, this information is naturally
suspect. Thus, notwithstanding the tremendous amount of effort that is necessary to compile the
information, the information is ultimately of little value to a potential buyer, and must be verified
with an objective provider of real estate information, or independently verified.

[00308] Figures 17-34 are slides that graphically depict a preferred embodiment of the system and
method for collection and distribution of information according to the present invention. This

system and method operate within the above-described commercial real estate market and

transactional process.
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An important aspect of the present invention is the provision of networked databases that
can provide much of the information required in the investment book. Figure 17 illustrates
networked databases of a preferred embodiment of the present invention correlated to the typical
contents of a prior art investment book.

Referring to the graphical depiction in Figure 18, the system of the present invention will
now be described. In the figure, the system of the present invention is referred to as COSTAR
EXCHANGE™., COSTAR EXCHANGE™ is a system that allows owners to list their
properties for sale on an Internet website at no cost. A generation of the product is derived from
a master database, incorporating much of the data from, for example, tenant and property
databases, but emphasizing the sales process as opposed to the listing process. Emphasized
information includes tenant information, leasing information, and income and expense data.

The system, i.e., COSTAR EXCHANGET™, is intended as a tool for facilitating
commercial real estate transactions of various forms, as illustrated in Figure 18. In particular, the
system can facilitate transactions between owners’ and buyers’ brokers, transactions between
owners’ brokers and buyers’ brokers and transactions between owners’ brokers and buyers. The
system currently contemplated would not be used to facilitate direct owner to buyer transactions,
as indicated by the arrow passing directly from owners to buyers that that does 'not involve the
COSTAR EXCHANGE™.

In accordance with the present invention, the system operator, in this case, COSTAR,
maintains a database. The database is preferably accessible through the global information
network, i.e., Internet or web. In accordance with the invention, property owners list their

properties for sale in COSTAR’s database without being charged. As indicated in Figure 19,
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owners list properties in the database typically through a seller’s broker that has a trusted
relationship with the system operator of the COSTAR EXCHANGE™. Indeed, for propérties
worth more than $5 million, there is preferably a contractual arrangement between the system
operator and the seller’s broker specifying, among other things, a non-disclosure agreement. In
the system of the present invention, the system operator designates a team leader to interact with
each of the seller’s brokers.

For certain properties, it is critically important that distribution of the information
pertaining to the property be strictly limited. To most closely replicate the conventional system
under which the seller’s broker has complete control over to whom the property is “shown,” the
system includes means for limiting distribution of information on the website. More parﬁculariy,
the seller’s broker that has listed the property has complete control over who has access to the
information pertaining to the property that they have listed. In the currently preferred
embodiment, the seller’s broker works with the team leader to designate individuals that are to
receive the information pertaining to the property. This would typically be those buyers or
brokers within the “inner circle” of the seller’s broker.

As shown in Figure 20, the seller’s brpker has designated five qualified buyers to receive
access to the information on the website. Often, these qualified buyers are not subscribers to the
general listing features of the system, and, therefore, do not have the ability to learn of the
property listing on the system.

Once the seller’s broker designates the qualified buyers, the system operator sends to the

qualified buyers, preferably by overnight courier, an electronic ID, along with instructions for
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accessing the system. The qualified buyers use the electronic key to gain access to property
listing.

Optionally, before the qualified buyers are allowed to view the information pertaining to
the property, the system requires the qualified buyers to first enter into a confidentiality
agreement. Preferably, the qualified buyers enter into the agreement by electronically executing
and submitting an online confidentiality agreement as indicated in Figure 21. Executing and
submitting the confidentiality agreement could occur, for example, by clicking-through an
“accept” button for an agreement posted online or by exchanging electronic documents having
electronic signatures. Upon receipt of the executed confidentiality agreement, the system
operator allows qualified buyers to access the information pertaining to the property, using the
electronic key as described hereinafter. Figure 22 graphically indicates that the qualified buyers
now have access to the system by showing the buyers with their blindfolds removed.

In accordance with another aspect of the present invention, the system operator has a
plurality of clients (i.e., subscribers), who presumably are paying for access to information on the
COSTAR EXCHANGE™, These exchange clients are active buyers and brokers of buyers of
investment properties. Since COSTAR EXC‘HANGETM preferably lists a wide variety of
properties, including many properties that are not subject to the confidentiality concern, these
exchange clients are assumed to routinely query the system for properties meeting certain
descriptions, and, indeed, the system allows such queries.

In accordance with an important aspect of the present invention, when a confidential
property meets the needs of one of these exchange clients, that fact is indicated in a general way

without providing information that would allow the exchange client to easily identify the specific
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property. In other words, the exchange client is notified that there is a property in a particular
city meeting the exchange client’s requirements, but he is not told what that property is or who
the seller’s broker is. As clients of COSTAR, however, exchange clients all have access to the
system as indicated by the graphical depiction of the ID key. Thus, in Figure 22, the exchange
clients are shown as a second ring of potential buyers that do not yet have access to the specific
information concerning the building, as indicated by the blindfolds, but can learn of its existence.

In accordance with an important aspect of the present invention, if one or more of the
clients are interested in learning more about the property, they can indicate their interest through
e-mail or alternative communication directed to the system operator. The system operator will
then forward the inquiry to the seller’s broker so that the seller’s broker can determine whether
or not the particular client will receive access to the information. In the example shown in
Figure 22, the seller’s broker, in response to the query, has determined not to disclose the details
of the property to the exchange client that requested information. This “no” answer is conveyed,
by the system operator, to the exchange client that raised the request, as indicated by arrows in
Figure 22. The system, therefore, does not divulge the property listing to the denied client.

Figure 23 shows an alternative arrangement in which the seller’s broker has indicated
“yes” to the request for information. In response to this “yes” indication, the system operator
grants the accepted client access to the property listing.

Optionally, before the system grants the accepted client access, the system provides the
newly authorized potential buyer with a cdnﬁdentiality agreement. After executing and
submitting the confidentiality agreement, the system allows the newly authorized potential buyer

to access to the listing for that property. Preferably, the newly authorized potential buyer enters
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into the agreement by electronically executing and submitting an online confidentiality
agreement. Executing and submitting the confidentiality agreement could occur, for example, by
clicking-through an “‘accept” button for an agreement posted online or by exchanging electronic
documents having electronic signatures.

Figures 24 and 25 illustrate this aspect of the present invention. Figure 24 shows,
graphically, the confidentiality agreement being provided to the newly authorized buyer. Figure
95 shows that having executed and submitted the confidentiality agreement, the newly
authorized buyer moves into the inner circle and has his blindfold removed so that he can see the
information. In this way, the pool of qualified buyers can be greatly increased, but the seller’s
broker still maintains complete control over who is allowed to see the listing. Thus, the present
invention allows the seller’s and seller’s brokers to access a far greater pool of qualified buyers
without the highly undesirable act of distributing the information to all interested parties.

It will naturally be appreciated that this system of information distribution is useful in
contexts other than the commercial real estate context, such as purchases of business enterprises.

In accordance with yet another aspect of the present invention, the listings on the system
are made available not only to qualified buyers and clients of the system, but to all potential
buyers so as to encompass an extremely wide pool of potential buyers.

In the preferred embodiment of the present invention, the pool of potential buyers that are
not clients of the system is ‘given limited access to the database and can be allowed more detailed
access on a pay-per-view basis, for example. As indicated in Figure 26, this large pool of buyers

does not have detailed access to the listing, but could be allowed access, or the opportunity to
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gain access to learn of the existence of the listing. The lack of detailed information, is, again,
indicated by the blindfold on the depiction of the potential buyer in Figure 26.

In accordance with the preferred embodiment of the present invention, the more wide-
spread dissemination of the information may be delayed for a period of time to allow preferential
access to persons within the seller’s inner ring, or to exchange clients. This is not required,
however, and the pool of potential buyers could be extended immediately.

As shown in Figure 27, through COSTAR EXCHAN GE™, the existence of a listing,
without the details of the listing, is disseminated to the entire pool of potential buyers as shown
by the broken arrows. Any interested buyers can send an expression of interest or a request for
information query back to the COSTAR EXCHANGE™, and, since these potential buyers are |
not current clients, the system operator obtains a profile §f the potential buyers and transmits the
request along with the profiles to the sellers brokers for a determination of which, if any, of the
requesting potential buyers should receive access to the information.

As before and as shown in Figure 28, for those buyers to which the seller’s broker has
authorized distribution of the information, a packet containing an ID key is sent to the potential
buyer. As shown in Figures 29 and 30, after 'ﬁrst executing and submitting confidentiality
agreements (if so required), these potential buyers are moved into the inner circle of qualified
buyers who can obtain access to property information. Figure 30 depicts these potential buyers
moved into the inner circle with their blindfolds removed. In this way, the entire pool of

potential buyers can be brought into the bid process, but only to the extent authorized by the

seller or seller’s broker.

101




[00329]

[00330]

[00331]

[00332]

It should be apparent that the system of the present invention provides numerous benefits
and creates great efficiencies in the commercial real estate market.

The benefits to the seller or seller’s broker include the fact that the listing service is free.
In addition, the distribution of information leading to their property is highly secure and
controlled closely, and is at the seller or seller’s broker’s complete discretion. In addition, the
system broadensv the reach of their offering without tarnishing the value of the offering. The
system also allows the development of a private buyer network, i.e., allows the seller’s broker or
seller to increase their inner ring of buyers by identifying new qualified buyers with whom the
seller’s broker or seller may not have previously had a relationship. In addition, the system
greatly accelerates the transaction and brings buyers that are more qualified into the system,
which is likely to provide a more competitive market for the seller and, thus, bring the seller a
higher price. The benefits are summarized in Figure 31.

As indicated in Figure 32, the system also provides benefits to qualified buyers. In
particular, in the current system, the qualified buyer may have access to only the properties of
select agents that place that qualified buyer into their inner circle. And, in connection with the
present invention, the persons within a particular participating seller’s inner circle are allowed
access to a single property on COSTAR EXCHANGE™. However, there is a great benefit for
potential buyers to become clients of the system, in that they will have access to over 40,000
properties.

There are numerous possible sources of operating revenue for the system operator using
the system in the present invention. In particular, as summarized in Figure 33, the system

operator can obtain revenue through a subscription service by charging for access to the system.
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In addition, the system operator can obtain revenue through banner advertising and lender
referral fees. In addition, the system operator could obtain revenues through buyer/seller
matching fees, click-through revenue, and fees for enhanced listings on the database. Also, the
system operator obtains value through information posted onto the system since it memorizes the
cost of independently obtaining such data.

In accordance with the present invention, the ID key (shown in Figure 34) includes a
unique serial number printed on the back and generates a six-digit password that changes at a
predetermined frequency, preferably once every minute. Thus, the user’s ID is always changing
so that it provides a high level of security.

. The system of the present invention also facilitates mortgage lending. For example,
using the information concerning the building characteristics and the information concerning
prospective borrowers that is maintained within the system, the system facilitates matching
borrowers with lenders. Alternatively, the system can list all available lenders, either generally
or only those lenders that are willing to borrow money from a particular property, and the
borrower can click on a particular lender and obtain information or submit information for loan
pre-approval. In addition, the system functiops as a due diligence tool for lenders, providing the
information necessary to determine whether to provide a loan to buy a building, based on
information about the building.

As a further aspect of the present invention, a lending product is provided on COSTAR
EXCHANGE™ that lists every lender that CoStar tracks. The present invention enables

customers to click on a lender’s name in the list to request a free package of materials free from
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that lender. COSTAR EXCHANGE™ facilitates this communication between the customer and

a prospective lender.

The remaining figures illustrate a graphical presentation and description of the present
invention, as well as a series of screen images presented during operation of the invention. The
screen images provide a self-evident and exemplary description of the flow through the system

by a user as detailed hereinafter.

Website Operation

In a preferred embodiment, the website operates in the following manner._ Through an
Internet connection provided by an Internet service provider, a user enters the Internet address of
the present invention to access the website of the present invention. To ensure secured access,
the website presents the user with a login page, requesting a user name and password. Once the
user enters an authorized user name and password and agrees to the Terms of Use, the website
presents a homepage, as shown in Figure 35, with the following features. One section of the
homepage includes a menu 100 with labeled buttons, such as ‘News,” ‘Market Trends,’ ‘Events,’
‘Products,” ‘Company Information,’ ‘Stockhplders,’ ‘Technical Support,” ‘Contact Us,’
‘Employment,” and ‘Site Map.” By clicking on a button, a user can obtain more information and
further sub-menus on the labeled topic. Another section of the homepage lists summaries of
news articles 102 related to the commercial real estate industry. In this section, the homepage
provides additional buttons and links to further information concerning the news articles. The
final section of the homepage presents a group of structured tabs 104 that a user can click

through to access the functions of the present invention. The structured tabs subdivide the
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functions of the present invention intd four categoﬁes: (1) For Sale, (2) For Lease, (3) Tenants,
and (4) Sale Comps.

Under the For Sale structured tab, a user has three primary functions 106 and several
secondary functions 108. The primary functions 106 are represented by buttons through which
the user can click to access the functions. The three primary functions are Lookup Property,
Search Database, and Add Listing. The secondary functions include, but are not limited to,
Saved Searches, Alerts, Membership, Professional Profile, Demonstration, Frequently Asked
Questions (FAQ), Confidential Listings, Buyer-Seller Match, Forms & Contracts, and Help.

By clicking through Saved Searches, a user can view a list of searches that were
previously saved, as shown in Figure 36. The list includes a description of the search, the date
and time the searches were created, and whether or not an alert notification was activated (to be
described below). A user clicks on the description of the search to view the results of that
search. A user can also change the alert notification of a search by clicking the check box on the °
list. Finally, a user can delete a search by clicking on a delete button (not shown).

Returning to the homepage, under the For Sale structured tab, clicking on the secondary
function Alerts presents the user with that usgr’s Alert settings as shown in Figure 37. The
present invention monitors the saved searches and alerts a user when new listings are added that
match the existing saved search criteria. There are four Alert settings: (1) an on/off indicator to
activate or deactivate the Alert feature, (2) the number of saved searches being monitored and
which individual searches are being monitored, (3) the e-mail address to which the Alerts are

sent, and (4) frequency with which alerts are sent (e.g., once per day). From the Alert Setting
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page, a user can click on the appropriate buttons for each of these settings to change them as
desired.

Returning again to the homepage, by clicking through the secondary function
Membership, a user can view his or her membership status. Also from the homepage, by
clicking on the Professional Profile secondary function a user can access her professional profile,
as shown in Figure 38, which includes information that the present invention uses to customize
operation of the website according to a user’s particular professional background in commercial
real estate. The profile information is used to alert the user to new or updated properties of the
website operation, which the user might find useful. On the Professional Profile page, the
present invention presents various data enfry fields prompting for such information as the user’s
name, title, company website, business e-mail address, and other contact information. The
Professional Profile page also asks for information describing the user such as the type of
customer the user is (e.g., owner, individual, investor, corporate, or seller), the type of property
the user is typically interested in purchasing, the investment range the user anticipates, the type
of financing the user will use (leveraged or all cash), the locations in which the user is interested,
recent transactions completed by the user, and the annual transaction activity targets of the user.
The Professional Profile page also enables a user to indicate interest in subscription membership,
listing properties, and banner advertising.

Returning to the homepage, under the For Sale structured tab, a user can click through the
Demonstration button to view an example operation of the website for tutorial purposes. Also
from the homepage, a user can click through the Frequently Asked Questions, or FAQ button, to

view more information for tutorial purposes.
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From the homepage, under the For Sale structured tab, a user can click through the
Confidential Listings button to view real estate information maintained in secured access. After
the Confidential Listings button is clicked, the website presents a Proprietary Listing Information
access page, as shown in Figure 39. The website maintains secured access to the proprietary
listings. A user must enter a valid password and have a professional profile on file. In this
manner, the present invention can forward the user’s (potential buyer) information to the listing
entity to initiate the unique buyer-seller matching feature, Once the user enters a valid password,
the website displays a Request Pending screen , as shown in Figure 40, and contacts the listing
entity to request access for the user/buyer. As shown in Figure 41 and 42, the website returns a
results page indicating whether the listing entity has approved the user’s/buyer’s request. Figufe
41 shows access that has been limited, while Figure 42 shows access that has been withheld. If
access is approved, admitting the buyer into the “inner-circle,” the website presents the subject
property on a Property Details page (described below).

Also from the homepage under the For Sale structured tab, a user can click through the
Buyer-Seller Match button to view real estate listings that match buyer criteria or seller criteria.
Also from the homepage, a user can click thrpugh the secondary function of Forms & Contracts
to view, download, and print standard documents used in the commercial real estate industry.
This feature also autopopulates the documents with appropriate buyer, seller, and proprietary
information.

Finally, under the secondary functions listed on the homepage under the For Sale

structured tab, a user can click on the Help button to receive technical information concerning
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the operation of the website as well as administrative information concerning enrollment in the
use of the present invention.

Turning attention to the primary functions of the For Sale structured tab, by clicking on
the Lookup Property button on the homepage, a user can search for a particular property. After
clicking through this button, the present invention presents a Property Lookup page, as shown in
Figure 43, which asks for the property address, property name, listing number, building park,
city, sub-market or listing company of the property to be found. The Property Lookup page also
asks the user for the state in which the property is located. As an example of a property lookup,
a user can enter the name “Park Place” in the data entry field for the property name. Then, when
the user presses a Get Results button, the website returns a property lookup results list listing
(Figure 44) all of the properties in the database with the name “Park Place.” The property list
includes information such as address, city, state, price, square foot size, price per square foot, cap
rate, and type of property (e.g., office, industrial, and land). As an example of another property
lookup, to narrow the search, a user could specify the state in which “Park Place” property
resides, for example, New York. With this search criteria, upon clicking through the Get Results
button, the user would view a property lookup results list containing only the entry that reads
«700 Park Place, Long Beach, New York” in Figure 44. After entering the search criteria and
viewing the property lookup results list, a user can double-click on a property listing to obtain
the details about that property, including an overview of the property, financial information,
tenant information, market statistics, comps, and a map of the area in which the property resides.

During operation of the property lookup function, the present invention provides a menu on the
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screen for ongoing options such as Return to Homepage, Print Results, or Enter a New Lookup
Criteria.

Returning to the homepage under the For Sale structured tab, the second primary function
is Search Database. After clicking on the Search Database button, the user activates a series of
web pages that execute the search function of the present invention, beginhing with the page
shown in Figure 45. The search function is broken down into six steps by which a user enters
search criteria and receives results. Each web page of the search function presents six buttons
1102 that can be clicked through to access the six steps of the search function. Each web page
also includes general function buttons 1104, including a button to return to the homepage, a New
Search button, a Saved Search button, a Results button, a Help button, and a Go to the Next Step
button. The six steps of the search function include five steps for entering search criteria and a
sixth step for obtaining the results of the search. The search criteria for steps one through five
include property, location, price, size, and market. The general function buttons 1104 can be
activated during any step, such that, e.g., a user can specify search criteria for only the first two
steps, and then can skip directly to obtaining results. Also, a user can skip back and forth
between steps to revise information (the steps do not have to be completed in order).

The web page corresponding to Step One, Property Type, presents six options or
categories of property types from which to choose. These property types include office,
industrial, retail, hospitality, multi-family, and land. From this Step One page, the user has the
option of selecting a property type by clicking on one of the six categories of property types or

skipping the selection of a property type by clicking on the Location button or the Go to the Next

Step button.
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The web page corresponding to Step Two of the search function (Figure 46) asks the user
to select a geographic method by which to search the database or to select the option of
conducting a global search. The geographic methods by which a user can search the database
include searching by region, state, market, county, city, or sub-market. The user can proceed to
the next step of the search function by clicking on one of the six categories of geographic search
methods, by choosing to conduct a global search, or by skipping a preferred geographic search
method by clicking on the Step Three Price button or the Go to the Next Step button. If the user
chooses to use a geographic search method, the website presents another page asking for more
detail on that search method. For example, if the user chooses to conduct a regional geographic
search, the present invention presents a map showing each region, as shown in Figure 47. The
user clicks on a region to narrow the search to within that region. Similarly, for the state, market,
county, city, and sub-market categories, a user chooses a particular state, market, county, city, or
sub-market to narrow the search. After selecting a geographic method by which to search the
database or selecting a global search, the user moves on to the next step of the search criteria:
Step Three Price.

Step Three of the search criteria allows a user to specify the financial conditions for the
search. The user can choose both high and low ranges for the price categories or just one
condition. As shown in Figure 48, the price conditions are broken down into four categories: key
indicators, annual income values, financing, and assessed values. Under key indicators, the user
can specify a sale price, a price per square foot, and a cap rate. Under annual income values, a
user can specify gross income, net operating income, and pre-tax cash flow. Under the financing

heading, a user can specify down payment, loan amount, and loan payment in either annual or
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monthly terms. Under the assessed values subheading, the user can specify assessed land value,
assessed improvement, and total assessed value either in total amounts or per square foot. Also
under the assessed values subheading, the user can specify the ratio of land to improvements and
the ratio of asking price to assessed value. Once the user has chosen values for the price
conditions or has chosen to skip Step Three, the user proceeds to Step Four by clicking on the Go
to Next Step button or the Step Four button.

As shown in Figure 49, the web page for Step Four enables the user to specify the size
and features of the property for which the user is searching. The data entry fields for this search
criteria are broken down into the subheadings: size, characteristics, and company. Under the size
subheading, the user can specify the total rentable space in square feet, the typical floor size in.
square feet, and the number of stories. Under characteristics, the user can specify the year built,
the year built or renovated, the total available square feet, the percent leased, the asking rental
rates per square foot, the building class (e.g., A, B, or C), the type of use (e.g., income property
or owner/user), the occupancy type (e.g., multi-tenant or single tenant), the building status (e.g.,
existing, under construction, or proposed), and whether to include flex buildings in the search.
Under the company subheading, the user can specify the listing brokerage company and thereby
limit the search to that company. Once the user has entered the desired data into the web page of
Step Four, the user proceeds to Step Five by clicking on the Go to Next Step button or clicking
on the Step Five button.

The web page for Step Five, as shown in Figure 50, enables a user to specify the market
conditions of the user’s desired property. These market conditions are broken down into three

subheadings: vacancy and absorption, inventory ratios, and inventory. Under the vacancy and
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absorption subheading, a user can specify the vacancy rate in a region or submarket, the point
increase in the last 12 months in a region or submarket, the point decrease in the last 12 months
in a region or submarket, the 12 months’ gross absorption in a region or submarket, the 12
months’ net absorption in a region or sub-market, and finally, the asking rental rates per square
foot in a region or submarket in annual or monthly terms. Under the invehtory ratios
subheading, a user can specify the ratio of net absorption to inventory in a region or submarket,
the ratio of gross absorption to inventory in a region or submarket, and the ratio of under
construction to inventory in a region or submarket. Under the inventory subheading, a user can
specify the total building inventory in square feet in a region or submarket, the average building
size in square feet in a region or submarket, the number of buildings in a region or in a
submarket, and the under construction in square feet in a region or submarket. Once a user has
entered the desired values in the data entry fields of the Step Five web page, the user can return
to other steps by clicking on those buttons or can proceed to Step Six to obtain the results for the
search criteria. From the web page for Step Five, a user can access Step Six by clicking on the
Get Results button or by clicking on the Step Six button.

The web page for Step Six lists the results of the search in the form of a table, as
illustrated in Figure 51. The table includes column headings such as address, city, state, price,
square foot size, price per square foot, cap, and class of property.

The web page for Step Six, as with the other steps, also provides the user with the
function buttons including Return to Homepage, New Search, Save Search, Add Property,
Remove Property, and View Details. The New Search button enables a user to return to Step

One of the search function to choose new search criteria. The Save Search button enables a user
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to save the search criteria to be accessed, reviewed, and executed again later. In addition, by

saving the search criteria a user can establish an alert notification that automatically notifies the
user of a new listing that satisfies that search’s criteria. Figure 52 shows the Saved Search page
displayed to a user who clicks through the Save Search button. The Saved Search page prompts

a user for a file name and whether alert notification should be activated for the saved search.

The Add Property button (Figure 51) enables a user to add a property to the search results

- table that did not initially meet the search criteria but which the user would like to add to the list

for comparison purposes. The Remove Property button enables the user to remove properties
that did satisfy the search requirements but that the user has determined to be undesirable.
Finally, a user can obtain details on a property listed in the search results table by either
highlighting the property and clicking on the Get Details button, or by double-clicking on the
entry in the table. The web page for Step Six also provides a Print button that enables a user to
print out the search result table.

Once the user has chosen to view details on a particular property, the website presents an
overview page (Figure 53) lisﬁng general information about the property, photographs of the
property, three dimensional images of the property, and maps of the area in which the property is
located. The overview page is one tabbed page of six tabbed pages that are presented as part of a
Property Details page. Each tabbed page has a structured tab. The structured tabs include
Overview, Financial, Tenants, Market, Comps, and Map.

Under the Overview structured tab, the general information on the property is broken
down into eight subheadings including investment summary, highli ghts, property description,

assessment value, location, building team, transaction guidelines, and “presented by.”
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Under the investment summary subheading, the Overview web page lists such data as the
price, price per square foot, cap rate, percent leased, building size, land area, year built, and sale

status of the property.

Under the highlights subheading, the Overview web page provides a narrative describing
the principal selling points of the property.

Under the property description subheading, the Overview web page lists such data as the
building size, number of floors, typical floor size, core factor, elevators, building class, land area,
lot dimensions, building FAR, zoning, percent leased, available space, vacént space, number of
tenants, average tenant size, parking ratio, open parking, covered parking, parking spaces, and
parking rates. This section also provides an area for a description of special qualities of the
property.

Under the assessment value subheading, the Overview web page lists such figures as land
assessment, improvement assessment, total assessment, property tax rate, annual property tax,
and property tax per square foot.

| Under the location subheading, the Overview page lists the property’s metro market,
county, submarket, and zip code. This section also provides the map book and page on which to
find the property, the block/lot of the property, and the parcel number. This section also
provides an area for narrative comments about the location.

Under the building team subheading, the Overview page lists such information as the

property manager, the developer, the architect, and a contact person in charge of the building

information.
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Under the transaction guidelines subheading, the Overview page lists such data as the
sales status, marketing, final offers, contract signing, closing, active date, last update, and days
on market.

Under the “presented by” subheading, the Overview page lists such information as the
contact information for the broker or party responsible for listing the property.

As shown in Figure 54, ﬁnder the Financial structure tab of the Property Details page, the
information is broken down into four subheadings: financial overview, financial worksheet,
income and expense, and existing financing. Under the financial overview subheading, the
Financial page lists such data as the price, the price per square foot, the use, and the cap rate.
Under the financial worksheet subheading, the Financial page lists such data as the down
payment, the new loan, the net operating income, the loan payment, the pre-tax cash flow, the
price, cap rate, down payment, the interest rate, and the loan term along with a Calculate button.
Under this subheading, a user can change a field in the worksheet and click the Calculate button
to refresh the values in each of the fields. In this manner, the present invention enables a user to
enter different financial criteria to determine the impact on price terms, loan terms, and cash
flow.

Under the income and expense subheading, the Financial page lists such data as the gross
income, other income, vacancy allowance, operating expenses, net operating income, loan
payment, pre-tax cash flow, current asking rent per square foot, estimated average rent per
square foot, taxes, insurance, utilities, wages, maintenance, management, miscellaneous reserves,

total estimated expenses, and estimated expenses per square foot.
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Under the existing financing subheading, the Financial page lists such information for the
existing financing as lender, loan payment, due date, loan amount, interest rate, and loan term.

As shown in Figure 55, under the Tenant structured tab of the Property Details web page,
the information is broken down into the subheadings: tenants tracked, tenant analysis, and tenant
notes. Under the tenants tracked subheading, columns of information include suite, tenants,
occupancy square foot, building percentage, industry, expires, and estimated rent. The suite
column lists the suite a tenant occupies. The tenants column lists the name of the tenant. The
occupancy square foot column lists the number of square feet the tenant occupies. The building
percentage lists the percentage of space in the building that the tenant occupies. The industry -
column lists the type of business the tenant runs (e.g., health, media, and legal). The expires

column lists the date the lease expires for the tenant. The estimated rent column lists the

estimated rent the tenant is paying.

Each row under the tenants tracked subheading lists information for individual tenants.
At the bottom of the list of tenants are totals for the entire building including tenant subtotals,
unspecified tenants, vacant space, and total building. In this manner a user can conveniently
determine the percentage of space leased in the property, the percentage of unspecified tenants
leasing space in the property, and the total space leased by the listed tenants.

Under the tenant analysis subheading, the Tenant web page lists the number of tenants in
the building, the average tenant size, the average lease term, the estimated average rent per
square foot, the total percent occupied, the estimated rollover in the next 12 months, the

estimated rollover in the next 36 months, and the current asking rent per square foot.
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Alternatively, the tenant analysis subheading also links Dunn & Bradstreet™ ratings and

information.

Under the tenant notes subheading, the Tenant web page.lists any relevant narrative
information about the tenants.

As shown in Figure 56, under the market structured tab of the Property Details web page,
information is presented under three subheadings: size/vacancy, inventory/absorption, and
price/rate. The information under the Market structured tab enables a user to compare the
commercial viability of the property against similar properties in the same region and state.
Under the size/vacancy subheading, the Market web page presents such data as the number of -
buildings, the total rentable space, the average building size, the average tenant size, the average
building age, the percent leased, the number of available spaces, the total available space in
square feet, the average available space in square feet, the vacant space in square feet, the
average vacant space in square feet, the vacancy rate, the vacancy YAG, and the vacancy rate v.
the YAG.

Under the inventory/absorption subheading, the Market web page lists such data as the
total existing space in square feet, the square footage under construction, the square footage
under renovation, the square footage proposed, the total rentable space in square feet, the 12
month gross absorption in square feet, and the 12 month net absorption in square feet.

Under the price/rate subheading, the Market web page lists such information as the
average asking price per square foot, the average asking rent per square foot, the average asking

rents YAG, and the rent charge v. YAG.
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As shown in Figure 57, under the Comps structured tab of the Property Details web page,
the present invention lists sale properties comparable to the subject property. The Comps web
page includes summaries of each comparable sale property with a thumbnail picture 2302 and a
button 2304 the user can click to obtain full details on the property. Each summary includes
such information as the address of the property, the building class size, the building size, the
number of floors, the year built, the buyer, the sale price, the price per square foot, the cap rate,
and the sale date. In addition, the summary includes the distance the comparable sale property is
located from the subject property. The Comps web page also lists a series of buttons 2306 at the
top of the page corresponding to each category listed in the comparable sale property summaries.
By pressing one of these buttons, a user can sort the comparable properties by the summary
category corresponding to that button. Thus, for example, if a user wishes to sort the comparable
sale properties by their distance from the subject property, the user would click the Distance
button. To view a full-sized picture of the sale property, a user simply clicks on the thumbnail
picture. To open the Properties Details page for a comparable sale property, the user simply
clicks on the Full Details button for that property. In addition, in a further preformed
embodiment, the comps structured tab includes a summary of the subject property to enable side-
by-side comparisons with comparable properties By summary categories.

As shown in Figure 58, under the Map structure tab of the Property Details web page, the
present invention provides maps, pinpointing the location of the subject property with an icon or
other indicator. The Map web page also lists the addresé, the city, the county, and the submarket
of the property. The maps give the user the ability to view the overall region in which the

property is located, as well as the ability to zoom in and out on the map of the property.
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Optionally, the map displays the locations of other for sale and comparable properties
using icons or other indicators. Preferably, when the user drags the mouse pointer over an icon,
the system displays a pop-up window providing information on the associated property, e.g., a
photograph, square footage, and price of the property. A user could then click through the pop-
up window to access more information about the property.

While a user is exploring the above-described six structured tabs of the Property Details
web page, the present invention provides a function menu area 2402 (as noted in Figure 58)
including next, back, results, remove, print, new search, and a numerical listing of the property.
The numerical listing corresponds to the item number of the property in the list of the search
results. For example, a user may be viewing the property details for the 12th property listed on ia
search list of 39 properties, i.e., 12 of 39. The next function enables a user to view the next
property listing in the search results table. Thus, for example, the user could click on the next
function to view 13 of 39 after viewing 12 of 39. Similarly, the back function allows the user to
move to a prior property listing. The results function allows the user to return to the table listing
the search results. The remove function enables the user to remove a property from the search
result table after viewing the property details 'and determining that the property is not desirable.
The print function enables a user to print out the property details of a particular property.

Finally, the new search function enables a user to return to the original six step search function to
commence a new search. A further preferred feature provides on-screen and print reports such as
a one-line summary, a multi-line summary with photos, a one page report, and an investment

package (all data compiled in a paginated investment package format).
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Returning to the website homepage (Figure 35), the third primary function under the For
Sale structured tab is Add Listing. Upon clicking on the Add Listing button, the website presents
the user with a Building Questionnaire web page, as shown in Figure 59. The Building
Questionnaire page asks the user to select the type of property the user wishes to profile in the
present invention. These types of properties include such categories as ‘for sale’ properties and
‘for lease’ properties. Within each of these property types, the user can choose a particular class
of property, such as office or industrial.

Upon clicking a property and class type, the website presents a data entry page as shown
in Figures 60 and 61. The data entry page prompts the user for basic building information. The
user enters the building information in searchable data fields such as building address, city, staté,

zip code, county, building status, building type, total rentable building area, and number of

stories.

As shown in Figure 62, after completing the basic building information, the Building
Questionnaire prompts the user for suite level information including such information as floor,
smallest square feet available, whether the total square feet is divisible or is not divisible, and the
maximum contiguous square feet on a floor. The Questionnaire also asks for suite level
information such as the space type (e.g., relet/direct, new and sublet), the space use (e.g., office,
office/retail, retail, and medical), and occupancy (e.g., 120 days, to be determined, and
vacant/off-market). From this page, a user can save the suite level information by clicking

through the Save button. Upon saving, the website displays the page shown in Figure 63.
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As shown in Figure 64, the next section of the office building questionnaire prompts the
user for information concerning the listing contact such as the listing company, its telephone
number, its agents, and its e-mail address.

As shown in Figure 65, the next section of the office building questionnaire prompts the
user for information about the building team including such data fields as dwner, architect,
developer, management company, property manager, asset manager, and the various contact
information for each of these entities.

As shown in Figure 66, the next section of the office building questionnaire prompts the
user for information concerning marketing notes and amenities such as an atrium, auditorium,
nearby commuter rail stations, dry cleaners, golf courses, and restaurants. A data entry field for
marketing notes accepts free-style narratives on any special features that improve the value of the
property and enhance its attractiveness to buyers.

As shown in Figure 67, the final section of the office building questionnaire prompts the
user for information on major tenants in the subject property. This section includes data entry
fields for such information as major tenant name and square feet.

Each of the above-described sections of the office building questionnaire presents web
page buttons that allow the user to move back and forth between the sections of the
questionnaire. On the final section for major tenants (Figure 67), the button Submit
Questionnaire allows a user to submit the questionnaire and exit the Add Listing function of the
present invention. After clicking the Submit Questionnaire button, the web page presents the
user with a confirmation thank you page (Figure 68), thanking the user for submitting the office

questionnaire and providing a tracking number for the user’s records. The confirmation page

121



[00388]

[00389]

[00390]

- — ( T TmeanAa STDY
also informs the user that a research analyst will be contacting the user shortly concerning the
listing. According to the overall process of the present invention, once the research analyst
contacts the listing entity and confirms the validity of the information, tﬂat data is entered into
the database for access by the search function.

Although the above description presents the web site operation in the context of for-sale
properties, the described functionalities apply equally well to databases containing other real
estate information such as for-lease property information, tenants information, and comps
information. For example, the search functions described with reference to Figures 45-58 could
Jook for for-lease properties, tenants, or comparables, instead of the for-sale property described
above. A user would access these databases through, for example the For Lease, Tenants, and
Sale Comps structured tabs 104 shown in Figure 35. The present invention can therefore provide
a user with access to various databases containing nationwide commercial real estate
information.

In spite of this nationwide access, in the context of real estate, and especially commercial
real estate, users tend to focus on specific geographic locations associated with, for example, a
client’s interests or the business locations of a broker. For this reason, even when a national
database is available, many users would find little use or value in having access to information
from outside their region. In some instances, however, users may desire limited ad hoc access to
information from outside their region. Moreover, there are some users that require information
from multiple regions.

To address these competing demands and to provide the capability of better meeting each

user’s particular needs, the core data warehouse A16 of Figure 1 stores commercial real estate
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data for multiple markets, and associates each data entry with a particular market. The multiple
markets could correspond to the different regions of the United S.tates, as shown for example in
Figure 47 (i.e., West, Midwest, Southwest, Northeast, Mid-Atlantic, and Southeast). Core data
warehouse A16 also associates each data entry with a particular category of real estate data, such
as a for-sale property, a for-lease property, a comparable sale listing, or a tenant listing. Thus,
the present invention can execute searches based on market criteria and information type.

By assigning a market and information category to each data entry, the system operator
can provide information: services to match a user’s needs. Thus, this embodiment of the present
invention provides each user with a subscription status that dictates in which markets and
information categories the user can search. For example, a user who subscribes to tenant
information in the Mid-Atlantic region could conduct an unlimited amount of searches for

tenants within that region for no additional cost above the periodic (e.g., monthly) subscription

cost.

Normally, a user subscribing to a particular region would execute a search in the user’s
primary market (e.g., the Washington, D.C. metropolitan area) within that region. This primary
market would typically correspond to the location of the user’s office and/or the market or area

in which the user conducts most of the user’s business.

In some circumstances, however, the user may wish to explore other markets, beyond the
user’s subscription market. For example, in searching tenant information, a user may want to
determine the properties leased by a particular tenant across multiple markets. As another
example, in searching comparable sales data, a user may wish to expand the sample of

comparable sales for a unique property that might not have appropriate comparable sales within
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the user’s subscription market. For instance, there may be a Jimited number of mall properties in
the $40-50 million range across the United States.

Likewise, in other circumstances, the user may wish to obtain information beyond the
information category to which the user subscribes. For instance, a user who subscribes to for-
sale property information may want to learn more about the tenants of a particular building that
the user is considering purchasing.

Thus, this embodiment of the present invention enables a user to purchase one-time
searches outside of the user’s subscription status. In this way, a user who subscribes to searches
in one market or information category can conduct one-time searches in other markets or
information categories. For instance, a user who subscribes to the Mid-Atlantic region can, after
conducting a search in the Mid-Atlantic region, expand his search to encompass the Northeast
and Southeast regions. Similarly, a user who subscribes to for-sale property access can broaden
his search to include for-lease properties as well. The user pays a fee for each expanded search
by, for example, authorizing the forwarding of an electronic payment to the system operator.

A specific implementation of this embodiment provides a method for selling a
subscription that allows users to search a database. The database contains information regarding
commercial real estate properties, which includes geo graphic information or information
regarding the geographic region of each property, and information regarding at least one of
comparable real estate sales, tenant information, for-sale information, and for-lease information.
The method for selling a subscription includes associating each user with a subscription status

that identifies geographic regions and information categories that the user can search, and
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allowing users to purchase other information on an ad hoc basis beyond the geographic regions
and the information categories identified in the subscription statl{s.

In accordance with another aspect of the present invention, information regarding tenants
is gathered and stored in core data warehouse A16. Through the use of relational database
software, for example, the tenant information is associated with building information. This
makes it possible, for example, to graphically depict the occupancy of a particular building, an
example of which is shown in Figure 74 is shown and described hereinafter.

An embodiment of the present invention provides a tenant information database that
contains tenant information from a plurality of markets (e.g., regions of the United States) across
which a user can search. In reference to Figure 1, this tenant information database could be
contained in core data warehouse A16 and populated by tenant information application A46.
Each entry in the tenant information database could include the name of a tenant, the name
and/or address of the building that the tenant occupies, the type of business the tenant runs, the
start and end dates of the tenant’s lease, and the lease price the tenant is paying. A user can
cross-query the multi-market database to look for particular tenant information, such as the
properties leased by a specific tenant, all of the tenants that occupy a particular building, or all of
the tenants that meet a certain criteria (e.g., occupy 500,000 square feet or more).

In analyzing a particular tenant, the search result would list the properties leased by that
tenant across the plurality of markets. Thus, for example, a nationwide search of tenant
information on the fictitious “ABC Company” might return results listing offices leased in New

York, Chicago, Los Angeles, and Dallas.
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In conjunction with these multi-market searches, an embodiment of the present invention
also provides a unique user interface to display the results of the r'nulti-market searches. In a
specific implementation, the interface plots on a map of the United States an icon for each leased
property. In a further embodiment, each icon also includes a summary of the tenant information
corresponding to each location, such as the lease rate, the term of each leased property, and a
photograph of the tenant’s building. A user can then click on any of the icons to drill down and
obtain more related tenant information.

Another embodiment of the present invention provides a comparable sales database that
contains information on comparable sales properties. In reference to Figure 1, this comparable -
sales database could be contained in core data warehouse A16 and populated by comparables
information application A50. For this embodiment, each entry of the comparable sales database
is associated with a “quality” identification that indicates its degree of reliability and/or
timeliness. The quality identification enables a user to better analyze and use the comparable
sales information. As an example, the quality identification could include one of three
categories: 1) verified comparable sales, 2) unverified comparable sales; and 3) for-sale
properties.

Verified comparable sales are entries that researchers have confirmed for accuracy. After
receiving notification of a sold property (e.g., from deed records), a researcher confirms the
details of the sale by, among other methods, speaking with individuals who participated in the
sale, recording data that those individuals provide, visiting the property to observe and record

features of the property, and taking a picture of the property.
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Unverified comparable sales are database entries that have not been confirmed by a
researcher. These entries are based solely on a property sale notification, such as a recorded
deed, and are considered to be “in the pipeline” awaiting verification.

For purposes of comparable sales information, for-sale properties can be considered
“future comparable sales.” Although the sale has neither been completed nor confirmed by a
researcher, the for-sale information can give an indication as to what the comparable sales
information might be.

Those skilled in the art will appreciate that these three categories of information are of
varying degrees of reliability and timeliness, as illustrated in Figure 75. The x-axis of Figure 75
corresponds to an increasing amount of timeliness and reliability. The y-axis indicates to which
part of the sales cycle the quality identifications correspond. Following along this cycle; the
“for-sale” quality identification corresponds to the period in which a property is up for sale. The
unverified quality identification corresponds to the period after the property is sold and a sale
notification is received, but before the sale has been veriﬁed or confirmed. Finally, the verified
quality identification corresponds to the period after a researcher has confirmed the sale
information for accuracy.

Lines 800 and 801 represent conceptually the relationships between the quality
identifications and their timeliness and reliability. As represented by reliability line 800, as a
property listing progresses from for-sale to unverified to verified, the data becomes more

reliable. As represented by timeliness line 801, during this same progression, the data becomes

less timely.
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Verified comparable sales are highly reliable because of the researcher’s confirmation
and other value-added contributions. Unverified comparable sale.s are somewhat less reliable,
but may be more timely since they are likely to be more recent than the verified comparable
sales. Information on for-sale properties may not be reliable for comparable sale purposes
because the sale has not yet been completed. On the other hand, the for-sale listing could be
highly relevant in setting asking prices and forecasting trends in comparable sales.

Thus, in accordance with this embodiment, the system of the present invention allows
users to search all relevant comparable sales information, while at the same time calling to the
user's attention the quality of the search results. Therefore, based on the quality identifications in
the foregoing example, a user would recognize that a search result containing for-sale and
unverified comparable sales information may be less reliable, but more relevant or timely. A
user query is applied against all three categories of information, but the system generates a flag
or other indicator that alerts the user to the quality of the results.

In a further preferred embodiment of the present invention, Figures 69-71 illustrate a
system and method for providing real estate property information through a unique user
interface. The system and method link display elements on a user interface to a real estate
property database. Each display element represents a specific real estate property. Proximate to
each element, the user interface includes a link (e.g., a Hypertext Markup Language (HTML)
link) to a data entry in the database corresponding to the specific property. By selecting the
display element (e.g., by clicking through it with a mouse), a user can access the corresponding
information from the data entry in the database. Preferably, a user selects the display element by

dragging a mouse pointer over the element, in which case the system automatically accesses the
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corresponding information and displays it in a pop-up window. Optionally, a user could also
select the display element using a touch screen, a voice activated response system, or any other
type of pointing or selecting device.

The preferred formats of the user interface and display element include 1) a chart with
textual listings of properties and 2) a map with icons or some other type of indicator to indicate
properties within the particular geographic area covered by the map. Figure 69 illustrates the
chart format in which the textual property listings are the display elements. In this example, the
chart of search results contains eight property listings. The user has positioned the mouse pointer
691 over the listing “2 World Trade Center” and has activated the link to a data entry in the
property database corresponding to the “2 World Trade Center.” In response, the system has
displayed a pop-up window 692 containing a photograph of the property.

Figure 70 illustrates the map format in which the display elements are icons or other
types of indicators. In this example, the icons are push-pins 700. The user has positioned the
mouse pointer 701 proximate to a particular push-pin 702 and has activated the link to a data
entry in the property database corresponding to the “5 World Trade Center.” In response, the
system has displayed a pop-up window 703 containing a photograph, address, and price of the
property.

Although these examples describe limited categories of information displayed in the pop-
up window, the information could include any data available from the property database,
including media such as text, images, audio, and video. In addition, as a further feature, after the
display element is selected and the pop-up window is displayed, the user can click on the pop-up

window to view a subsequent display containing more details about the property. As an
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example, the information included in the pop-up window and the subsequent display could
include images of the property, audio content relating to the prop.erty, video of the property, and
one or more textual details on the property, such as the address of the property, the building class
size, the building size, the number of floors, the year built, the buyer, the sale price, the price per
square foot, and the cap rate.

In this further preferred embodiment, a user can easily browse a chart of search results or
a map of a particular geographic area to learn about for property for sale or for lease. Although
Figures 69 and 70 present this embodiment of the present invention within the context of |
searching for property for sale or lease, the method of linking map indicators with geographically
pertinent database information, and especially photographic or video information, is also
applicable to other aspects of the present invention, e.g., in looking up or searching for
comparable properties within a particular geographic area or for searching for property listings
limited to specific criteria. As an example, Figure 71 illustrates using the map format of this
embodiment of the present invention to search property listings of a particular broker, e.g.,

Coldwell Banker™.

Figure 71 also shows an additional aspect of this further preferred embodiment, in which
the display elements carry an added information content. In this manner, the user can recognize
a characteristic of the property even before activating the link associated with the display
element. For example, as shown in Figure 71, different icons could signify different types of
property, such as office, industrial, and retail, corresponding to icons 750, 751, and 752,
respectively. Preferably, a legend 753 indicates to the user the meaning of each icon. A user

interested in the particular listings of Coldwell Banker™, but only interested in purchasing retail
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space, would browse the map looking for icon 752 and would save time by dragging the mouse

pointer only across that particular icon. )

As one of ordinary skill in the art would appreciate, this aspect would work equally as
well in the residential real estate context, in which different icons could, for example, represent
condominiums, townhouses, and single family homes. In addition, icons or other indicators can
represent different characteristics of a real estate property. For example, an indicator consisting
of a certain number of dollar signs (e.g., “$$$”) could show that a particular property is selling
within a certain price range. A legend could provide the particular price ranges to which each
number of dollar signs corresponds. As another example, the icon could be the price of the
property itself.

As suggested by Figures 69-71, the present invention provides various user-friendly
graphical user interface systems and methods that are useful in displaying information retrieved
from a database. The graphical user interface features of the present invention are described
herein largely in the context of a database containing data concerning real estate information
and/or other information of interest, including merchant information, tourist information, service
provider information, and the like, which is correlated with geographic location information to
allow data pertaining to a particular geographic location to be retrieved. It should be
appreciated, however, that the user interface features described herein are useful in other
contexts as well, and that the graphical user interface tools described herein have broad
applicability.

One user interface feature is the ability to provide seemingly automatic retrieval of

location-based information. Underlying this seemingly automatic retrieval of location-based
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information is a software enabled feature that allows the system to retrieve one set of data in
response to a user query or predetermined system queries to the database, but to display only a
subset of the data retrieved (a first portion), while storing the remaining data (a second portion)
locally such as in a cache on the user’s computer. The portion of the data that is displayed (the
first portion) may be displayed in a text grid/spreadsheet/chart format. Optionally, the data (the
first portion) may be displayed in a map format. A subset (but preferably not all) of the second
portion of data (i.¢., the data that is retrieved and stored, but not displayed) may then be
automatically displayed in response to a user input, such as passing a pointing device icon over a
portion of the text grid/spreadsheet/chart or over an icon on the map display. More specifically,
the user input selects a portion of the displayed data (the first portion) and system then displays a '
subset of the second portion of data that is relevant to the selected portion of the first portion.

In the embodiment described herein, the data initially retrieved includes digital images,
address information, and price information. The digital images are not initially displayed. The
address and/or price information of the properties is initially displayed (in a text
grid/spreadsheet/chart or map format) in the display of the first portion of the data retrieved. The
second portion of data includes the digital images (if available) of all the properties retrieved, but
each image is only displayed when the user “selects” a property as described above. The display
is both uncluttered with extraneous data (because most of the second portion of data is NOT
displayed) and user-friendly because the relevant subset of the second portion of data is
displayed quickly without need for an additional database query.

The interface further includes a means for users to optionally retrieve even further

information from the database by, for example, selecting (e.g., with a pointing device) text or an
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icon representing the desired information. It should be understood, however, that this graphical
user interface feature is more widely applicable and, indeed, can be used in connection with any
system in which there is an advantage to use of this display technique.

In accordance with another graphical user interface feature of the present invention, icons
can be used to provide information about the properties shown in the text grid/spreadsheet/chart
or map view of the user interface. In the map view, for instance, an icon’s location on a map
provides geographic location information. To provide further information, the icon may be in a
shape or appearance that conveys information concerning the type of property, the cost of the
property, or the identity of the broker listing the property. Further, the icon may be a small
digital image (thumbnail image) of the property itself to convey further information.

Another embodiment of the present invention provides a system and method for
presenting, through a unique user interface, commercial real estate tenant information in relation
to property information. The unique user interface provides users with an intuitive and
convenient tool for accessing tenant information relating to a building.

In a specific implementation, the user interface is an image of the building to which the
tenant information corresponds. Figure 74 iI.lustrates a representative building image 860.
Image 860 represents the actual physical appearance of the building and depicts the individual
floors 861 of the building (14 floors in this example). Image 860 is subdivided to show the
spaces occupied by individual tenants, which are referred to herein as tenant segments of image
860.

Each floor is segmented as necessary to show the specific locations of individual tenants.

For instance, the seventh floor 862 is divided into three segments to show three tenants. Image
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860 also indicates when an individual tenant occupies more than one floor, by showing a single
tenant segment that includes more than one floor and possibly a part of a floor. Image 860
indicates the different floors within a single tenant segment using dotted lines.

Within each tenant segment, the building image can also list tenant information
corresponding to the particular tenant(s). This tenant information could simply be the name of
the tenant as shown, for example, in the tenant segments on the seventh floor 862 of Figure 74: X
& Co., Y & Co., and Z & Co. As space permits, each tenant segment could also include other
tenant information, such as the amount of square footage that a tenant occupies.

To obtain more tenant information, a user activates the tenant segments by clicking on an
area or dragging a mouse pointer over the area. For example, in Figure 74, if the user wants to
learn more about the terms of C & Co.’s lease, then the user clicks on or drags over segment 863.
A user can also obtain further information about all tenants on a particular floor. For example, to
learn more about all of the tenants on the second floor, the user clicks on or drags over the area
864 proximate to the second floor label.

The user interface also conveniently illustrates vacant spaces of a building, such as space
865 in Figure 74. In this manner, a prospecﬁye lessee can quickly determine whether there is
space available in a building, and if so, can quickly retrieve lease information associated with
that space.

In providing this unique building image user interface, the system and method of this
embodiment of the present invention link display elements on the user interface to the:
commercial real estate database (e.g., core data warehouse A16 of Figure 1). Each individual

tenant segment within the building image is a display element. On top of or proximate to each
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display element, the user interface includes a link (e.g., an HTML link) to a data entry in the
database corresponding to the specific property and tenant. When a user selects the display
element, the system retrieves the corresponding information from the data entry in the database.
A user selects a display element by, for example, clicking through the element (i.e., the segment
or floor segment of the building image) or by dragging a mouse pointer over the element. As
other examples, the system could allow a user to select the display element by touching a touch
screen or interacting with a voice activated response system.

If the system allows the user to click through the display element, the system then
displays a separate web page containing the additional tenant information. If the system allows
the user to activate the display element by dragging over it, then the system can display a pop-up
window as described and illustrated above in reference to Figures 69 and 70.

The graphical user interface features described herein may be used in various
combinations to customize functionality for different purposes to leverage the use of the
database. For example, it is possible for the system operator to provide custom content for
individual brokers by using predetermined queries to display only properties listed by a
particular broker and by displaying the information as an essentially seamless part of the broker’s
web site. The hierarchical display of information retrieved from the database can be used in
other contexts where display of too much information is confusing or impractical, and
resubmitting queries to get basic information is too cumbersome for users. Thus, fhe present

invention also provides graphical user interface tools with broad applicability.
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Related to the provision of custom content to individual brokers, another embodiment of
the present invention provides a system and method for supplying content from a central

database to affiliated web sites.

By way of background, in the context of commercial real estate, the current practice of

providing updated information to a broker’s web site is extraordinary complex. One known

example is offered by LOOPNET™ (www loopnet.com), in which brokers supply their listing
information. There is, however, no readily apparent mechanism in place for confirming the
currency, accuracy, or comprehensiveness of the information provided on the database. For -
example, although a broker submitting information to LOOPNET™ has an incentive to provide
complete and accurate information, there is little or no incentive for the Broker to keep the
information current once the property is sold or when the information about the property changes
in some way. The system depends on the broker’s own initiative to enter and then update the
information. Unfortunately, entering and updating the information can be extraordinarily
complex and time-consuming in the context of commercial real estate, which, unlike residential
real estate, involves a wide variety of property criteria that may be of interest to potential buyers.
Without a comprehensive source of information, maintaining widely distributed
individual sites with current, reliable information is virtually impossible. However, having
access to a comprehensive, integrated commercial real estate database, data can be drawn from
the database to support commercial real estate web sites for brokerage companies or individual
brokers. Moreover, content that is available on broker sites remains consistent from site to site.
In accordance with this embodiment, a broker uses a site template (e.g., graphical user

interface) containing modifiable portions and portions that link to the integrated commercial real
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estate database. Figure 76 shows an example of a template 850 having a modifiable portion 851
and a linked portion 852. The modifiable portion 851 allows a broker to customize the site with,
for example, the logo, contact information, and service descriptions of the broker. The linked
portion 852 draws content from the commercial real estate database, which includes, for
example, descriptions and photographs of listed properties. On a particular broker’s web site, for
example, the linked portions would contain all commercial real estate listings on which the
broker is listed.

- To provide the content for the linked portions, the system executes predetermined queries
across the commercial real estate database to retrieve only those properties associated with the
particular broker. Thus, for the example in Figure 76, the system retrieves from the commercial
rea] estate database all entries listing TRI COMMERCIAL™ 3as the broker.

As a further embodiment, a customized broker web site could include pages further
customized for individual agents (employees) of the broker. For these customized pages,'the
system executes predetermined queries across the commercial real estate database to retrieve
only those properties associated with the particular agent.

Accessing content from a central database ensures that the content appearing on broker
sites is consistent, accurate, and current. Once an operator of the central database collects and
stores the content, it is immediately available to all affiliated broker sites. Then, as another
significant benefit, the operator of the central database only has to update the content once, rather
than updating individual databases of the various broker sites.

Leveraging the valuable data available in core data warehouse A16 of Figure 1, such as

property information, comparable sales information, tenant information, leasing information, and
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income and expense data, a further embodiment of the present invention provides
communication and analytical tools that interface with the commcial real estate data and
support commercial real estate transactions between the parties. These communication and
analytical tools include: 1) a survey tool; 2) a commercial real estate transaction tool; 3) a tour
scheduling tool; 4) an activity summary tool; and 5) a tool for analyzing commercial real estate
data. Although the descriptions and figures presented below may refer to particular types of
users (e.g., tenant-brokers) working with these tools, it should be understood that the tools are
broadly useful for many types of users of a commercial real estate database, on all sides of
commercial real estate transactions, including, for example, brokers representing tenants, brokers |
representing sellers, brokers representing investors buying buildings, brokers representing
owners, and tenants, sellers, and owners themselves. One of ordinary skill in the art would

appreciate how to adapt the tools for each user type.

Survey Tool

According to a representative embodiment of the present invention, the survey tool is an
interactive application through which users can search the commercial real estate database, and
then have areas in which to (i) privately store documents, or (ii) post documents and share such
documents or other communications with colleagues within their own firm, with other brokers in
the industry, and/or with their clients. This ability to search the commercial real estate database,

and then to immediately interact with colleagues, clients, and other brokers greatly speeds the

real estate transaction process.
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As shown in Figure 77, the survey tool is accessible through a “my surveys” home page
7700, which lists, by client (tenant) name, the surveys on which tpe user is working. Preferably,
home page 7700 is a password protected page. In this example, the user is a tenant-broker and
has one client tenant named Datawatch Communications™, Although, in this example, the user
is a tenant-broker, the survey tool is, of course, applicable to other types of users, such as brokers
representing investors buying a building or brokers representing owners. In addition, although
this example demonstrates a search for space availability for a prospective tenant, the survey tool
is applicable to other types of real estate data searches, such as searches for analyzing market
conditions (e.g., rents, vacancies, etc.).

Home page 7700 provides access to several functions related to surveys: 1) adding client
profiles; 2) editing client profiles; 3) editing surveys; 4) running surveys; 5) editing the results of
surveys; 6) adciing attachments to surveys; and 7) editing attachments to surveys. Figures 78-84
illustrate these functions. »

To add client profiles, the survey tool of the present invention displays an “add client
profile” page 7800 as shown in Figure 78. Page 7800 provides data fields in which the tenant-
broker can enter information about the client tenant, such as the name and address of the client,
and the contact information of a representative of the client.

After a client profile has been added through page 7800 and is listed on page 7700, the
tenant-broker can edit the profile of the client. To facilitate this function, the survey tool
displays an “edit client profile” page 7900 as shown in Figure 79. Here, the tenant-broker can

edit or add to the information that was originally entered in the “add client profile” page 7800.
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After entering a client tenant, the tenant-broker can then specify the various space
requirements of the client, as shown in the “edit survey” page 800.0 of Figure 80. Page 8000
provides data fields in which the tenant-broker can create and edit the name of a space
requirement of a client, as well as enter notes describing the requirement.

Figure 81 illustrates a “run survey” page 8100 through which the tenant-broker can run a
survey and view the results. To run a survey, the tenant-broker selects the name of the client and
a particular space requirement of the client.

Figure 82 illustrates an “edit results” page 8200, which enables a tenant-broker to edit the
results of a survey. The tenant-broker accesses the search results by selecting the name of the
client, the particular space requirement of the client, and the particular results that the tenant-

broker wishes to edit.

Figure 83 illustrates an “add attachments” page 8300, which allows a tenant-broker to
attach files, such as spreadsheets, documents, and brochures, to a space requirement. If the
tenant-broker desires, the attached files can be published such that they are accessible to the
client tenant and, perhaps, also to other members of the tenant-broker’s firm and other brokers
outside the firm. Preferably, access to the files is provided through the web site of the tenant-
broker. In adding attachments through page 8300, the tenant-broker specifies the name of the
client, a particular space requirement of the client, a name that describes the attachment, and the
locétion from which the file can be retrieved (e.g., a path and filename on the hard drive of the
tenant-broker’s computer).

The documents that can be attached through page 8300 include search results or any other

material generated by any of the interactions with the commercial real estate database described
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herein (e.g., maps and comparable sales reports). Such material can be edited by the user,
although there is no requirement that it be edited. In addition, the: attached documents can
concern material wholly unrelated or separate from the commercial real estate database,
including information from sources other than the database. Indeed, the user can attach
documents that the user has created outside of the context of the interactions with the
commercial real estate database.

After the tenant-broker has added attachments, the tenant-broker can edit those
attachments as shown in the “edit attachment” page 8400 of Figure 84. Through page 8400, the
tenant-broker can edit the description of the attachment and replace the attached file. In addition
to editing the attachment, the tenant-broker can also publish the attachment for access by the
client or other parties, and can notify the client of the publishing via e-mail.

In addition to listing clients, the “my surveys” page 7700 of Figure 77 could also list any
essential matters on which the tenant-broker is currently working. For example, the web phge
may list the status of spaces that the tenant-broker has investigated and the status of negotiations
with owner/brokers on different deals.

An alternative embodiment of page 7700 provides customized screens for each agent of a
tenant-broker firm. In other words, each agent could have her own proprietary page. For
example, the page of an individual agent could have a picture of the agent along with the agent’s
current listings. The agent-specific page could also function like a business site, with which the
agent could, for example, transfer documents (e.g., via FTP) on behalf of clients. As another

example, the agent could direct clients to the page to retrieve prospective space information and

review attached files.
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Commercial Real Estate Transaction Tool

An embodiment of the present invention provides a commercial real estate transaction
tool that facilitates the steps involved in completing a real estate transaction, from searching for a
space to signing a proposal. In facilitating the transaction, the tool enables e-mail
communications between tenants, tenant-brokers, owners, and owner-brokers. The e-mail
communications include templates for the basic terms of proposals. Among other benefits, the
transaction tool accelerates the transaction process, engages the tenant and/or tenant-broker in
the entire transaction process, and aids the tenant and/or tenant-broker in reaching a decision.

In a further embodiment, the e-mail communications to owners or owner-brokers include
links that enable them to update incorrect information in the commercial real estate database

(e.g., core data warehouse A16 of Figure 1).

Figures 85-95 illustrate the commercial real estate transaction tool, according to an
embodiment of the present invention. In the example of Figures 85-95, a tenant-broker conducts
an initial search of properties, selects properties in which she is interested, and communicates
with the owners/brokers of the selected properties to confirm availability of the properties and to
request, receive, and negotiate proposals with the owners/brokers.

As shown in Figure 85, after an initial search is completed, the transaction tool displays
the properties that meet the criteria desi gnated by the tenant-broker (e.g., looking for 5,000
square feet of A class space in Bethesda, Maryland). The transaction tool executes the search
similar to the manner described above under the heading “Website Operation.” At this point, in
a conventional process, the tenant-broker would have to individually contact (e.g., via telephone

or e-mail) the individual owners/brokers of the different properties listed in the search results, to
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confirm the availability of the space and proceed with proposals and negotiations, if desired. For
example, the tenant-broker would have to send separate e-mails to the owners/brokers asking if a
particular space is available, and, upon receiving a positive indication of availability, would have
to continue corresponding with the owners/brokers concerning proposals and negotiations.

With the transaction tool of the present invention, however, a tenant-broker is able to
simultaneously communicate with a group of owners/brokers that represent properties and spaces
in which the tenant-broker is interested. Specifically, after reviewing the search results of Figure
85, the tenant-broker initiates the space confirmation process by clicking the “survey
confirmation” button 8500. In response, the transaction tool displays the properties from the
initial search results page of Figure 85 in a re-formatted list, as shown in Figure 86. The re-
formatted list of Figure 86 corresponds to the scrollable field 8502 in F igure 85, except that
Figure 86 shows all of the properties at once, for convenient viewing by the tenant-broker. From
the list of Figure 86, the tenant-broker selects the spaces in which the tenant-broker is intérestéd,
and would like to confirm availability. The tenant-broker makes these selections using the
checkboxes 8602, the Select All button 8604, and the Unselect All button 8606. The individual
selections that the tenant-broker makes would be based on, for example, the tenant-broker’s
particular tastes and proprietary knowledge of the market. After making the selections, the
tenant-broker clicks on the continue button 8608.

In response, the transaction tool displays a space requirement e-mail template, the
contents of which will be converted into an e-mail and forwarded to the owners/brokers
corresponding to the list of spaces that the tenant-broker selected in Figure 86. Figure 87

illustrates an example of this space requirement e-mail template. As shown, the e-mail template
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includes basic information about the tenant with which the tenant-broker is working, including
the space requirements of the tenant. The content of the space requirements fields 8700 is pulled
from the criteria of the initial property search. In addition to the basic space requirements, the
tenant-broker adds the deadline 8702 for returning space confirmations. The tenant-broker can
also add a customized message 8704, which can include specific comments about the tenant,
such as the name of the tenant.

After completing the template of Figure 87, the tenant-broker clicks the e-mail button
8706. In response, the transaction tool automatically creates and forwards e-mails to the
representatives of each property-that was selected in Figure 86. This batch e-mail greatly eases
the tenant-broker’s burden in contacting the brokers of prospective spaces. The e-mail addresses
of the representatives and the associations between the representatives and their respective
properties are stored in the commercial real estate database. The transaction tool creates the e-

mail messages from the content captured in Figure 87. Figure 88 illustrates an exemplary e-mail

message.

As shown in Figure 88, the e-mail message informs the owner/broker of the space
requirements in which the tenant is interested. The e-mail message also states that a search of
the commercial real estate database revealed that the recipient (owner/broker) of the e-mail
might have space that meets the tenant’s requirements. In addition, the e-mail message includes
links 8800 and 8802 for responding to the e-mail message. The owner/broker clicks on link
8800 if the owner/broker has space that meets the requirements. However, if, contrary to the
database search results, the owner/broker does not have space meeting the requirements, then the

owner/broker clicks on link 8802. Clicking on link 8802 notifies the administrator of the
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commercial real estate database that the particular property does not have space available and
that the database should be updated accordingly. This update can, of course, occur
automatically, based on the property information that was listed in the initial search results
(Figure 85) and carried through to the e-mail (Figure 88).

If the owner/broker indicates that space is available by clicking link 8800, the link 8800
launches a web browser and takes the owner/broker to a space confirmation web page, such as
the exemplary page shown in Figure 89. The space confirmation page lists the property data
from the search results (Figure 85) and e-mail (Figure 88), such as the square footage of the
space, whether the space is divisible, the layout of the space, the rent price, whether the rent
price is negotiable, the date that the space is available, and the location and address of the space.
Through this page, the owner/broker can confirm the availability of the space, add any comments
related to the space, provide information on other space opportunities, and edit any of the data
describing the space.

After editing and adding information as needed, the owner/broker submits the data by, for
example, clicking a submit button (not shown). The transaction tool reports the owner/broker’s

submission back to the tenant-broker, for example, as part of a status page that lists all of the

space requirement e-mails that have been sent out to the various owner/brokers and the responses
that the tenant-broker has received. At the same time, the owner/broker’s submission is reported
to the activity summary tool (described below) to indicate that the owner/broker has received an
inquiry concerning the space, and to account for the inquiry in an activity summary report.

In responding to the tenant-broker’s request for space confirmation, the owner/broker

does not necessarily have to have the transaction tool software. Indeed, the owner/broker merely
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receives an e-mail message with web links. The web links enable the updating of the
commercial real estate database or the reply confirming the space availability. Thus, this
embodiment of the present invention provides a flexible communication tool for the tenant-
broker, which does not require the owner/brokers with whom the tenant-broker deals to have any
special software, other than an e-mail application and a web browser. -

According to an embodiment of the present invention, if the owner/broker edits the space
data listed in the web page of Figure 89, those changes are not reflected in the commercial real
estate database. In other words, the owner/broker may change the space data for the limited
purpose of negotiating with the particular tenant-broker, but without changing the data stored in
the commercial real estate database. For example, if the owner/broker recognizes a certain
promotional value in having a particular tenant (e.g., a Fortune 100 company), then the
owner/broker may lower the asking rent price in attempt to attract that tenant. This special price
would be related back to the tenant-broker, but would not be captured in the commercial real
estate database. This confidentiality helps gain the trust and participation of owner/brokers.

After receiving responses to the batch e-mail and the property data of each response with
any edits entered by the owner/brokers, the tenant-broker reviews the responses on a status page
that includes, for example, a table of available spaces and the data associated with each space.
This table enables the tenant-broker to conveniently compare spaces according to criteria such as
that listed in the space confirmation replay of Figure 89 (e.g., square footage, divisibility, type of
space, rent price, negotiability, availability, location, address, and comments). Preferably, this
status page would include a send button that automatically creates and sends an e-mail message

to the tenant, which includes the table of available spaces and, perhaps, suggests a tentative
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schedule for touring the spaces. The steps involved in scheduling and completing the tour are
described herein under the separate heading, “Tour Scheduling Tool.”

After reviewing the table of available spaces and touring the spaces if desired, the tenant
and tenant-broker request a proposal from a final group of selected properties. At this stage, the
transaction tool presents a proposal page through which the tenant-broker éan select the

owner/broker’s that will receive a request for proposal. Figure 90 illustrates an exemplary

_proposal page 9000. As shown, page 9000 includes a transaction summary 9002, a tour schedule

9004, and a proposal stage listing 9006. In this example, the tenant-broker is working with the
tenant, Oracle™, whose space requirements are listed in the transaction summary 9002 and who
has completed the tour shown in the tour schedule 9004. Based on Oracle’s instructions, the .
tenant-broker has selected three owner/brokers from which to request proposals, as indicated by

the checkmarks in the proposal stage listing 9006.

After selecting the desired owner/brokers, the tenant-broker clicks on the “Create New E-
mail Blast” button 9008. In response, the transaction tool displays a request for proposal e-mail
template, the contents of which will be converted into an e-mail and forwarded to the
owners/brokers corresponding to the owner/brokers selected in the proposal stage listing 9006 of
Figure 90. Figure 91 illustrates an example of this request for proposal e-mail template. As
shown, the e-mail template includes the terms of the request for proposal, such as the type of
space, the square footage, the duration of the lease, the rent price, and the deadline for returning
the proposal. The tenant-broker can edit any of the fields and can also add a customized

message, which can include specific comments about the tenant. According to an embodiment
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of the present invention, the edited information is not reflected in the commercial real estate
database.

After completing the template of Figure 91, the tenant-broker clicks the “Send RFP”
button 9102. In response, the transaction tool automatically creates and forwards e-mails to the
representatives of each property that was selected in Figure 90. This batch e-mail greatly eases
the tenant-broker’s burden in contacting the owners/brokers of the prospective spaces. The e-
mail messages request formal proposals on the individual spaces and include the content
captured in Figure 91. Figure 92 illustrates an exemplary request for proposal e-mail message.
As shown, the e-mail message includes a link 9202 through which the owner/broker can access a
web page and electronically submit a proposal to the tenant-broker in the same manner as
described above for the space confirmation e-mail messages.

After the tenant-broker receives all of the proposals, the transaction tool provides a
comparison of the proposals, as shown in the exemplary pages of Figures 93 and 94. As shown
in Figure 93, the proposals are automatically integrated into a grid that objectively compares the
properties. The comparison can also include financial and graphical studies as shown in Figure
94.

After reviewing the comparison, the tenant-broker can respond individually to the
owner/brokers using the respond buttons 9302 in Figure 93. In response to clicking a respond
button 9302, the transaction tool automatically opens an e-mail message to the respective
owner/broker. The tenant-broker can then enter a desired message in the e-mail and send it to

the owner/broker. The response can be, for example, a counter-proposal or an acceptance of the
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proposal. Figure 95 illustrates an e-mail message in which the tenant-broker accepts the

proposal of the owner/broker.

Tour Scheduling Tool

An embodiment of the present invention provides a tour scheduling tool that coordinates
visits to selected properties by the tenant and the fenant-broker. The tour scheduling tool
delivers automated and/or user-defined tour schedules to the tenant and tenant-broker, and
coordinates communications between them. To set and confirm times for building tours, the tour
scheduling tool supports instant messaging and email communication between the tenant, tenant-
broker, and owners/brokers. Upon coﬂﬁrmation of building tour times, the tour scheduling tool
sends email communications containing all of the building information to all involved parties.

In addition to facilitating communication, the tour scheduling tool includes integrated
mapping features that give the tenant and tenant-broker a better understanding of the travel time
to the subject properties. The integrated mapping features provide, for example, a map route on
which the buildings to be toured are plotted. The tenant and tenant-broker can click on the
buildings to drill down for information and images related to the particular building. The tour
scheduling tool can operate as a module within the transaction tool described above (e.g., in
conjunction with Figure 90), or can operate separately as a stand-alone scheduling tool.

Figures 96-99 illustrate the tour scheduling tool, according to an embodiment of the
present invention. In Figures 96-99, a tenant-broker coordinates with the tenant and the
owner/brokers to devise a tour of the properties in which the tenant is interested. In the context

of the process described above for the transaction tool, the tour would typically take place after
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the tenant-broker has received space confirmations (Figure 89) and before request for proposals
are distributed to a final short list of owners/brokers (Figure 90). To start the tour scheduling
process, the tenant-broker submits to the tour scheduling tool a list of properties that have
confirmed space available and that the tenant would like to visit.

In response to the list of properties, the tour scheduling tool presehts to the tenant-broker
a proposed tour schedule page, such as page 9600 shown in Figure 96. Page 9600 prompts the
tenant-broker to enter the starting time and location of the tour in data fields 9602, and to specify
the order in which the properties are to be visited and the anticipated fime to be spent at each
property in field 9604. Based on this input, the tour scheduling tool calculates directions and
travel times to each property, and plots a tour route 9606 on a map 9608. The travel times 9610
are listed in field 9604. Page 9600 also includes property information 9612 for each tour site
including, for example, a picture 9614 of the property. The tenant-broker can toggle through the
tour sites by clicking on the next button 9616.

The tour scheduling tool is able to plot the buildings on map 9608 because the property
information in the commercial real estate database is geographically-coded. Thus, based on the
order designated by the tenant-broker, the toqr scheduling tool calculates the most efficient path
from building to building, taking into account, for example, traffic lights and traffic congestion.
Alternatively, instead of following the tenant-broker’s order of buildings to be visited, the tour
scheduling tool can determine the order based on, for example, the least amount of time or the
least amount of distance traveled.

In an embodiment of the present invention, map 9608 includes interactive features

through which the tenant-broker can access more detailed information about the buildings to be
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- visited. For example, the tenant-broker could click on a building plotted on map 9608 to access
data corresponding to that property, which is stored in the commercial real estate database. This
data could include details and pictures of the available space.

[00478] If the tenant-broker approves of the proposed tour, the tenant-broker clicks on the “save
tour” button 9618. The tenant-broker can also print out an itinerary for the tour, which includes -
a schedule of the tour shbwing tour and travel times, the map -with the plots of the route and
buildings, and summary property information for each of the buildings to be visited.

[00479] In creating and finalizing the tour, the tenant-broker can contact the tenant and
owners/brokers to set and confirm times of building tours. The tour scheduling tool supports
communication applications, such as email and instant messaging, to complete these tasks.
Thus, for example, the tenant-broker can instant message with the owners/brokers on the tour,
come up with a tentative tour schedule, and email that tour schedule to the ténant for approval.
The “send to tenant” button 9620 on Figure 96 provides this functionality, launching the email
application of the tenant-broker and pre-populating an email to the tenant with a link to the tour
schedule. The tenant-broker can, of course, customize the email message. Figure 97 illustrates
an exemplary email message to a tenant with a link 9700 to the tour schedule. In another
embodiment, the tour scheduling tour enables the tenant-broker to forward the email message to
multiple representatives of the tenant, if, for example, more than one person from the tenant will
be attending the tour.

[00480] In response to the tenant’s clicking link 9700 of Figure 97, the tour scheduling tool
launches the tenant’s web browser and takes the tenant to a space tour page, such as page 9800

shown in Figure 98. As shown, page 9800 includes a list of the buildings that will be visited on
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the tour, along with the date and times of the tours and property data corresponding to each
building. To access additional information about a building, the tenant can click on the building
image, in response to which the tour scheduling tool displays a detailed data page for the
property, such as page 9900 shown in Figure 99. This detailed data page 9900 includes
information such as floor plans, lobby shots, and amenities and tenants associated with the
building. Returning to Figure 98, if the tenant wants to view a map of the tour with the route and
buildings plotted on the map, the tenant clicks on the “map it” button 9802.

Optionally, in place of or in addition to pages 9800 and 9900, the tour scheduling tool
could display page 9600 to the tenant, which provides the same tour schedule and building
information in a different format.

If the tenant approves of the tour schedule, the tenant informs the tenant-broker of the
approval by, for example, telephone, instant messaging, or e-mail. Although not shown, the tour
scheduling tool could provide an approval button on pages 9600 or 9800, which would
communicate the approval of the tenant to the tenant-broker. After the tenant approves of the
tour schedule, the tenant could, like the tenant-broker, print out an itinerary for the tour. With
the tour finalized and the itinerary in hand, the tenant and tenant-broker would then go on the
tour, after which the tenant and tenant-broker would participate in the request for proposal

process as described above under the heading, “Commercial Real Estate Transaction Tool.”

Activity Summary Tool

An embodiment of the present invention provides an activity summary tool that enables a

broker to capture and report the tasks that the broker has completed. The tool can summarize all
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of the tasks completed by a broker or, alternatively, only a subset of the tasks completed by a
broker on behalf of a particular client. Thus, for example, an owner-broker can use the activity
summary tool to report to an owner the number of inquiries that the owner-broker has received
for the owner’s i)roperty, the number of tours that the owner-broker has given on the property,
the number of requests for proposals that the owner-broker has received for the property, and the
number of proposals that the owner-broker has delivered to prospective tenants of the property.

In a further embodiment, the activity summary tool displays tasks according to the person
that completed them, to indicate, for example, the tasks completed by an individual employee of
the broker. In this manner, a head broker or chief financial officer of a brokerage firm can
review the activities of a particular agent of the broker along with the overall activities of the
firm. These summaries can help streamline revenue forecasting, staffing needs, and other
management functions.

The activity summary tool operates transparently while the users interact with the
transaction and tour scheduling tools, described above. Specifically, the activity summary tool
records each discrete event in the commercial real estate transaction process. These records
include the activities of the parties on both sides of the transaction, i.e., the tenant and tenant-
broker and the owner and_ owner-broker. With each event logged, the activity summary tool can
create activity reports that summarize the overall transaction process or particular breakdowns of
that process. These breakdowns could focus on, for example, the activities of the tenant-broker
or the owner-broker, the activities of a particular agent of the. tenant-broker or the owner-broker,

or all of the activities relating to a particular property regardless of the party completing them.
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As an example of the archiving function of the activity summary tool, and in reference to
the processes described above for the transaction and tour schedl.}ling tools, the activity summary
tool could archive an event at the following points in the commercial real estate transaction
process: 1) searches conducted for a tenant’s space requirement (Figure 85); 2) requests for
space confirmation for spaces meeting the search criteria (Figures 86-87); 3) replies to the
requests for space confirmation (Figures 88-89); 4) building tours (Figures 96-99); 5) requests
for proposals (Figures 90-91); 6) proposals (Figures 92-94); and 7) proposal acceptances (Figure
95). For each of the events, the activity summary tool could record the specific data related to
the event, such as the specific terms of a proposal. The activity summary tool would also
associate each activity with the party that completed it, to enable reports broken down according
to party. Thus, for example, when an owner-broker replies to a request for space confirmation
(as in Figures 88-89), that event could be fed back to a status page of the tenant-broker to show
that a reply was received on the request for space confirmation for a tenant client’s space
requirement. Similarly, on the landlord side, the event could also be fed back to a status page of
the owner-broker to show thaf an inquiry was made on the property. This inquiry event could
then be reported on a monthly report to the owner, which summarizes the activities completed by
the owner-broker on behalf of the owner.

Thus, the activity summary tool of the present invention provides important archiving
and reporting functions for all parties to the commercial real estate transaction process, whether
on the tenant or owner side. The activity summary tool is also a valuable management tool for
brokers, giving them the ability to track activities completed by individual agents or by the firm

as a whole, and to summarize and report the activities to their clients. Typically, in the past,
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brokers have created monthly owner reports by reviewing their calendars and typing the events
into a separate document. With the activity summary tool, howe.ver, the events are automatically
captured as they occur. Then, at the end of the month, the broker need only request a monthly
report, which the activity summary tool then automatically generates from the recorded events.

Figure 100 illustrates an exemplary tenant-broker status page, according to an
embodiment of the present invention. As shown, the status page includes a list of current
surveys and new space confirmations. The surveys are listed according to the tenant client, and
indicate the number of new listings (space requirements) for each survey. The new space
confirmations are also listed according to the tenant client, and indicate the number of space
confirmations received for each survey. The tenant-broker can click on any of the survey or
space confirmation listings to access more details. In addition to the current surveys and new
space confirmations, the status page of Figure 100 could include a summary of all active deals,
proposals, and tour appointments. |

A status page for an owner-broker would be similar to the page shown in Figure 100.
The owner-broker status page could also include other information, such as active deals, pending
proposals, and tour appointments. In addition, the status page could provide a building calendar
that shows past and planned events for a particular property.

In a further embodiment of the activity summary tool, brokers can share access to status
pages with their clients. Thus, as the broker plans and completes activities on behalf of the
client, the client can monitor those activities through the shared status page. Thus, for example,
a tenant could see what types of responses the tenant-broker received on a survey requesting

space confirmations. In addition, a broker could provide access to the status page to one or more
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designated members of the client, such as a facilities manager and chief financial officer. In this
manner, many people can use the status page to monitor and participate in the transaction
process. For example, several members of the client could check the status page to determine the

time and schedule of building tours.

Analvtical Tool

An embodiment of the present invention provides an analytical tool that enables a user to
better understand and analyze commercial real estate market conditions.

Specifically, the analytical tool facilitates the comparison of properties to other similarly’
situated properties. For example, the analytical tool can compare a single building or group of
buildings against a preset or user-defined list of buildings (e.g., against the entire market or
submarket of Class A buildings or the user's own selection of its competitors or comparators)
based on a user defined selection of certain building characteristics. The analytical tool can plot
the result set along a graph or chart.

In analyzing market conditions, the analytical tool also presents historical trends and
forecasts of market statistics. For example, the analytical tool can show the historical trends of
absorption or vacancy, and can forecast the statistics based on "future" information stored in the
commercial real estate database, such as building deliverables (new construction) or lease
expiration. The analytical tool can also customize this forecasting function to report statistics
pertinent to a specific type of property, such as industrial properties. The analytical tool can also

factor in a user’s independent judgment of the market to further customize the forecasted

statistics.
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Figures 101-113 illustrate exemplary screen shots of the analytical tool, according to an
embodiment of the present invention. In this example, to illustrate market conditions, the
analytical tool generates statistics, charts, and graphs based on a user-defined custom set of

buildings.
As shown in Figure 101, the analytical tool first prompts the user for property and space

criteria. Then, as shown in Figure 102, the analytical tool prompts the user for a geographic

region in which to search for properties meeting the criteria. The user can define the geographic
region by, for example, market, submarket, county, city, zip code, user defined boundaries (e.g.,
using the map search tools described above), or street grid. In the next step, as shown in Figure
103, the user can define more detailed search criteria, such as key words in the space listing, the
listing company, and services related to the space.

With the search criteria defined by the user, the analytical tool conducts the search and
reports the results, as shown in Figure 104. This initial reporting screen includes the number of
buildings and spaces meeting the search criteria (which, in the example shown, is 172 buildings
and 305 spaces), a graph plotting three-year vacancy rates for the properties meeting the search
criteria, and a summary of statistics relating to occupancy and availability, leasing activity, and
asking rent. From the summary screen of Figure 104, the user can access additional charts and
graphs of other market statistics from the chart type fields 10400. As shown in Figure 105, these
other charts and graphs could include, for example: 1) absorption, deliveries, and vacancy; 2)
rental rates; 3) occupancy rates; 4) percent leased rates; 5) vacancy by space type; 6) direct and
sublet vacaﬁt square footage; 7) occupancy and leased rates; 8) current rental rates; 9) vacancy

and rental rates; and 10) net absorption rates. The analytical tool pulls all of these statistics from
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the commercial real estate database. Figure 106 illustrates a graph of absorption, deliveries, and
vacancy plotted over a three year period, for properties meeting the search criteria specified in
the screens of Figures 101-103.

In addition to charts and graphs, the analytical tool can present historical data in snapshot
spreadsheets, as shown in Figures 107 -109. Figure 107 shows an overview of the historical data.
In addition to an overview, the data in the snapshot can be organized as a specific look at
absorption, vacancy/availability, or rental rate, as shown by the drop-down menu options in
Figure 108. As another example for presenting historical data, Figure 109 illustrates a table
listing quarterly statistics.

Figures 110-113 illustrate the forecast function of the analytical tool. Figures 110 and
111 show a graph and table, respectively, of actual historical statistics and predicted future
statistics. In this example, the analytical tool projects the future absorption rates and
construction starts using the statistics from the most recently reported quarter. The user can
change the bases for these projections as shown in Figures 112 and 113. As shown in Figure
112, the projected absorption can be based on other factors such as: 1) preceding year average; 2)
five year average; 3) median quarter value; 4) mean quarter value; 5) % seq positive growth; 6)
% seq negative growth; 7) best of four quarters; or 8) worst of four quarters. As shown in Figure
113, the projected construction starts can be based on other factors such as: 1) preceding year
average; 2) five year average; 3) mode quarter value; 4) average quarter value; and 5) % of five
year average.

To further enhance the user’s understanding of market conditions, an embodiment of the

analytical tool can provide summaries of deals completed on properties that met the search
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criteria (Figure 114), recent news relating the properties (Figure 115), and plots of the properties
on a map to reveal any regional trends (Figure 116). The data included in these screens is

retrieved from the commercial real estate database.

DETAILED DESCRIPTION OF DERIVATIVE EMBODIMENTS

According to another aspect of the present invention, the system includes a method and
system for listing and brokering a commodity and its financial derivatives. The method begins
by identifying a plurality of characteristics of a particular commodity such as commercial real
estate, and then entering those characteristics into a data processing system using a real-time
clock. Once the commodity characteristics are entered, an exchange market for the commodity
is established based upon a pre-selected set of the commodity’s characteristics. After market
price for each commodity listed in the database has been set, a class or classes of financial
derivatives can be established. Then, with the establishment of derivative classes, a financial
exchange market for those derivatives can be established.

The characteristics of the commodity to be listed, and subsequently traded, would
preferably include: a geographic location; a lease term start date range and a lease term end date
range; a building class (e.g., class A, B, C); a volume; and a cost. These characteristics generally
describe commercial real estate, which is the broad class of commodity to be traded in the
preferred embodiment of the present invention.

The entry of the commodity into the data processing system comprises several steps,
these include: determining whether or not the commodity is being identified to the data

processing system for the first time; and, storing the corrimodity characteristics in a commodity
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database if the entry is indeed a first time entry. If the entry is not a first time entry, then the

status of the entry with respect to being a candidate for purchase, sale, or trade would need to be

determined.

The description or characteristics of the derivatives would be more general in context
than that of the commodity itself and could be described by a series of broad categories. These
categories might include: all commercial real estate available during a particular time period in a
particular region,; all commercial real estate of a certain class or cost; or, a combination of
categories. The broad characteristics of the derivatives would comprise a Lease Space
Equivalent Unit, or LSEU.

The LSEU comprises a: common descriptive link between varied commodity types; a
time period (contract length) that runs from the date of the contract to the performance date of
the commodity; and, a contract price. When entering the characteristics of the LSEU into the
data processing system, the system determines whether the entry is being made for the first time.
If so, then the characteristics are entered into the derivatives database and an identifier is issued.
If the described derivative has been previously entered into the system, then the system
determines the status of the derivative, with respect to whether or not that derivative is being
exchanged, sold, or traded.

The system which employs the method of the subject invention comprises a number of
elements that include: data processing means for accepting and storing the parameters of the
commodity available for sale or exchange; data processing means for entering a description of
the commodity desired for purchase or exchange; means for determining whether a match exists

based upon a comparison of the commodity offered for sale and that requested for purchase or
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exchange; means for displaying the matched entry to a system operator; means for selecting the
matched entry for purchase and/or exchange; means for determining a class of financial
derivatives based upon a pre-determined set of characteristics res.ident in the commodity
descriptions stored in the database; and means for selectihg a class of derivatives for purchase
and/or exchange.

The data processing means of the system, in turn, further comprises a system controller.
The system controller is comprised of a number of elements, which include: a data processing
system and programs for the management of data; data entry means for entering data into the
data processing system; memory means for storing data; and, communication means for
communicating data between the system controller and a plurality of input and output points.
The input and output points, for the input and output of data, comprise: one or more commodity
input points; one or more commodity receiver points; one or more commodity brokerage points;
and, one or more derivative exchange points.

The system for implementing this aspect of the present invention can be a known system,
such as that shown in Figure 72 and Figure 73, applied to this new area and taking advantage of
the unique unified data model of the present invention. To begin with, as shown in Figure 72, a
high level flowchart of the overall system of the subject invention is designated as system 910.
System 910 comprises a central hub in the form of a system controller 912 which can be a
computer or a data processing system for processing data entered by the system operator.

System controller 912 has a number of input and output points which allow nodes located at the

input and output points to utilize this known method in a new context, i.e., commercial real

estate.
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[00510] Commodity input point 914 can exist as a single point or as multiple points. At
commodity input point 914, the description of a commodity to be traded or purchased is entered
into system 910 and resides within system controller 912. In a preferred embodiment of the
invention, the commodity to be entered is commercial real estate. Entry of the commodity into
system 910 must include enough information so as to identify the commodity in time, place,
volume, and class. In an alternative embodiment of the subject invention, system controller 912
resides within each of the input and output points 914,916, 918, and 920 so that the database of
cach is redundant to the others with respect to storing commodity data.

[00511] Commodity receiver point 916 can exist as a single point or as multiple points. At
commodity receiver point 916, the description of a commodity that has been purchased is
confirmed to the purchaser by a confirmation transmitted from system controller 912. The
confirmation will include an identification of the commodity purchased and a market value for
the commuodity that will be debited from an account of the purchaser and credited to an account
of the carrier listing the commodity.

[00512] ‘ Commodity brokerage point 918 can exist as a single point or as multiple points. At
commodity brokerage point 918, the trading qf a commodity between a commodity owner and a
secondary purchaser is entered into system 91 0. A secondary purchaser is defined as a purchaser
who did not purchase the commodity to be traded directly from the carrier who introduced the
commodity to the market. A request to purchase or trade a particular commodity is entered into
system controller 912, which will attempt to seek a match between the commodity requested and

commodities available for sale or trade. Alternatively, a listing of commodities available for sale
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or trade, within certain parameters, can be displayed prior so that a sale or trade request can be

subsequently entered.

Derivative exchange point 920 can exist as a single point or as multiple points. At
derivative exchange point 920, the trading of a derivative between a derivative owner and a
derivative purchaser is entered into system 910. A derivative is defined as a financial instrument
whose value is based on the perceived future collective value of a breadbasket of primary
instruments. For example, a derivative could be based on the value of all commercial real estate
leases of a specified class in a specified area for a period ending on a particular date some time in
the future (i.e., 90, 120, 180 days forward). A request to purchase or trade a particular derivative
is entered into system controller 912, which will attempt to seek a match between the deﬁvaﬁvé |
requested and derivatives available for sale or trade. Alternatively, a listing of derivatives
available for sale or trade, within certain parameters, can be displayed prior so that a sale or trade
request can be subsequently entered.

Turning to Figure 73, there is shown subsystem 925, which represents an input/output
point that is porting data to system controller 912 shown in Figure 72. Subsystem 925
comprises: microprocessor 930 for processing data entered by the system operator;
microprocessor 930 operatively connected to monitor 932 where the system operator can view
entries made to the system, matches available, or receive notification of a match; keyboard 934,
which is used to make data entries to the system connected to microprocessor 930 by interface
cable 938; and, modem 936, which can transmit data entries to, or receive data entries from,

System controller 912, connected to microprocessor 930 by interface cable 942.
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DESCRIPTION OF A REPRESENTATIVE EMBODIMENT

As described above, the system and method of the present invention provide the unified
data model required to complete the development of a digital marketplace for the commercial
real estate and related business community. The marketplace contains a wealth of information
that can be used to provide an array of new services.

The currently preferred embodiment of the database of the present invention tracks over
15 billion square feet of U.S. commercial properties, and is one of the largest in existence. Over
700 researchers make daily updates to the database. This highly complex database is comprised
of hundreds of data fields, tracking such categories as: location; site and zoning information;
building characteristics; space availability; tax assessments; ownership; sales comparables;
mortgage and deed information; for-sale information; income and expense histories; tenant
names; lease expirations; contact information; and historical trends.

The database inchudes over 660,000 high-resolution digital images, inc_luding building
photographs, aerial photographs, and floor plans. The database tracks approximately 900,000
tenants occupying office and industrial space in 54 U.S. markets.

The currently preferred embodiment also employs a sophisticated data collection
organization, made up of a combination of researchers, management systems, computer and
communications hardware, and software systems. To begin with, over 700 researchers collect
and analyze office and industrial real estate information through hundreds of thousands of phone
calls, e-mails, Internet updates, and faxes a year, in addition to e-mails, field inspections, news

monitoring, and direct mail. Moreover, because of the importance commercial real estate
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professionals place on the data, they frequently take the initiative to report transactions to our
researchers.

In addition, the system includes management and quality control systems. Both
automated and non-automated controls are used to ensure the integrity of the data collection
process. A large number of automated data quality tests check for potential errors including
occupancy date conflicts, available square footage greater than building area, typical floor
greater than land area, and expired leases. Non-:;mtomated quality control procedures include:
calling our information sources on recently-updated properties to re-verify information;
reviewing commercial real estate periodicals for transactions to cross-check our research; and
performing field checks to ensure the correct canvassing of all building. Finally, one of the most
important and effective quality control measures is feedback, garnered through regular client
surveys taken from the commercial real estate professionals using the data of the present
invention every day.

With regard to computer and communications hardware, the system maintains Windows
NT servers in support of the database and a national internal frame relay network to allow remote
researchers real-time access to the database. Full data back-ups are stored off-site.

The system uses client-server software to manage internal data collection. In addition,
the system uses custom software systems for four primary functions: collection of
building-specific data; tracking of commercial real estate companies and individuals; facilitating
operations; and distribution of data.

The currently preferred embodiments of various services that can be provided with the

unified data model will now be described in detail in the following paragraphs.
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CoStar Property: This is a database of more that 15.3 billion feet of commercial space in
the United States (mostly office and industrial), combining hundreds of data fields such as space
availability, sales comps, properties for sale, ownership, photos, size, location, and
characteristics. CoStar Property has fostered the development of the digital leasing marketplace.
Clients use CoStar Property to research leasing options, analyze market conditions and
competitive property positions, and produce multimedia client presentations. Members of the
broader commercial real estate community, including non-CoStar Property subscribers, Use
CoStar Property extensively to market their properties. The subscriber can query CoStar
Property with any combination of pertinent criteria, combining any of approximately one
hundred data fields from categories such as building size, location, building characteristics,
space, availability, ownership, or sales comparables. CoStar Property's search engine scans
through hundreds of millions of square feet of space in a specified market in seconds to find all
the properties meeting the search criteria. The user can select from over 50 customizable reports,
presenting space availability, comparable sales, tenant activity, market statistics, photographs,
and floor plans. The user can export and edit reports, photos, and floor plans to help determine
feasibility of a specific space. Clients also use CoStar Property to analyze market conditions by
calculating current vacancy rates, absorption rates, or average rental rates.

CoStar Tenant: This is a database of some 900,000 tenants and their lease terms,
including all building information, rents, lease terms, commissions and broker, tenant type or
business, and other data. A key service feature is accurate lease expiration information. Clients
use CoStar Tenant to: find information about particular tenants; identify and target the most

likely tenants to lease space; identify all tenants in a particular building; understand trends and
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the underlying demand for commercial real estate; identify and target the tenants most likely to
need representation for their real estate requirements; and identify and target the tenants most
likely to buy a particular vendors’ goods and services.

COSTAR EXCHANGE™: Allows property owners to list their properties for sale (and List
extensive information about their properties) on the system operator’s website at no cost. The
generation of the product is from the company's database, incorporating much of the data in
Tenant and Property but emphasizing the sale process as opposed to the listing process.
Emphasized information will include tenant information, leasing information, and income and
expense data. These listings allow sellers to reach a very large audience. There are currently
over 38,000 buildings for sale in the CoStar/Comps database, representing in excess of some $40
billion in aggregate value. The system is sold on a subscription basis into the existing client base
and can also create on-off revenue. The exchange is a web-based marketplace to more
efficiently and securely facilitate the buying and selling of commercial properties. Information is
distributed through a secure web service, known as COSTAR EXCHANGET™™., The site affords .
an efficient means for these sellers to reach a large universe of potential buyers. Potential buyers
pay a subscription fee to access the system. Sellers of investment-grade properties have the
additional option of selecting limited, secure distribution of their properties in order to address
confidentiality requirements.

CoStar Analytic: This service is a web-based analytical tool based on thé tenant and
property databases. The tool is designed to allow users to analyze underlying trends in the
covered markets. The types of inquiries that can be made are nearly limitless and are based on

combinations of fields in the database. A typical inquiry might be to analyze leases rolling over
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in a submarket over a forward 36-month period to try to determine the leasing success of a
potential new development. CoStar Advisory is sold both on a subscriber basis and on a
per-search basis. Users can analyze the important changing trends in market metrics such as
vacancy rates, tenant movements, supply, rental rates, tenant demo graphics, new construction,
and absorption rates. This web-based analytic tool allows users to perform more sophisticated
analyses of underlying market conditions and trends when making investment, leasing, purchase,
sale, construction, and marketing decisions involving commercial real estate. These tools
provide strategic insight into the changing trends in vacancy rates, tenant movements, supply,
new construction, absorption rates, and other important market metrics. The system also
provides fee-based customized reports and advisory services.

[00527] CoStar Comps: This service is an enhanced web-based service providing confirmed
commercial real estate sales information on properties that have recently sold. This web-based
service enables clients to track and analyze sales comparables in a more timely and
comprehensive manner than is currently possible. This service covers 47 national markets,
including information on comparable sales such as sale prices, income and expenses,
capitalization rates, loan data and other details. Clients can search the proprietary database of
comparable sales information by multiple search parameters, including location, property type,
square footage, price range, and number of units. Clients receive a report of all relevant
properties in the database matching their search criteria, including photographs.

[00528] CoStar Marketplace: The participants in the CoStar marketplace directly influence
approximately $100 billion in leasing and sales each year. The system allows the system

operator to provide digital marketing opportunities to reach this audience through premium
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high-exposure banner ads on CoStar and on the website. The Marketplace provides an online
means for the commercial real estate and related business commqnity to direct advertising to the
appropriate decision-makers. The service benefits clients by providing increased distribution,
higher visibility, and a more cost effective way to reach an audience targeted for their advertisihg
material.

CoStar News: This service provides website, CoStar, and e-mail news dispatches that
keep clients informed of Iate—bréaking commercial real estate news such as deals signed,
acquisitions, ground breakings and other features. Web banner ads are prominently displayed on
the site, generating significant revenues. The system also allows the system operator to deliver Aa ‘
free e-mail system built around customized client profiles, with highly-targeted banner

advertising attached.

The present invention thus provides a digital marketplace in which the members of the
commercial real estate and related business community can continuously interact and can
facilitate transactions by efficiently exchanging accurate and standardized information. In

addition, the system operator is capable of providing the depth and breadth of the following

services:

Digital leasing marketplace -- provides the information required to efficiently conduct
commercial real estate leasing transactions, both between brokers and between owners and
brokers. The system operator delivers this service through CoStar Property and CoStar Tenant,
which benefit clients by providing a more cbmprehensive solution with much higher data quality,

at substantially less time and cost than otherwise available.
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Digital selling marketplace: This service provides the information required to efficiently
and securely conduct commercial real estate buy and sell transact_ions. The system operator can
deliver this service through CoStar and enhance this service through COSTAR EXCHANGE™.
This service benefits clients by allowing purchasers to make more-informed investments and
sellers to maximize realized property values.

On-line decision support services: These services allows members of the community to
perform analysis of underlying market conditions and trends when making investment, leasing,
purchase, sale, build, and marketing decisions involving commercial real estate. The system
operator can deliver these services through CoStar Analytic and CoStar Comps. These services
benefit clients by providing powerful, flexible, time-efficient, and accurate analytic capabilities.

Tenant information services: These services enable members of the commercial real
estate and related business community to identify and market to the tenants who are the most
likely prospects for their goods and services. The system operator delivers these services
primarily through CoStar Tenant. These services benefit clients by more precisely identifying
and capturing viable prospects at a lower cost.

On-line property marketing. This service provides a targeted on-line means for the
commercial real estate and related business community to direct advertising to the appropriate
decision-makers. The system operator can deliver this service through CoStar and via the
website. This service benefits clients by providing them increased distribution, higher visibility,
and a more cost-effective way to reach their targeted audience than otherwise available.

On-line industry news: This service allows members of the commercial real estate and

related business community to remain current with developments in the industry. The system
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operator delivers these services tﬁrough CoStar, www.costargroup.com, which benefit clients by
providing more timely aﬁd in-depth news.

The increased availability of the services from a web-based platform will allow the
commercial real estate and related business community real-time access to the CoStar
marketplace data and provide the opportunity for increased interaction among community
members. This will lead to the development of a more efficient commercial real estate
marketplace.

The preferred embodiment of the present invention relates to a system and method for
collecting, standardizing, and distributing information pertaining to commercial real estate. The
information falls into three conceptual camps: Information about the leaéing of commercial space
(which itself is divided into tenant data and space-for-lease data); Information about the listing
and sale of buildings; and Market research.

The commercial real estaté brokerage community supplies the first two types of
information. As a broker in a local market gets a listing, the space for sale or rent is listed in the
CoStar system and the information enters the database. For example, if a user wanted 10,000
feet in downtown Los Angeles, the CoStar system would allow the tenant representative broker
to search suitable locations in that market based on up to 100 data fields. Listing brokers that
represent the property owner would have provided the actual data.

The present invention achieves significant network effect benefits to the extent nearly
every major brokerage company in the United States submits its data and uses the system. Ifa
large brokerage does not use the system, its clients do not get the best and widest market for

lease or sale transactions. Imagine a stockbroker that maintains an internal market in a select

171



[00541]

[00542]

A~

group of stocks, but the market is highly illiquid and inactive. Meanwhile, all the other brokers
share information and liquidity in a centralized digital exchange. ° If a customer happens to want
to sell a particular stock and no one in the small broker's office is familiar with what is going on
with that stock, the customer would be out of luck. This is the conundrum the real estate brokers
face, as network effects cause the system to become even more important.

In all cases, the information is scrubbed, verified, and systemized to conform to the
database so it is digitally accessible. In the case of market data, some is digitally culled from the
1.5 terabytes of historical real estate data that already exists in CoStar's computers, supplemented
by on-going field research. Field researchers using mobile vehicles and other tools compile
digital images, location information, and site-specific data, both verifying data already entered
by the brokerage community and completing the market research function. The system

standardizes information across source and market.

In describing representative embodiments of the present invention, the specification may
have presented the method and/or process of the present invention as a particular sequence of
steps. However, to the extent that the method or process does not rely on the particular order of
steps set forth herein, the method or process should not be limited to the particular sequence of
steps described. As one of ordinary skill in the art would appreciate, other sequences of steps
may be possible. Therefore, the particular order of the steps set forth in the specification should
not be construed as limitations on the claims. In addition, the claims directed to the method
and/or process of the present invention should not be limited to the performance of their steps in

the order written, unless that order is explicitly described as required by the description of the
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process in the specification. Otherwise, one skilled in the art can readily appreciate that the
sequences may be varied and still remain within the spirit and scope of the present invention.
The foregoing disclosure of embodiments of the present invention has been presented for
purposes of illustration and description. It is not intended to be exhaustive or to limit the
invention to the precise forms disclosed. Many variations and modifications of the embodiments
described herein will be obvious to one of ordinary skill in the art in light of the above
disclosure. The scope of the invention is to be defined only by the claims, and by their

equivalents.
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WHAT IS CLAIMED IS:

1. Ina system comprising a real estate database containing information regarding commercial
real estate properties, a method for disseminating information contained in the real estate
database comprising:

accepting search criteria from a user;

searching the real estate database for information that meets the search criteria;

reporting search results to the user, wherein the search results include the information that

meets the search criteria;
receiving a file from the user;
associating the file with the search results and the search criteria; and
providing the user with access to the search criteria, the search results, and the associated
file.
2. The method of claim 1, wherein the search criteria are one of:
space requirements of one of a prospective tenant and a prospective buyer, and
information requirements of a commercial real estate professional.
3. The method ;)f claim 1, wherein the file includes one of a spreadsheet, a document, and a
brochure.
4. The method of claim 1, further comprising:
receiving instructions from the user to provide a second user with access to the search
criteria, the search results, and the associated file; and

providing the second user with the access.
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5. The method of claim 4, wherein the user is a broker in a brokerage firm and the second user
is one of client of the broker, a broker who is a member of the brokerage firm, and a broker who
is not a member of the brokerage firm.

6. A system for collecting, distributing, and using real estate data comprising;

(a) data sources that gather and generate the real estate data;

(b) data mining applications in communication with the data sources, wherein the data
mining applications receive and organize the real estate data into separate interrelated modules,
and wherein the data mining applicatioﬁs evaluate the real estate data and reconcile the real
estate data among the interrelated modules;

(c) a contact management system in communication with the data sources and the data
mining applications, wherein the contact management system directs the data mining
applications to conduct continuous pollings of the data sources to update the real estate data;

(d) a core data warehouse in communication with the data mining applications, wherein the
core data warehouse receives and stores the reconciled and updated real estate data from the data
mining applications;

(e) database processes in communication with the core data warehouse, wherein the database
processes access the reconciled and updated real estate data from the core data warehouse and
create database sets; and

(f) asearch database application in communication with the data processes, wherein the
search database application accepts a propei'ty search query from the user and reports search

results to the user, wherein the search results include real estate data in the core data warehouse
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that meet the user’s search query, and wherein the search database application is adapted to

receive files from the user and associate the files with the search results.

7. The system of claim 6, wherein the search database application is adapted to provide the user

with access to the search results and the associated files.

8. The system of claim 7, wherein the search database application is adapted to receive

instructions from the user to provide a second user with access to the search results and the

associated files, and to provide the second user with the access.

9. A method for facilitating a commercial real estate transaction comprising:
receiving space requirements from a user; B
searching a commercial rea] estate database for spaces meeting the space requirements;
reporting to the user the spaces meeting the space requirements;
receiving from the user selected spaces from among the spaces meeting the space

requirements, wherein the selected spaces are spaces for which the user wants to confirm

availability;

forwarding electronic communications to representatives of the selected spaces, wherein
the electronic communications request conﬁqnaﬁon of availability of the selected spaces;

updating the commercial real estate database in response to receiving denials of space
availability; and

reporting, to the user, available spaces from among the selected spaces in response to

receiving confirmations of space availability for the available spaces.

10. The method of claim 9, further comprising:
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receiving from the user final chosen spaces from among the available spaces, wherein the
final chosen spaces are spaces for which the user wants proposals;

forwarding second electronic communications to representatives of the final chosen
spaces, wherein the second electronic communications request proposals on behalf of the user for
the final chosen spaces; and

reporting, to the user, the proposals from the representatives of the final chosen spaces.
11. The method of claim 10, further comprising providing the user with comparisons of the
proposals.
12. The method of claim 10, further comprising:

consulting the commercial real estate database to determine locations of the final chosen
spaces;

receiving, from the user, times to spend visiting each of the final chosen spaces;

determining an order in which to visit the final chosen spaces;

calculating trave] times between the final chosen spaces based on the order and the

locations; and

determining a tour of the final chosen spaces based on the visiting times and the travel

" times.

13. The method of claim 12, wherein determining the order comprises receiving the order from

the user.

14. The method of claim 12, wherein the order is based on one of shortest time and shortest

distance.
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15. The method of claim 12, further comprising forwarding to the user and to the representatives
of the final chosen spaces a third electronic communication providing access to the tour.

16. The method of claim 12, further comprising displaying the tO;]I on a map, wherein the map
shows a route between the final chosen spaces.

17. The method of claim 16, wherein the map includes an icon indicating the location of a final
chosen space, wherein the icon is linked to data in the commercial real estate database that
corresponds to the final chosen space, and wherein the icon is adapted to be activated to provide
access to the data.

18. The method of claim 10, further comprising reporting, to the representatives of the final

chosen spaces, the requests for proposals along with other requests for proposals on their

respective spaces.

19. A method for reporting tasks completed in commercial real estate transactions comprising:
storing information pertaining to a property in a commercial real estate database;
associating the property with a representative of the property;
facilitating searches of the commercial real estate database for spaces meeting designated

space requirements, wherein the property megts the designated space requirements for a number

of the searches; and
reporting the number to the representative.

20. The method of claim 19, further comprising:

receiving requests to confirm availability of the property; and

reporting, to the representative, the number of requests to confirm availability of the

property.
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21. The method of claim 19, further comprising:

receiving requests for proposals for the property; and

reporting, to the representative, the number of requests for proposals for the property.
22. The method of claim 19, further comprising;

receiving schedules for tours of the property; and

reporting, to the representative, the number of tours of the property.
23. The method of claim 22, wherein the representative includes one or more brokers and
wherein reporting the number of tours of the property comprises reporting the number of tours
given by each of the one or more brokers.
24. The method of claim 19, further comprising:

receiving, from the representative, proposals on the property; and

reporting, to the representative, the number of proposals on the property.
25. The method of claim 24, wherein the representative includes one or more brokers and
wherein reporting the number of proposals on the property comprises reporting the number of
proposals issued by each of the one or more brokers.
26. The method of claim 19, further comprising reporting the number to an owner of the
property.
27. A method for monitoring activities of a commercial real estate broker comprising:

providing a commercial real estate database that associates the broker with properties that

the broker represents;
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facilitating searches of the commercial real estate database for spaces meeting designated

space requirements, wherein the properties meet the designated space requirements for a number

of the searches; and

reporting the number to the broker.
78. The method of claim 27, wherein the number is broken down according to each property of
the properties that the broker represents.
29. The method of claim 27, further comprising:

receiving requests to confirm availability of the properties; and

reporting, to the broker, the number of requests to confirm availability of the properties.
30. The method of claim 27, further comprising:

receiving requests for proposals for the properties; and

reporting, to the broker, the number of requests for proposals for the properties.
31. The method of claim 27, further comprising:

receiving schedules for tours of the properties; and

reporting, to the broker, the number of tours of the properties.
32. The method of claim 31, wherein the broker includes one or more agents and wherein
reporting the number of tours of the properties comprises reporting the number of tours given by
each of the one or more agents.
33. The method of claim 27, further comprising:

receiving, from the broker, proposals on the properties; and

reporting, to the broker, the number of proposals on the properties.
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34. The method of claim 33, wherein the broker includes one or more agents and wherein
reporting the number of proposals on the properties comprises reporting the number of proposals
issued by each of the one or more agents. . |

35. A system for analyzing commercial real estate market conditions comprising:

(a) a database for storing information about commercial real estate, the database comprising
data records, including information pertaining to lease information, sale information, comparable
sales information, and tenant information; and

(b) an analytical application in communication with the database, wherein the analytical
application is adapted to receive characteristics of a property, to retrieve data pertinent to the
characteristics from the database, and to display historical trends and forecasts of the real estate
market conditions based on the data retrieved from the database.

36. The system of claim 35, wherein the forecasts are based on projected data in the database.

37. The system of claim 36, wherein the projected data is at least one of projected absorption,
projected construction starts, projected building deliverables, and projected lease expiration.

38. The system of claim 37, wherein the projected absorption is based on one of preceding year
average; five year average; median quarter value; mean quarter value; % seq positive growth; %
seq negative growth; best of four quarters; and worst of four quarters.

39. The system of claim 37, wherein the projected construction starts are based on one of
preceding year average; five year average; mode quarter value; average quarter value; and % of
five year average.

40. The system of claim 35, wherein the historical trends and the forecasts include at least one of

absorption, deliveries, and vacancy; rental rates; occupancy rates; percent leased rates; vacancy
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by space type; direct and sublet vacant square footage; occupancy and leased rates; current rental

rates; vacancy and rental rates; and net absorption rates.
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