
 
 
January 2, 2017 

Dear KBS Legacy Partners Apartment REIT Stockholder: 

On December 9, 2016, KBS Legacy Partners Apartment REIT’s (the “REIT”) board of directors approved an 
estimated value per share of the REIT’s common stock of $9.35. This estimated value per share is based on the 
estimated value of the REIT's assets less the estimated value of the REIT's liabilities, or net asset value, divided 
by the number of shares outstanding, all as of September 30, 2016.1

  

The estimated value per share was based on a determination of the range in estimated value per share of the 
REIT’s common stock through an affiliate of CBRE, Inc. (“CBRE”), an independent third-party real estate 
valuation firm, and the recommendation of KBS Capital Advisors LLC, the REIT’s external advisor (the “Advisor”), 
using the methodologies and assumptions described in the REIT’s Current Report on Form 8-K, filed with the SEC 
on December 15, 2016 (the “Valuation 8-K”). The range and estimated value per share were based on CBRE’s 
appraisals of the REIT’s real estate properties and the Advisor’s valuations of the REIT’s other assets and its 
liabilities. 

As of September 30, 2016, the REIT’s portfolio consisted of 11 assets with a combined appraised value of $468.4 
million and a total cost basis of $438.3 million (which includes the acquisition cost of $416.7 million, $14.3 
million in capital expenditures since inception and $7.3 million of acquisition fees and expenses). The REIT’s real 
estate properties contained a total of more than 3,000 rentable units in 11 submarkets with occupancy at 
94.4%.2 

As previously disclosed, the REIT had been considering various strategic alternatives with the goal of providing 
liquidity options and it has recently finished marketing its real estate portfolio. The appraisals used in the REIT’s 
estimated value per share considered the market feedback the REIT received throughout this process. The 
decline in the estimated value per share from $10.29 to $9.35 was primarily due to the decrease in the 
appraised value of two properties: The Residence at Waterstone and Crystal Park at Waterford.  

The September 30, 2016, appraised values of these two properties decreased by $7.5 million and $7.2 million, 
respectively, from the September 30, 2015, appraised values, for a total decrease of $0.71 per share. The most 
significant reason for both of these decreases was increased capitalization rates (cap rates) used in the 
appraisals and, to a lesser extent, lower projected net operating income (NOI) at each property. At the 
Waterstone property, projected NOI decreased by approximately 2%, which is reflective of the decrease in the 
rental rates at the property over the last year. At Crystal Park, the projected NOI fell by approximately 
8.5%. There had been a decline in revenues at the property year over year and CBRE significantly reduced its 
view on market rents consistent with what the REIT had seen at the property. There has also been an increase in 
supply in the market where both of these properties are located due to development. 

Based on the feedback received while marketing the portfolio, which included offers on the entire portfolio as 
well as individual properties, the REIT anticipates that it will likely move forward with some strategic asset sales 
in 2017 and will likely continue to hold the majority of its portfolio in an effort to create additional stockholder 
value, while still paying attractive distributions. 
 
The REIT plans to use some of the proceeds from any asset sale to begin renovation programs at certain 
properties in response to market feedback on those properties. By doing so, the REIT believes it can increase 
NOI and create additional stockholder value. In addition, the longer hold period will allow certain debt 
prepayment obligations to decrease as the loans secured by the REIT’s remaining properties move closer to 
maturity, which should also create additional stockholder value.  



The REIT also intends to use some of the sale proceeds to pay a special distribution to stockholders. To date, the 
REIT has paid regular distributions of $0.65 per share on an annualized basis since December 16, 2010, which 
would equal a 6.95% annualized rate based on the $9.35 estimated value per share. Depending on the number 
of properties sold, the REIT may adjust the ongoing distribution rate subsequent to such sales in order to 
maintain the current distribution coverage. 
 
For more information on the estimated value per share, please see the Valuation 8-K. In addition, you can view 
the December 2016 Valuation Presentation online at www.kbs‐cmg.com, by clicking on “KBS Legacy Partners 
Apartment REIT” under “Offerings” and visiting the “Investor Information” section.  

I will provide you with updates as we continue to manage the portfolio and seek to optimize its value for 
stockholders over the coming year. 

Sincerely, 
 
 
 
 
W. Dean Henry 
Chief Executive Officer 
 

 
1 For a full description of the limitations, methodologies and assumptions used to value the REIT’s assets and liabilities, and used in the 
calculation of the estimated value per share, see the Valuation 8-K. 
2 As of September 30, 2016. 

Certain statements contained herein may be deemed to be forward-looking statements within the meaning of the Federal Private 
Securities Litigation Reform Act of 1995. The REIT intends that such forward-looking statements be subject to the safe harbors created by 
Section 27A of the Securities Act of 1933, as amended, and Section 21E of the Securities Exchange Act of 1934, as amended. These 
statements include statements regarding the intent, belief or current expectations of the REIT and members of its management team, as 
well as the assumptions on which such statements are based, and generally are identified by the use of words such as “may,” “will,” 
“seeks,” “anticipates,” “believes,” “estimates,” “expects,” “plans,” “intends,” “should” or similar expressions. Readers are cautioned not to 
place undue reliance on these forward-looking statements, which speak only as of the date they are made. The REIT undertakes no 
obligation to update or revise forward-looking statements to reflect changed assumptions, the occurrence of unanticipated events or 
changes to future operating results over time, unless required by law. Such statements are subject to known and unknown risks and 
uncertainties which could cause actual results to differ materially from those contemplated by such forward-looking statements. The REIT 
makes no representation or warranty (express or implied) about the accuracy of any such forward-looking statements. These statements 
are based on a number of assumptions involving the judgment of management. The appraisal methodology for the REIT’s real estate 
properties assumes the properties realize the projected net operating income and that investors would be willing to invest in such 
properties at similar cap rates. Though the appraisals of the real estate properties, with respect to CBRE, and the valuation estimates used 
in calculating the estimated value per share, with respect to the Advisor and the REIT, are the respective party’s best estimate, as of 
September 30, 2016 or December 9, 2016, as applicable, the REIT can give no assurance in this regard. Even small changes to these 
assumptions could result in significant differences in the appraised values of the REIT’s real estate properties and the estimated value per 
share. Actual events may cause the value and returns on the REIT’s investments to be less than that used for purposes of the REIT’s 
estimated value per share. 

Although the REIT has updated its strategy in relation to its consideration of strategic alternatives as described herein, it can give no 
assurances that it will be successful. Although the REIT engaged a financial advisor to market its real estate properties for sale, it is not 
obligated to enter into any particular transaction or any transaction at all. There are many factors that may affect the REIT’s ability to 
execute such strategic alternatives including, among other factors, its ability to dispose of some of its real estate properties at the times 
and the prices it expects and its ability to fund and execute its plan to renovate certain of its real estate properties. Further, although the 
REIT has updated its strategic alternatives strategy and intends to pursue strategic asset sales for certain of its real estate properties and 
to renovate certain others, it can give no assurances that the execution of such strategy will create additional stockholder value or that it 
will be able to continue to pay attractive distributions or pay a special distribution to its stockholders at the time and at the amount it 
expects. The forward-looking statements also depend on factors such as: future economic, competitive and market conditions; the REIT’s 
ability to maintain occupancy levels and rental rates at its real estate properties; and other risks identified in Part I, Item 1A of the REIT’s 
Annual Report on Form 10-K for the year ended December 31, 2015, and Part II, Item 1A of the REIT’s Quarterly Report on Form 10-Q for 
the period ended September 30, 2016, each as filed with the SEC. 


