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January 18, 2007

Ms, Kathy Willard

Chief Accounting Officer and Executive Vice President
LIVE NATION

9348 Civic Center Drive, 4th Floor

Beverly Hills, California 90210

RE:  Appraisal of the Boyd Theater Site
1908 -1910 Chestnut Street -
Philadelphia, Pennsylvania
CBRE File No 06-092PA-0583

Dear Ms. Willard

At your request and authorization, CB Richard Ellis (CBRE) has prepared an appraisal of the market
value of the referenced property. Our anclysis is presented in the following Self Contained Appraisal
Report.

The subject is a theater containing 23,100-square-foot of gross building area. This property is
located at 1908-1910 Chestnut Street in the central business district of the City of Philadelphia,
Pennsylvania. it was built in 1927 and is situated on a 31,569 square foot (0.725-acre) site.
Currently, the facility is vacant and in poor condition. The analysis indicates that the current
improvements do not represent an economically viable use of the subject site and that demolition of
the improvements is necessary in order to place that land to its highest and best use, The subject is
more fully described within the enclosed report.

Based on the analysis contained in the following report, the market value of the subject is concluded

as follows:
MARKET VALUE CONCLUSION
Appraisal Premise interest Appraised Date of Value Value Condusion
As s Fea Simple Estate January 8, 2007 $6,800,000
Compiled by CBRE
© 2007 CB Richard Elfis, Inc.
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Dato, information, and calculations leading to the value conclusion are incorporated in the report
following this letter. The report, in its entirely, including all assumptions and limiting conditions, is an
integral part of, and inseparable from, this letter.

The following appraisal sets forth the most perfinent data gathered, the techniques employed, and the
reasoning leading fo the opinion of value. The anclyses, opinions and conclusions were developed
based on, and this report hos been prepared in conformance with, our interpretation of the guidelines
ond recommendations set forth in the Uniform Stondards of Professional Appraisal Practice (USPAP),
the requirements of the Code of Professional Ethics and Standards of Professional Appraisal Practice
of the Appraisal Institute, the Financial Insfitutions Reform, Recovery, and Enforcement Act of 1989
(FIRREA) and Title Xl Regulations.

The report is for the sole use of the client; however, client may provide only complete, final copies of
the appraisal report in its entirety (but not component paris) to third parties who shall review such
reports in connection with loan underwriting or securitization efforts, Appraiser is not required to
explain or testify as to appraisal results other than to respond to the client for routine and customary
questions. Please note that our consent to allow an appraisal report prepared by CBRE or portions of
such report, to become part of or be referenced in any public offering, the granfing of such consent
will be ot our sole discretion and, if given, will be on condition thot we will be provided with an
indemnification Agreement and/or Non-Reliance letter, in a form and content satisfoctory to us, by a
party satisfactory to us. We do consent to your submission of the reports to rating ogencies, loan
participants or your auditors in its entirety (but not component parts) without the need to provide us
with an Indemnification Agreement and/or Non-Reliance letter.

b CBRE hereby expressly granted to Client the right to copy this report and distribute it to other parties in
the transaction for which this report has been prepared, including employees of Client, other lenders
in the transaction, and the borrower, if any. It has been a pleasure to assist you in this assignment. f
you have any questions concerning the analysis, or if CBRE can be of further service, please contact
us.

CBRE VALUATION & ADVISORY SERVICES

7&4-4’ { MM
v i

John B, Rush, MAI, CRE Joseph T. Murray

Managing Director Associate

Pennsylvania Certified General Assistant fo the State Certified
Real Estate Appraiser #GA-000331-L Real Estate Approaiser
JTM/JBR

@ CBRE

CB RICHARD BLLIS
© 2007 CB Richard Elfis, Inc.




BOYD THEATER SITE CERTIFICATION OF THE APPRAISAL

CERTIFICATION OF THE APPRAISAL

We certify to the best of our knowledge and belief:

1. The statements of fact contained in this report are true and correct.

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions
and limiting conditions and are our personal, impartial and unbiosed professional anclyses,
opinions, and conclusions.

3. We have no present or prospective interest in or bias with respect to the property that is the subject
of this report and have no personal interest in or bias with respect to the parfies involved with this
assignment.

4, Qur engagement in this assignment was not contingent upon developing or reporting
predetermined results.

5. Our compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the aftainment of o stipulated result, or the occurrence of a
subsequent event directly related fo the intended use of this appraisal.

6. This appraisal assignment was not bosed upon a requested minimum valuation, a specific
valuation, or the approval of a loan.

7. Our onalyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal, as well as the requirements of
the Commonwealth of Pennsylvania. ‘ '

8. The reported andlyses, opinions, and condusions were developed, and this report has been
prepared, in conformity with the requirements of the Code of Professional Ethics and the
Standerds of Professional Appraisal Practice of the Appraisal Institute, which include the Uniform
Standards of Professional Appraisal Practice.

9. The use of this report is subject o the requirements of the Appraisal Institute relating to review by
its duly authorized representatives.

10. As of the date of this report, John B. Rush, MAI, CRE has completed the continuing education
program of the Appraisal [nstitute.

11. Joseph T. Murray and John B. Rush, MAI, CRE have made a personal inspection of the property
that is the subject of this report.

12. No one provided significant real property appraisal assistance to the persons signing this report.

13. Valuation & Advisory Services operates as an independent economic entity within CBRE. Although
employees of other CBRE divisions may be contacted os a part of our routine market research
investigations, absolute client confidentiality and privacy are maintained at all imes with regord to
this assignment without conflict of interest.

.}(/A/L { g {‘.1_ 4

John B. Rush, MAI, CRE Joseph T. Mumray
Pennsylvania Certified General Assistant to the State Certified
Real Estate Appraiser # GA-000331-L General Redl Estate Appraiser

CBRE

CB RICHARD BLLIG
© 2007 CB Richard Eliis, Inc.




BOYD THEATER SITE SUBIECT PHOTOGRAPHS

SUBJECT PHOTOGRAPHS

L AERIAL VIEW ]

© 2007 CB Richard Elfis, Inc.




BOYD THEATER SITE SUBJECT PHOTOGRAPHS

[ ‘ TYPICAL VIEW OF THE SUBJECT ]
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BOYD THEATER SITE SUBJECT PHOTOGRAPHS

[ TYPICAL VIEW OF THE SUBJECT ]
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BOYD THEATER SITE SUBIECT PHOTOGRAPHS

CHESTNUT STREET EASTBOUND ]

[ CHESTNUT STREET WESTBOUND ]
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BOYD THEATER SITE SUBJECT PHOTOGRAPHS

| SANSOM STREET EASTBOUND SUBIECT ON THE LEFT |

| SANSOM STREET WESTBOUND ]
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BOYD THEATER SITE SUMMARY OF SALIENT FACTS
SUMMARY OF SALIENT FACTS
Property Name Boyd Theoter
Locotion 1908 - 1910 Chesinut Sireet, Philadelphia,
Pennsylvania 19103
Assessor’'s Parcet Numbaer 88-2043-207
Highest and Bast Use
As Vacant High Density Mixed Use
Property Rights Appralsed Fes Simpla Estate
Land Area 0.72 AC 31,569 SF
Estimaied Exposure Time 9 Months
VALUATION Tatad Per SF
Land Yalue $4,800,000 $21540
CONCLUDED MARKEY VALUE
Appruisal Premise interest Appratsed Date of Valve Value
Asls Fee Simple Estate January 8, 2007 $6,800,000
Compiled by CARE

EXTRAORDINARY ASSUMPTIONS & HYPOTHETICAL CONDITIONS

None noted.

© 2007 CB Richord Ellis, Inc.
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BOYD THEATER SITE INTRODUCTION

INTRODUCTION

PROPERTY IDENTIFICATION

The subject is o theater containing 23,100-square-foot of gross building area. This propery is
located ot 1910-1918 Chestnut Street in the central business district of the City of Philadelphia,
Pennsylvania. K was built in 1927 and is situated on a 31,569 square foot {0.725-acre) site,
Currently, the facility is vacant and in poor condition.

OWNERSHIP AND PROPERTY HISTORY

Title to the property is currently vested in the name of Clear Channel, a related entity of Live Nation,
who acquired title to the property in 2005 for $1.00, as recorded at City Hall by the Philadelphia
Recorder of Deeds. This most recent sale transacfion does not appear to be an arms length
transaction, but a transfer of ownership between related enfities. To the best of our knowledge, there
has been no other ownership transfer of the property during the previous three years,

PREMISE OF THE APPRAISAL/RELEVANT DATES
The following table illustrates the various dates associated with the valuation of the subject and the
valuation premisefs):

PREMISE OF THE APPRAISAL/RELEVANT DATES

Date of Report: Janvary 19, 2007
Date of Inspection: Januory 8, 2007
Date of Value
As lIs: January 8, 2007
Compiled by CBRE '
PURPOSE OF THE APPRAISAL

The current economic definition agreed upon by agencies that regulate federa! financial institutions in
the U.S. (and used herein) is as follows:

The most probable price which a property should bring in @ competitive and cpen market under all
conditions requisite fo o fair sale, the buyer and seller each acting prudently and knowledgeably, and
assuming the price is not offected by undue stimulys. Implicit in this definition is the consummation of
a sale as of a specified date and the passing of fifle from seller to buyer under conditions whereby:

1. buyer and seller are typically motivated;

© 2007 CB Richard Elfis, Inc.




BOYD THEATER SITE INTRODUCTION

. 2. both parties are well informed or well advised, and acting in what they consider their own best
interests;
3. areasonable time is allowed for exposure in the open market;
4. payment is made in terms of cash in U.S. dollars or in ferms of financial arrangements

comparable thereto; and
5. the price represents the normal consideration for the properly sold unaffected by special or
creative financing or sales concessions granted by anyone associated with the sale.

TERMS AND DEFINATIONS

The Glossary of Terms in the addenda provides definitions for addifional terms that are, and may be
used in this appraisal.

INTENDED USE AND USER OF REPORT

This oppraisal is to be used by the client for infernal financial decisions.

PROPERTYY RIGHTS APPRAISED

The interest appraised represents the fee simple interest,
SCOPE OF WORK

_ The scope of the assignment relates to the extent and manner in which research is conducted, data is
) gothered and andlysis is applied, ofl based upon the foliowing problem-identifying factors stated
elsewhere in this report:

Client

intended use

Intended user

Type of opinion

Effective date of opinion

Relevant characteristics about the subject
Assignment conditions

1 Office of Comptroller of the Currency (OCC), 12 CFR Part 34, Subpart C - Approlsols, 34.42 (g); Office of Thrift
Supervision (OTS), 12 CFR 564.2 {g); Appraisal Institute, The Dictionary of Real Estute Agpraisal, 4* od. (Chicago: Appraiscl
Institute, 2002), 177-178. This is also compatible with the RTC, FDIC, FRS and NCUA definifions of market value as well os
the example referenced in the Uniform Stendards of Professionol Appraisal Praciice (USPAP).

© 2007 CB Richard Elfis, Ine.




BOYD THEATER SITE INTRCDUCTION

This appraisal of the subject has been presented in the form of a Self-Contained Appraisal Report,
which is intended 1o comply with the reporting requirements set forth under Standards Rule 2-2(a) of
USPAP. That is, this report incorporates, to the fullest extent possible, practical-explanation of the
data, reasoning and analysis that were used to develop the opinion of value. This report alsc includes
thorough descriptions of the subject and the market for the property type. CBRE completed the
foliowing steps for this assignment:

Ixtent to Which the Propertly is identified

CBRE collected the relevant information about the subject from the owner (or representatives), public
records and through an inspection of the subject. The property was legally identified through its
postal address, assessor’s records, legal description and fitle report.

Extent to Which the Property is Inspected

CBRE inspected both the interior and exterior of the subject, as well os its surrounding environs on the
effective date of appraisal.

Type and Extent of the Data Researched

CBRE reviewed the micro and/or macro market environments with respect to physical and economic
factors relevant to the valuation process. This process included interviews with regional and/or local
market participants, available published data, and other various resources. CBRE also conducted
regional and/or local research with respect to applicable tax data, zoning requirements, flood zone
status, demographics, and comparable listing, sale information.

Type and Extent of Analysis Applied

CBRE analyzed the data gathered through the use of appropriate and accepted appraisal
methodology to arrive at a probable value indication via each applicable approach to value. In
analyzing the subject “As Is”, only the Sales Comparison Approach was considered relevant, A
reasonable exposure time and marketing time associated with the value estimate presented has also
been concluded.

SPECIAL APPRAISAL INSTRUCTIONS

There have been no special appraisal instructions for this assignment.

3
© 2007 CB Richard Elfis, Inc.




o

BOYD THEATER SITE INTRODUCTION

EXPOSURE/MARKETING TIME

Current appraisal guidelines require an estimate of a reasonable time period in which the subject
could be brought to market and sold. This reasonable fime frame can either be examined historically
or prospectively. In a historical andlysis, this is referred to as exposure fime. Exposure fime olways
precedes the date of value, with the underlying premise being the time a property would have been on
the market prior to the date of value, such that it would sell at its appraised value as of the date of
value. On a prospective basis, the term marketing time is most often used. The exposure/marketing
time is a function of price, time, and use. I is not an isolated estimate of time alone. In considerafion
of these factors, we have analyzed the following:

® exposure periods for comparable sales used in this appraisal;
» marketing time information from the the Korpacz Real Estate Investor Survey; and
» the opinions of market participants.

The following table presents the information derived from these sources.

EXPOSURE TIME INFORMATION
Exposure Time {Months)

Investment Type _ _ Range Average
Comporable Sales Data 6.0 - 120 9.0
CBRE Generdl Invesiment

4Q2006 1.00 - 18.00 6.2

3Q2006 1.00 - 18.00 6.6

4Q2005 1.00 - 18.00 6.5

National Strip Shopping Cenfer Market

4Q2006 ‘ 20 - 120 6.9

3Q2006 20 - 120 6.9

4Q2005 20 - 120 6.9
CBRE Estimate 9 Months

Korpacz Real Estale Investor Survey

In general, the improved sales indicate exposure times in the middle portion of the range indicated by
the investor survey. In addition to the sales and survey dafa, we have also reviewed the assumptions
and conclusions reached, parficularly the income estimates and rates of return and there potential
impact on exposure/marketing time.  Based on' these analyses, we have concluded an
exposure/marketing time of 9 months or less would be considered reasonable for the subject.

4
© 2007 CB Richard Eflis, Inc.




BOYD THEATER SITE INTRODUCTION

This exposure/morkeﬁng fime reflects current economic conditions, current real estate investment
market conditions, the ferms and availability of financing for real estate acquisitions, and property and
market-specific factors. It assumes that the subject is {or has been) aclively and professionally
marketed. The marketing/exposure time would apply fo all valuction premises included in this report.

© 2007 CB Richard Ellis, Inc.




BOYD THEATER SITE AREA ANALYSIS

AREA ANALYSIS
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LOCATION

The subject property is located in the center of the Philadelphia Metropolitan Area in the City of
Philadelphia. The Philadelphia Metropolitan Area, itself, encompasses over 3,500 square miles
through the counties immediately surrounding the city in both Pennsylvania, New Jersey and
Delaware. The greater metropolitan area is actually part of a larger economic and geographic entity
known as the Delaware Valley, which extends from Trenton, New Jersey at the north to Wilmington,
Delaware at the south. The Delaware Valley is o closely integrated market, which is present
throughout the many political subdivisions incorporated in it.

@ 2007 CB Richard Ellis, Inc.
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BOYD THEATER SITE AREA ANALYSIS

POPULATION

According to the most recent estimate of the Federal Census Bureau, the Philadelphia Metropolitan
Area hos the fourth largest population in the nafion after Los Angeles, New York, and Chicago. The
currently reported population of over 5.6 million is 6.7+ percent greater than that counted in 1990.
A closer inspection of the statistics indicates population growth in the suburban counties surrounding
Philadelphia, with a decline in the city itself.

PHILADELPHIA METROPOLITAN AREA POPULATION TRENDS

(i Thousands)
County 1990 2000 % Change 2008 % Change
Bucks 541.2 597.6 10.4% 619.5 3.7%
Chester 3764 4335 15.2% 468.4 B.1%
Delesware 547.7 550.8 0.6% 555.5 0.9%
Meontgomary 678.1 7501 10.6% ) 779.9 4.0%
Philadelphia 1,585.6 15175 -4.3% 1,454.9 -3.5%
Burlingion 395.1 4234 7.2% 4543 7.3%
Camden 5028 508.9 1.2% 5172 1.6%
Gloucestar 2301 254.7 10.7% 273.3 7.3%
New Casfle 4419 489.2 10.7% 522.2 6.7%
Total Metro Area 52989 5,525.7 4.3% 5,655.2 2.3%
Sourca: US Censurs Bureau
County Papulations

@ Bucks

& Chester

0 Delaware

a Montgomery

m Philadetphia

& Burlington

m Camden

O Gloucester

& New Castle
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BOYD THEATER SITE AREA ANALYSIS

EMPLOYMENT

The traditional economic base of the region was once heavy manufaciuring. Concurrent with national
trends, the regional economy has now shifted foward a skilled/service oriented base. Approximately
46.9 percent of the region’s 2,82+ million in the wage and salary workforce is now employed in the
service industries, as contrasted with the approximate 8.1 percent employed in manufacturing.
Furthermore, another 19.9 percent of the region’s workforce is employed in the wholesale and retail
trades, and transportation, while government employs only 12.8 percent.

PHILADELPHIA METROPOLITAN AREA EMPLOYMENT TRENDS

_{in Thessunds)
Industry Dec-03 Dec-04 A Dec-05 A
Manufacturing 239.5 234.1 2.3% 229.4  -2.0%
Construction & Mining 121.4 1248 28% 1262 1.1%
Trade, Transporiation & Utilities 553.3 557.0 0.7% 562.8 1.0%
Information 57.5 55.9 -2.8% 548 -2.0%
Financial Adlivities 2195 2186  04% 2202 0.7%
Professional and Business Services 398.2 406.7 2.1% 4163 2.4%
Educational & Haolth Sarvices 490.8 497.9 1.4% 508.0 2.0%
Leisure & Hoapitality 205.7 211.8 3.0% 215.7 1.8%
Other Services 121.4 122.8 1.2% 124.6 1.5%
Governmant 3605 362.7 0.6% 3630 09%
Total Wage & Salary Employment 2,767.8 27923 0.9% 2,0621.0 1.0%
Unsmployment Rote 4.7% 4.5% 4.7%

Sourca: US Bureau of Labor Stafistics.

While only the strongest of manufacturing firms remain in the region, economic leadership is now
shared with companies in health care, information processing, pharmaceuticals, education, banking
and insurance. A listing of the ten largest employers in Philadelphia alone bears out this observation.

8
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BOYD THEATER SITE AREA ANALYSIS

®

MAJOR NON-PUBLIC EMPLOYERS - PHILADELPHIA COUNTY

Rank Empioyer Employees Product or Service
1 University of Pennsylvania 23,4465 Education, Resaarch, Arts & Cuyliure
2 Jeffarson Health System 18,884 Heolth Cara
3 Temple Universtiy Health System 8,000 Health Core
4 Chikiren's Hospital of Philadelphia 7,276 Heolth Cara
Hospital of the University of
5 Pennsylvania 6,733 Hospital
6 US.Airways 6,000 Commercial Airfine
7  Comcost/Spactacor 5,955 Security Services
8 Independsnce Blue Cross 5,000 Health Insurance
. Technological Co-operafive Education
9 Draxal University 5,067 University
10 Wachovia Bank, N.A, 4,532 National Commerdial Bank

Soures: Philadelphio Buriness joumal

According to the Pennsylvania Department of Labor and Industry, the October 2006 unemployment
rate in the nine county Philadel phia Metropolitan Area is currently estimated to be 4.3 percent. This

b rate is above the 3.9 percent for the Commonwealth of Pennsylvania, and the 4.1 percent for the
nation, as a whole. At the same time, the City of Philadelphia had an unemployment rate of 6.3
percent.

Economy.com provides the following Philadelphia metro division economic summary as of September
2006. The full Economy.com report is presented in the Addenda.

© 2007 CB Richard Eliis, Inc.




BOYD THEATER SITE

AREA ANALYSIS

PHILADSLPHIA ECONOMIC ANALYSIS

indicators 1999 2000 2001 2002 2003 2004 2005 2004 2007 2008 2009 2010
Gross Madro Produdt, C$8 1364 1379 1412 1437 1458 1492 1544 1601 1635 1649 1702 1735
% Chomge 24 i 24 18 L4 23 3.6 3.6 21 20 20 19
Total Employment (0003 18418 18942 1,003 71,8854 11,8699 18685 18901 19124 19253 19374 19530 19685
% Change 20 1.7 0.3 o8 0.8 0.0 11 1.2 07 0.6 0.8 0.8
Unempioyment Rate 4.2 4.1 4.6 56 5.4 5.5 50 46 48 At 4.6 4.5
Personal income Growth 348 7.7 22 34 a1 5.1 51 4.6 3.9 38 3.6 35
Population {00) 38374 38522 38563 38630 38724 38823 38902 35004 39071 39131 39180 39212
Singte-Famity Parmits 9496 9041  B179  BAES 7994 B34E 8236 L1097 8430 BOE3  TA96 7353
Muitifamily Permils 1,664 2311 2105 1,595 3,698 4335 1959 3557 2170 2008 2,027 2,184
Existing Home Price {($Ths) N74 161 1201 1420 1647 1775 2087 2265 2300 2293 2290 2308
Mortgoge Originations [$Mi] 14040 11,651 21,294 75195 49,189 28555 30,554 28,632 26362 22,989 23038 23,619
Net Migrafion {000} 1.2 3.5 4.7 4.2 -3.4 5.1 4.8 E¥ 6.7 7.7 2% .loe
Personal Bankrupicies 16,197 15888 17048 18287 18491 17,104 19522 10,790 12504 13421 14,148 18,498
Sourge: Economy.com

INCOME

The medion effective household buying income or disposable income after federal taxes in the
Philadelphic Metropoliton Area is currently estimated to be $44,457. This compares to $37,456 for
the Commonwealth of Pennsylvanio, and $39,324 for the United States os a whole. Philadeiphia
ranks last in this metropolitan area with a median household income level of $29,268 per dwelling

unit,
INCOME STATISTICS
PHILADELPHIA METROPOLITAN AREA
(In Thousands)
Effective Buying Madian

County Housshalds Income Housshokd EBI
Bucks 2295 $ 15350850 $ 52935
Chester 172.% $ 13295290 $ 57.480
Duelawars 209.0 $ 12,456,301 $ 45404
Montgomery 298.9 $ 21,755,041 $ 53554
Philadelphia 572.8 $ 2,672, $ 29.268
Burlington 168.6 $ 10,541,493 $ 50854
Camden 190.5 $ 10,179,373 $ 42580
Gloucester 98.7 $ 5,471,973 $ 4790
New Castle 198.1 $ 11,479,738 $ 4718
Total Matro Area 2,138.2 $ 122,202,770 $ 44457
Source: Sales & Markefing Managemant
2005

10
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BOYD THEATER SITE AREA ANALYSIS

RETAIL

Refail sales in the Philadelphia Metropolitan Area were estimated to approach $85.4 billion during
2004, the last period from which data are available. The Philadelphia Mefropolitan Area ranked fifth
nationally in total retail scles behind Los Angeles, Chicago, New York, and Washington. In
Philadelphia, annual retail sales for 2004 were estimated to exceed $11.9 billion. Despite a lethargic
general economy during 2002 and 2003, retail sales in the Philadelphia Metropolitan Area have
increased over the past three years at an averoge annual rate of 8.2%. Increasing retail sales are
indicative of positive consumer confidence, which is essential to the regional economy.

PHILADELPHIA METROPOLITAN AREA RETAIL SALES TRENDS

{in Thousonds)
Metro Philadelphia
Year Philadelphia A County A
2004 L3 85,389,350 21.9% $ 11,958,793 52%
2003 $ 70,032,444 4.0% $ 11,364,900 -1.4%
2002 s 67,333,002 $ 11,533,595

Source: Sales & Marketing Monogement 2005

Retail Sales

LINKAGES

The greater Philadelphia Metropolitan Area is conveniently accessible fo an extensive network of
interstate highways and state and inter-county roads. Interstates 76, 95, 276, 295, 674 and 476
connect the region with dll points to the north, south, east and west. The Port of Philadelphia is one of
the largest fresh water poris in the country. The Philadelphia International Airport provides service to
major North American cities and many European desfinations. From its central location in the heart
of the eastern megalopolis, excellent rail accessibility is also available.

11
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BOYD THEATER SITE AREA ANALYSIS

CULTURAL, EDUCATIONAL & RECREATIONAL RESOURCES

The City of Philadelphia is known for its rich history, most notably for the signing of the Declaration of
Independence as well as the nations first copital. Independence National Historical Park, “America’s
most historic square mile” includes the Liberty Bell and Independence Holl. In oddition to
Philodelphia’s rich history, the city and its surrounding areas are a hub of culture and education.

Philadelphia is the cultural center of the Delaware Valley, with numerous museums and cultural
institutions such as the Philadelphia Museum of Art, Pennsylvania Academy of Fine Arts, the Franklin
Institute, and the Philadelphia Zoo. The city is also home to numerous historic theaters located on the
Avenve of the Arts, such as the Kimmel Center for the Performing Arls, the Academy of Music and the
Merriam Theater.

The orea supports several major professional sports teams including: The Eagles of the National
Football League; The Philadelphia Phillies baseball team; The 7éers basketball team; The Fiyers ond
Phantoms hockey teams as well os the Kixx indoor soccer team and the Wings lacrosse team. - Two
new stadiums have recently been completed, the Citizens Bank Park and Lincoln Financial Field, which
are state of the art sport facilities.

In addition to the vast number of culturcl and sporting venues in the area, the Philadelphia
Metropolitan area is considered to have the greatest concentration of institutions of higher leaming in
the counfry. Such institutions include Pennsylvania University, Temple University, Drexel University,
Haverford College, Villanova University and Penn State University to name a few.

GOVERNMENT

Representative forms of local govemment run area municipalities, in addition there are county-level
administrators with various depariments providing addifional services. Each municipality within the
area has their own zoning ordinances and building codes. Their respective counties reguiate the
remaining unincorporated areas. The City of Philadelphia has a comprehensive zoning plan and
building codes, which provides specific guidelines for development of all types of properties and is
considered fo have had a positive effect on area development. In summary, area governments
appear to be well run and provide adequate community services to support area residents. Local
zoning and planning boards tend to be supportive of new development and no unusual restrictions on
development were noted.
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CONCLUSION

Employment figures in December grew by a larger than expected amount, sparking concems over
inflation and reducing the likelihood of a rate cut by the Federal Reserve in the near ferm. The lobor
market added more jobs than most economists had forecasted os nondarm payrolls increased
167,000 last month. Payroils for October and November were also revised higher by a net 29,000
jobs. The unemployment rate remained the same at 4.1%.

The final estimates for third quarter GDP were revised lower to an annual rate of 2.0%, down from
preliminary estimates of 2.2%. GDP growth in the third quarter hos still slowed dramatically since the
beginning of the year which saw 5.6% growth in the first quarter of the year. This is the slowaest the
economy has expanded since the fourth quarter of last year. Residential investment continued 1o fall,
declining 18.7%, putting a drag on growth. The GDP price deflator, which is another metric used to
gauge inflation, decreased to 1.9% in the third quarter compared to 3.3% in the second quarter.
Weak residential investment hurt economic growth dragging down private domestic investment for the
quarter,

Both new and existing home sales increased in November, potenfially showing signs of stabilization in
the housing market. However, because the holiday season usually has a more subdued level of sales
activity, the people that do shop in the last two months of the year are usually represent the more
serious buyers. Because of that, the seasonally adjusted figures may look better in comparison to the
lost few months, but probably do not represent any significant change in demand trends on their own.
National average morigage rates were ot 6.18% in the latest Piimary Morigage Market Survey
relecsed weekly by Freddie MAC on January 4%. Average rates are slightly less than they were q year
ago. Lower rates and a buyer's market are keeping purchase and morigage refinance activity
relatively steady.

Fortunately for the real estate market, the Philadelphia Metropolitan Area benefits from a relatively
diversified economic base, which protects the region from the effects of wide swings in the economy.
This region’s strategic location along the eastern seaboard and its reputation as @ business center
should further enhance the area’s long-term outlook. Though short-term prospects are mixed, it is our
conclusion that the long-term trends of the region should exert positive influences on the value of well-
located and well-designed reol property.
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NEIGHBORHOOD ANALYSIS

The subject properly is situated at the south side of Chestnut Street, between 19" and 20" Streets, in
Center City Philadelphia. Center City Philadelphia is the commercial, financial and govemmental
core of the fourth largest metropolitan center in the country. Like all other central business districts,
Center City Philadelphia is characterized by a concentration of high density commercial, residential
and institutional land uses.

L giand canar A” L

Although office development is the primary land use in Center City, high rise residential properties are
also found. Moior residential projects indude the Rittenhouse, Independence Plaoce, Wanamaker
House, and Society Hill Towers. In addifion, a large number of former Class B ond C office
structures, as well as older indusirial lofts buildings, unable to compete for tenants, have been
acquired by entrepreneurs for redevelopment into apartment and condominium use. Strong demand
for condominium properties has led to the conversion of numerous apartment complexes and Class B
office buildings into condominiums.
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Low inferest rates combined with tax incentives for new construction have helped fuel demand for
housing and spumed new construction as well. New construction in the CBD vicinity includes the St.
James House ot 7" and Walnut Streets. This is the first new multi-story luxury apartment development
in decades. New condominium development is also in full swing in Qld City with severol projecis
recently begun or recently completed/converted. These include 10 Rittenhouse, 23 South 23™ the the
Ambassador Apartments at 21 and Chestnut, 1706 Rittenhouse Square and the the PArc Rittenhouse
at 225 South 18" Street. Townhouse construction is again underway at 3™ and Lombard in Society
Hill, as well as at the National in Old City and Naval Square on the site of the former Naval Hospital
in southwest Philadelphia.

Buyers in the market are a combination of affluent “Baby Boomers”; professionals who view the area
as inexpensive in comparison to similar areas in such urban centers as New York or San Francisco;
those “buying up” who previously may have moved to the suburbs but have a desire for city living ond
“empty nesters”. Sharing a belief that the less driving you do, the better quality of life, these urban
converts are flocking to all secfions of center city. Aftrocted by the colonial symbols, sense of
community and proximity to employment centers, shopping, movie theaters, and nightlife, they are
buying up homes so quickly that real estate agents are complaining about a lack of inventory -
despite the current building boom, '

The area immediately surrounding and influencing the subject property is primarily characterized by o
combination of low-rise buildings with ground-floor retail space and office buildings. The property
lies one block north of prestigious Rittenhouse Square and one block south of the West Market Street
office corridor. Just eost of the subject, of 1920 Chestnut Street, a building was recently converted 1o
residential condominiums. According to the project’s sponsor, these units sold at prices ranging from
$2531 to $534+ per square foot. Adjacent to that building at 1930 Chesinut Street, a former office
building converted to luxury high rise apartments. At the northeast comer of 20" and Chestnut
Streets, a building has been converted to 30 apartment units. Thus, the character of the immediate
neighborhood continues to evolve as a residential location. Walnut Street, in the vicinity of the subject
property, is also the site of numerous high fashion boutiques and restaurants.

There is one parcel of vacant land on Rittenhouse Square that is available for future development.
This site, at the north side of Walnut Street adjacent to its infersection with West Rittenhouse Square,
was planed for a cinema, ground floor retail space, and structured parking. The local civic
organization opposed this planned development, and it has not occurred. At present, this site sits

faliow.
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The Market West office corridor is situated just north of the subject. This corridor runs primarily along
Market Street and John F. Kennedy Boulevard, from Broad Street to the Schuylkill River and has the
region’s largest concentration of office space {49 buildings and over 25 million square feet], which
serves as the hub of many professional, clerical and service workers in the city. The Schuylkill
Expressway (Interstate 76) is just five blocks 1o the west, connecting this neighborhood to the rest of
the region. Amtrak’s 30" Street Station serves as a regional fransportation hub of sors, with commuter
lines served by SEPTA, and the northeast cormridor and the nation served by Amtrak’s extensive rail
service. Approximately 35,000 commuters pass through 30™ Street Station on a daily basis.
University City, just across the Schuylkill River west of the subject, is home to the University of
Pennsylvanic, Drexel University, the University City Science Center, and the Hospital of the University
of Pennsylvania. The area is alsoc served by public suffoce buses. The regional commuter rail line
{SEPTA) has a station at 17* Street and Kennedy Boulevard, approximately 4 blocks northeast of the
subject. SEPTA's subway network also runs along Market Street and Broad Street, a short walk from

The City of Philadelphia is currently developing a public park on the east bank of the Schuylkill River.
This park will extend from Lombord Street on the south to the At Museum on the north. When
completed, the park will include playing fields, boat docks, and a walking/biking trail that connects
with Kelly Drive and West River Drive’s popular pedestrian paths. Bulkheading of the riverfront has
been completed and construction of the pathways and green areas is well underway.

To conclude, the subject property situated in a desirable residential neighborhood with close proximity
to commercial, retail, medical, educational and cultural attractions as well os redevelopment projects
in the area. In our opinion, the frend for the neighborhood is positive with ample prospects of long-
ferm appreciation in real property values.
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MARKET ANALYSIS

Although the City of Philadelphia has lost 30 percent of its population since 1960, Center City has
grown by more than 20 percent. With 88,000 residents, Philadelphia has the third largest downtown
population in the United States, behind only Manhattan and Chicago. According to a recent study
completed by the Central Philadelphia Development Corpoeration (CPDC), Center City's population
increased by approximately 9,300 residents a 12% increcse over the 2000 Census. This trend is
expected to confinue through the next decade.

The impetus for such population growth is twofold - employment and a posifive aftitude regarding the
future of the Central Business District (CBD.) Center City has 275,000 privote sector and 37,500
public sector jobs. Forly percent of the city's and 11 percent of the region’s jobs are in Center City.
During the first half of the decade, Center City continued to lose jobs and firms, as surrounding
counties grew by 5 percent by adding new businesses and capturing the lion's share of corporate
expansion. However, beginning in 1997, Center City and the city as a whole finally experienced
modest job growth. Median foamily income levels in Center City are quite dramatic relative to the rest
of the region, Depending upon zip code, median family income ranges from a low of $49,044 to o
high of $100,636. In oddition, local government has demonstrated greater fiscal responsibility,
improving the overall financial outlook for the city. As o whole, big cities are now viewed more
favorobly by homebuyers nationwide, and the perception of Center City as a livable neighborhood with
quality housing is vastly improved.

Concerted public and private initiafives also contribute fo this achievement in population growth. The
passage in 1997 of the ten-yeor tax abatement for the conversion of vacant office and industrial
buildings to rental residential use has proven successful in removing older office inventory from the
morket. According to the most recent Center City District from 1998 to 2005, a total of 11,586 new
residential units were added in Center City. Since 2000 there has been a steady increase in the
number of oll types of housing completed annually in Center City: 2001 increased 80% over
completions in 2000; in 2002 the increase was 3% over the previous year; in 2003 the increase was
23% over 2002; in 2004 there was a 40% bump in residential units over the previous year; in 2005
consfruction slowed somewhat, but still showed an increase of 12% over 2004.

Over the post decade, 1,390 new units per year (including rental and ownership) were added to the
existing residenfial inventory. During this period, rental rates and home prices have continued fo trend
upward. It would appear then that the balonce between supply and demand factors still favors
development as the influx of residenis continues into Center City.
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Despite the growing inventory of housing options, sale and rental prices soored in oll zip codes of
Center City. Median sale prices for condominiums posted gains of between 20 and 104 percent,
between 1998 and 2004. Philodelphio continues to be more affordable than other cities in the
Northeast. The housing-cost-to-income ratio at 31% in Philodelphio remains aoftractive to buyers. In
other large northeastern cities such as Washington, DC and Nework, Ni the ratio is 53%, while New
York’s is 72%.

Many highly paid individuals are now moving info Philadelphia, particularly professionals associated
with area universities and hospitals. There is o desire among them to reside close to work, and those
with families have sufficient disposable income to send their children to private school so that quality of
public education is not an issue for them.

Many “empty-nesters” are alsc retuming to town for the cultural and social offractions and ease of
upkeep which rentols or condominium ownership affords. Based upon information compiled by CPDC,
approximately 25 percent of new residents in recently converted projects are New Jersey and
Pennsylvania suburbs and 11 percent came from other Philadelphia neighborhoods. Most significantly,
B9 percent were owner-occupants.

Although the housing market in Center City Philadelphia has experienced dramafic growth in velocity
and pricing, there are concerns among market parficipanis. Since June 2004, the Federal Reserve Bank
has raised interest rates 17 times putting the nation’s benchmark rate above 4.75%. It would appear
that the Fed is now reevaluafing their outlock as inflafion concems hove ebbed. There were no
increases at their past three meefings on inferest rotes. Traditional fixed-rate mortgoges have remained
a remarkably good deal for borrowers, and have also helped keep the morigage and housing
markets chugging. Now, though, the fixed rote on the average 30-year morigage is about 6.2%.

A growing number of borrowers are now shunning the risk of adjusteble mortgoges and some are
moving fo lock in rotes for longer periods. Lenders are mesting that challenge by granting inferest
only mortgages to lower payments in the early years of the term. Those borrowers will face sharper
payments when that inferest only period ends.

Some of the nation’s largest lenders are cutting back on financing and are tightening standards for
condominium projects, a sign that banks may be growing more skeptical about the prospects for
residential properties. In addition, many banks have cut back on loans in markets where there has
been the most building and investors already have bought up a large number of new condos.
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As interest rates have risen, the boom that has more than doubled home prices in many US cities over
the post five yeors appears to be trending downward. Many economists believed this recent run of
inferest rate increases would be nearing an end. After all during the most recent economic expansion,
inflation has remained moderate and under control. However, increasing oil prices, currently about
$50.00 per barrel could inflame inflationary trends and force renewed rate increases.

Even as the city grows more aftractive os a place to live, it logs behind the surrounding metropolitan
areas in job creafion. While developers have added thousands of homes to Philodelphia’s core, the
number of office jobs — the lifeblood of Center City’s economy — has flaflined. Although there has been
some improvement in the CBD job sector, these gains have been concentrated in the retail/restaurant
sectors. A major demand factor is the ability of a consumer to buy a house, Full fime employment is o
necessary pre condition enabling buyers to save for the necessary down payment and make monthly

morigage payments.

One of the biggest concems among real estate financiers if the affect of market speculation by investors
in an apprecioting markef. Speculafion occurs when o developer overestimates the demand for
housing and builds excess iﬁvenfory. Speculation also occurs when a buyer purchases a property with
the hope of reselling it later ot a profit. A major waming sign of a weckening market is when o
majority of buyers are speculators purchasing second or third homes for investment purposes, This
signals that consumer demand for primary residence is weak. ¥ consumer demand is weak, who is
going to buy properties from speculators? Who is going to buy excess inventory from homebuilders?
The downside of too much investor participation occurs when rising interest rates increase holding
costs o the point were the owner is forced fo liquidate the real estate, especially ot prices below its
original purchase price. This further depresses the market for existing inventory and new construction.

This does not appear to be the present case in the Philadelphia CBD. According to the 2006
Philadelphia Center City District Residential Housing Market Report 89% of respondents to o recent
residential survey of 13 Center City condominium survey were owner-occupanis. In comparison,
some areas of recent condominium development such as South Florida and Las Vegos over 80% of
condominium buyers were investors.

PMI| Group, a Walnut Creek, California research firm and mortgoge insurer thot rates the nation’s top
50 largest recl-estate markets risk for potential gives Philadelphia a risk factor of 98 on its quartery
U.S. Market Risk Index. This means they estimate there is a 9.8% chance of a local drop in real estate
prices in 2006. In comparison, San Diego's risk factor is 588, Boston’s 579 and New York City 477.
The index, which uses 1995 as a base year, ranges from one to 1,000. The smaller the number, the
lower the risk.
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Although the Philodelphia housing market appears better positioned than many nationally, there are
signs of a slow down in pricing as the market adjusts. The latest analysis by Wharton researcher Kevin
Gillen suggests the days of uninterrupted price increases are over. Using data supplied by Hallwaich,
Gillen found that the average Philadelphia condominium experienced a slight drop in value of 1.5%
during the third quarter, faking into account the season and quality. As recent as last quarter the price
of the typical condominium went up by 7.2%.

A record number of condos — 906 — changed hands in the third quarter of 2006, aven as the citywide
condo price index posted its first downturn since the third quarter of 1998. While this number is an
all-time high, it is only slightly larger than the 884units which sold the previous quarter. Price
appreciation varied significantly across the city. The area around Center City experienced an increase
of +4.9% while Center City lagged the market with a decreose of -5.6%. Northwest and Northeast
Philadelphia recorded small changes in prices of -0.1% and +2.2%, respectively.

These results are also consistent with recent findings of NAR, which reported that the median price of
condos in the Philodelphia region also experienced a slight decline of $8,000 during the third
quarter. Two other indicators of the condominium market set all-time highs: the tofal inventory of
condos listed for sale rose to 2,052 units, and the average numbers of days it took fo sell @ -
condominium increased to 95 days. All of these numbers suggest that Philadelphia’s total supply of
condominium units is increasing — due to new construction and conversions — as demand decreases.

CONCLUSIONS

Phitadelphia has the third largest downtown population in the country, surpassed only by Manhattan
and Chicago. As a whole, big cifies are now viewed more favorably by homebuyers, and the
perception of Center City has a livable neighborhood has greatly increased over the past decade.
Despite this rencissance, home prices in Center City confinue to be more affordable than other cities
in the Northeastern quadrant of the country.

The demographers are projecting continued population increases for Center City Philadelphia as
more empty nesters downsize from the suburbs and young homeowners seek employment and
housing within Center City. Although there are some signs of a soffening in the market, a confinued
low interest rate environment should serve to nurture market demand.
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RETAIL COMMERCIAL MARKET

For retail properties, the low inferest rate environment that has existed over the past three years has
kept consumers buying, which in turn has kept demand for retail space strong. However, modem
retailing concepts and merchandising formats are in a state of flux as consumers’ tastes and desires
change. People now have less time for shopping and crave convenience. The winning formula for
retail development today is @ combination of location and a dominant merchant with the latest
formet.

Primary data utilized for this analysis of the retail component of the subject were derived from Reis,
Inc., purveyors of such information fo the real estate industry. Retoil moarket statistics for the
Metropolitan Philadelphia Area and Philadelphia County at the end of the fourth quarter 2005 are
presented below.

RETAIL MARKET STATISTICS

Category Mairo Philadelphio City of Philadelphia
Existing Supply (SF) 58,703,000 10,196,000
New Construction (SF) 717,000 55,000
Absorption (SF) 1,317,000 222,000
Averags Occupancy 93.0% 94.9%
Average Rent PSF 318.78 $18.97
Date of Survey Decomber-06

Source: REIS, inc.

As outlined obove, Reis estimated that there are approximately 58.11 million square feet of retoil
space in the Philodeiphia Metropolitan Area, of which about 10,1+ million square feet are in
Philadelphia County. During the last thee months, but 717,000 square feet were delivered in the
overall region, with 55,000 in the City of Philodelphia. During thot period, though, absorption of
retail space has been positive, The overall vacancy rate throughout this metropolitan area is
estimated to be 7.0 percent, while that of Philadelphia County, wherein the proposed retail space ot
the subject would compete for tenants and consumer dollars, is now estimated to be 6.1 percent.
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Center city’s retail market is supported by surrounding neighborhoods and by 300,000+ workers, The
growth in fourism, conventions and cultural attractions, along with an expanding residential
population in Center city, now generates high volumes of pedestrians on the streets day and night.

According to a June 2005 survey conducted by Center City District and Central Philodelphia
Development Corporation there were 2,146 retail establishments in Center City, up 4.9% from year-
end 2003 of 2,045. In addition, 67 premises were under construction and 255 {11.8%) were vacant.
The total number of vacant spaces at year-end 2003 was 332 (16%). Over the post decade, the
number of retail establishments along with rental rates has been trending upward.

At the time of inspection, we surveyed a number of retail leases in the Center City area. These legses
are summarized on the following charts. As these charls illustrate, retail leases ranged from an
average low $23.08 per square foot to a high of $100.00 per square foot. All of these transactions
were on a net basis with terms typically ranging from 3 to 10 years.

RETASL/COMMERCIAL RENTS
Ne. Tenant Ao Siant $/5SFConmac Escolafion Average Tenant n Fres
Location SF Term (Yra.} Escolations Yacrs Rent (SF} Reimbursements $/5F Rent
1 Sallor Jemy $50 Aug-06 $31.58 2.5 $33.44 Net A e Nens
114 South 13#h 30N
2 Trumph Brawing Company 5,500 Jon-06 $30.29 210 $4390 Nat A None
117.21 Chestnut Street 10 3.0%PY.
3 Medoon Restauront 5,249 Jan-06 $22.00 210 $2425 Net $25.00 Nane
3 Ban Fronklin Parkway 10 0.50/5€ P.Y.
NEc Chevry Sirast
4 Law's Hogies 745 Sep-05 $65.64 12 $67.59 Net Al None
1707 Cheatriut Street 2.0 5%P.Y.
Wi of 5. 17th
5  Wine Bar 1,472 Sep-05 $24.46 24 $23.08 Net Asls 6.3 Months
129 5. 13th Streei 5 32%FP.Y.
& Salon Ricochst 1,200 Aug-05 $28.50 2.3 $27.74 Net Asla 2.0 Months
104 5. T.31h Strwet 3 3A45%PY.
7 Melting Pot 4,651 Jun-08 $32.00 3,7 $35.20 Net As g Nons
1201 Filbert 10.0 10.0%
8 Kimboryx 977 May-05 $58,34 o $58.34 Met Arls 7 Months
124 5. 16th Siroet 34
2 2000 Sonsom St. 4459 Jon-05 340.59 1.2-3 $41.82 Mat Asks Nane
SWr 20th Street 30 I%PY.
10 Cole Hahn 2,400 Jan-03 $100.00 0 $100.00 Net A s Nona
1600 Wolnut Street 10.0
SWe 5. 16th Street
11 Swabuds 1,500 Jan-05 $40.00 é $40.08 Net $20.50 Nohe
SE/c 8th & Walnut Street .o 15.0%
Compitied by: CBRE
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Concessions

Concessions are not mainstream in the local retail leasing market. The only exception to this is the
granting of 30 to 60 days free rent to a local merchant occupying a smaller in-line store in place of o
tenant work letter. In the leasing of retail space like that propoesed for the subject, rent concessions
are the exception and the not the rule.

Tenant iImprovemenis

Traditionally, retail space is leased with ownership responsible for no tenant improvements or fixtures.
However, recent competifive pressures now frequently motivate owners to make contributions to g
retailer’s costs of preparing a store for occupancy. These contributions vary from a nominal amount,
to up to $60.00 per square foot, depending on the perceived need by the parties to the negotiations
for each other. In the cose of the subject property, ownership would most likely be expected to
contribute to a tenant’s interior finishes. However, all those costs are included in the property’s initial
construction budget. '

Leasing Commissions

The typical [easing commission for in-line tenant space is 6 percent of the first year's rent, 5 percent of
the second year’s rent, 4 percent of the third year and 3 percent for each subsequent year, payable in
the initial year. For renewal tenants, the typical leasing commission s half that, payable in the year of
renewal. Initial leasing commissions are also included among the properly’s construction costs.

PARKING MARKET

Throughout Center City Philadelphio, there are o number of complexes that sell condominium
ownership rights in parking spaces. Most are associoted with residential multi-family condominium
projects like the subject. However, there is one garage, known as the Old City Parkominium that is
exclusively for motor vehicles for neighbors without an aftached or related residential component.
Below is a summary presentation of recent market transactions involving condominium parking
spaces.
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CONDOMINIUM PARKING MARKET SUMMARY
Total Units $/Space
Project Low High
1 Parkominium 280 $ 35000 & 49,200
2 Moravian 17 $ 35000 § 45,000
3 108 Arch Street 29 $ 37,500 $ 45,000
4 2200 Arch Sireet 200 $ 25,000 § 35,000
5 Metro Club 130 $ 25,000 § 25,000
6 Lenox 26 $ 36,000 $ 40,000
7 Symphony House 189 $ 40,000 $ 65,000

Comptliad by Ch Richard Ellis, Inc. 2007

CONCLUSIONS

As can be seen, new construction is occurring in Center City Philadelphia, although there have been
recent signs of o softening in the residential market. Tax abatements on new residential construction,
and low interest rates combined with renewed interest in center city has helped fuel this demand, An
increased population in the central business district has had o spill over affect on the retail sector and
rental rents are trending upward. The subject property is well positioned to benefit from these factors

and the overall outlook for long term is positive,
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SITE ANALYSIS

SITE ANALYSIS

The following chart summarizes the salient characteristics of the subject site.

© 2007 CB Richard Ellis, inc.

SITE SUMMARY
Physical Description
Total Site Area - Parcels "A to J* 0.72 Acres 31,569 $q. Ft.
Total Site Area Parcels *C & D" 0.32 Acres 14,010 Sq. Ft,
Primary Road Frontage Ss Chesinut Street 45 Feet
Secondary Road Frontage Ns Sansom Street 142 Feet
Shape Irregular
Topography Level
Zoning District C-4, Commercial
Flood Map Panel No, & Date 420757 0183 F 2-Aug-96
Flood Zone X
Adjacent Land Uses Commercial and residential uses
Comparative Analysis Rating
Access Average
Visibility Average
Functional Utility Avsrage
Traffic Volume Average
Adequacy of Utilities Average
Landscaping Average
Drainage Assumed adequate
Utilities Provider Adegugcy
Water City of Philadelphia Yes
Sewer City of Philadelphia Yes
Notural Gas Philadelphia Gas Works Yes
Electricity PECO Energy Yeas
Telephone Yerizon Yes
Mass Traonsit SEPTA Yas
Other Yes No Unknown
Detrimental Easements X
Encroachments X
Deed Rastrictions X
Reciprocal Parking Rights X
Common Ingress/Egress X -
Source: Varicus sources compiled by CBRE
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LOCATION

The subject is situated on the south side of Chestnut Street, just east of 19" Street.

ASSESSOR'S PARCEL NUMBER

The Philadelphia Board of Revision of Taxes identifies as Tox Parcel number 88-2043-201.

LAND AREA

The land area size was obtained via tax assessment data. The site is considered adequate in terms of
size and ufility. There is no unusable, excess or surplus land area.

SHAPE AND FRONTAGE

The site is generally rectangular and has adequate frontage along two primary thoroughfares within

the neighborhood.

INGRESS/EGRESS

Ingress and egress are available fo the site via the south side of Chestnut Street and the north side of
Sansom Street. Chestnut Street, at the subject, is a primary connector that has a dedicated width of
50 feet and is improved with two lanes of traffic in an eastbound direction. Street improvements
include asphalt paving and concrete curbs, gutters and sidewalks, and sireet lighting. Sansom Street
at the subject is one-way westbound that has a dedicated width of 40 feet. It is improved with
concrete curbs, gutters and sidewdlks, and street lighting. Please refer to the prior site/plat exhibit for
the layout of the sireets that provide access fo the subject.

TOPOGRAPHY AND DRAINAGE

The site is generally level and ot street grade. The topography of the site is not seen as an
impediment to the development of the property. During our inspection of the site, we observed no
drainage problems and assume that none exist.

SOILS

A soils analysis for the site has not been provided for the preparation of this appraisal. In the absence
of a soils report, it is a specific assumption that the site has adequate soils to support the highest and
best use.
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EASEMENTS AND ENCROACHMENTS

Based on an inspection and review of the site plan, the property does not appear to be adversely
affected by any easements or encroachments. [t is recommended that the dient/reader obtain a
current title policy outlining all easements and encroachments on the property, if any, prior to making
a business decision.

COVENANTS, CONDITIONS AND RESTRICTIONS
There are no known covenants, conditions and restrictions impacting the site that are considered to
affect the marketability or highest and best use.

UTILITIES AND SERVICES

The site is within the jurisdiction of the city of Philadelphia and is provided all municipal services,
including police, and fire. All utilities are available to the site in adequate quality and quontity to
service the highest and best use.

FLOOD ZONE

According to flood hazard maps published by the Federal Emergency Manugemem‘. Agency (FEMA),
the site is within Zone X, as indicated on the indicated Community Map Panel No. 420757 0183 F,
which is not a designated flood hazard area.

ENVIRONMENTAL ISSUES

CBRE has not observed and is not qualified to detect, the existence of potentially hazardous material
or underground storage tanks which may be present on or near the site. The existence of hazardous
materials or underground storage tanks may affect the value of the property. For this appraisal, CBRE
has specifically assumed that the properly is not affected by any hozardous materials that may be
present on or near the property.

ADJACENT PROPERTIES

The adjacent land uses are summarized as follows:

North: Retail/office

South: Retail/high density residentiol

East: Retail/office/high density residential
West: Retail/high density residential

28
© 2007 CB Richard Eliis, Inc.




BOYD THEATER SITE SITE ANALYSIS

CONCLUSION

The site is well located and afforded average access and visibility from roodway frontage. The size of
the site is larger than the typical site in the area, and there are no known defrimental uses in the
immediate vicinity. Overall, there are no known factors which are considered to prevent the site from
development to its highest and best use.
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IMPROVEMENTS ANALYSIS

IMPROVEMENTS ANALYSIS

The following chart depicts a summary of the improvements.

IMPROVEMENTS SUMMARY

Property Type

Numbaer of Buildings
Numbar of Stories
Gross Building Area
Sita Coverage
Land-to-Building Ratio
Parking improvements
Yeor Built

Actual Age

Effective Age

Totol Economic Life
Functional Utility

Theater

1

é-Jan
23,100 SF
73.0%
1.4:1
None
1927

80 Years
80 Years
50 Years
Shell condition

As shown, the subject is a former theater that was built in 1927 on a 31,569 square foot site.
Currently, the facility is vacant and in poor condition. The origingl stage theater is located on the
north side of Sansom Street and is approximately six-stories above grade and one ond one-half stories
below grade. The building has had some interior demolition work done and is considered to be in

shell condition.

Building plans and specifications were provided in conjunction with this appraisal and were prepared
by Martinez & Johnston and dated April 12, 2006. The following is a description of the subject
improvements and basic construction features derived from these plans and CBRE’s inspection.

YEAR BUILT

The subject was built in 1927,

FOUNDATION

The foundation consists of a continuous monolithic slab poured on reinforced concrete footings.

© 2007 CB Richard Ellis, Inc.
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BOYD THEATER SITE IMPROVEMENTS ANALYSIS

FLOOR STRUCTURE

The floor structure is concrete on the ground level. The stage area and office/mezzanine has wood
flooring. The balcony floor is cast in place concrete.

EXTERIOR WALLS

The building hos a limestone fagade at the entrance with the remaining walls consisting of brick.

ROOF COVER

The roof has a membrane covering over concrete deck supported by steel trusses.

INTERIOR

At the time of inspection all seating had been removed and the building was in shell condition.

STAIR SYSTEM

Two sets of interior stairwells connect with the balcony level and basement levels. In addition, there is
a stairway off the entrance, which connecis to an upper level office/mezzanine.

HVAC

At the time of inspection there wos no air-conditioning. Temporary heating was provided by electic
space heaters.

MECHANICALS

Electric service was in operation at the time of inSpecﬁon, but there was no operafing plumbing.

FUNCTIONAL UTILITY

The overall layout of the property is considered atypical, due to a third floor mezzanine level.

ENVIRONMENTAL ISSUES

CBRE has not observed and is not qudlified to detect the existence of any potentially hazardous
materials such as lead paint, asbestos, urea formaldehyde foam insulation, or other potentially
hazardous construction materials on or in the improvements. The existence of such substances may
affect the value of the properly. For the purpose of this assignment, we have specifically assumed that
any hazardous materials that would couse a loss in value do not affect the subject.
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CONCLUSION

The building suffers from various forms of physical and functional obsolescence. The interior is in
shell condition and not considered to contribute significantly to the overall marketability of the
property. Retrofitting the building with a sprinkler system as well as overall upgrades to the interior
finishes would be required for an altemative use. Overall the condition of the building is considered
poor.

Demolition costs are estimated based on Marshall Valuation Service ond our experience with similor
properties in Center City Philadelphia. On a square foot basis, demolition costs for o Class B
building range from $5.25 1o $7.20 per square foot. We note that the subject has a base building
area of 23,100 square feet. However, portions of the structure are six-stories above and one and
one-half stories below grade. In oddition, there is a balcony area and office/mezzanine level.
Considering these physical traits, we estimate demolition costs at $400,000.
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ZONING

ZONING

The following chart summarizes the subject’s zoning requirements,

ZONING SUMMARY

Currant zoning C-4, Commercial

Legolly conforming Yeos

Uses parmiited High density commerciol, mixed use and
residential development generally found in the
businaess core of large cities.

Zoning change Not likely

Category Zoning Requirement

Minimum Lot Size Not Applicable

Minimum Lot Width Not Applicable

Height limit Not Applicable

F.A R 500% of the lot area, plus additional
gross floor area as provided up to 1,300%.

Occupied Area 100% '

Front setback Not Applicable

Rear setback Not Applicable

Side yard setbacks Not Agplicable

’b Source: City of Philadelphia

ANALYSIS AND CONCLUSION

The improvements represent o legally-conforming use and, if damaged, may be restored without
special permit application. We are not experts on complex zoning issues and it is recommended that
local planning and zoning personnel be contacted regarding more specific information that might be

applicable to the subject.

® 2007 CB Richard Ellis, Inc.
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TAX AND ASSESSMENT DATA

The following summarizes the subject’s market value, assessed value, and taxes, and does not indude
any furniture, fixtures and equipment.

AD VALOREM TAX INFORMATION

Assessor's Market Value 2006
88-2043-201 : $2,303,000
Subtotal $2.303,000
Assassed Value @ 32%
$736,940
General Tax Rate  (per $1,000 A V) 82.640000
Total Taxes $60,902

Sourca: Board of Revision of Taxes

REAL ESTATE TAXE RATE

The current tax rate for real estate in Philadelphic is $82.64 per $1,000 of assessment. This tax rate
has been unchanged since 1990. It should be noted that the Philodelphia Board of Revision of Taxes
has announced a plan to re-assess all propertfies throughout the city in 2008 at 100 percent of market
value. This re-valuation program will cause most property assessments to rise. At the same time,
though, tox rates will fall as they are a function of the city budget. Thus, real estote taxes on the
subject are expected to remain about the some in the nearterm.

CONCLUSION

The current real estate taxes over the subject equate to a fotal annual tox liability for the subject of
$60,902 or 1.93 per square foot of land area.
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HIGHEST AND BEST USE

Under the definition of market value, a rational person seeks to maximize profit. Consistent with that
definition, all real properly is analyzed under its highest and best use. The highest and best of real
estate is that use of the asset that is:

¢ legally permissable;
e physically possible;
» financially feasible; and
¢  moximumally productive.
AS VACANT
Legal Permissibility

The first constraint imposed on the possible use of the site is dictated by the private restrictions of deed
and the public restrictions of zoning. The subject site is zoned for high-density uses by the City of
Philadelphia, which mulfi-family residential with supporting refail and parking. Thus, a mixed use
development of the subject site is legally permissible.

Physical Possibility

As noted in the Site Analysis section of this report, the size and shape of the subject are conducive to g
wide variety of developments. All utilities necessary for development are in place, and the soil is
assumed to have sufficient load-bearing capacity to support most types of structures. The site has o
level topography with good visibility and access.

Compatibility with existing surrounding land uses is also an importunt physical considerafion for a
harmonious development. |n the Neighborhood Analysis section of this report, we note that the areq
immediately surrounding and directly influencing the subject o be primarily characterized by a
combination of multi-family land and commercial land uses. Thus, from a physical perspective, o
multi-family development of the site with complimentary ground floor commercial space and
structured parking would be the most homogeneous use of the land that is legally permissible.
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Financial Feasibility

After analyzing the legally permissible and physically possible aspects of the site, o particular use must
show a positive retum on investment or profit above development costs for it to be deemed financially
feasible. The Area Analysis section of this report presents demographic and general economic trends
that continue to be favorable for real estate ownership. Additionally, as outlined in the Market
Analysis section, multi-fomily development with ancillary parking and complimentary ground floor
commercial use is now economically feasible, although there are signs of a weakening national and
locally in the housing market. Thus, we conclude that a multi-fomily development with ancillary
parking and complimentary ground floor commercial use of the subject site would be financially
feasible supported by a credit worthy sponsor.

Maximum Profitabliity

Among the financially feasible uses, the use that provides the highest rate of return is the highest and
best use of the land. Given the subject’s zoning requirements, its physical traits, and the nature of the
local real estate market, we conclude multi-family development with supporfing retail and parking
would be the maximally productive utilization of the fand. In our opinion, such a use would yield to
ownership the largest return over the longest period of fime.

CONCLUSION: HIGHEST AND BEST USE AS VACANT

Based on the foregoing analysis, the highest and best use of the site as though vacant would be
demolition of the existing improvements and multi-family development with ancillary parking and
complimentary ground floor commercial use when market conditions warrant development under
sponsorship of a credit worthy enfity.
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APPRAISAL METHODOLOGY

In appraisal practice, an opproach to value is included or omitted based on its applicobility to the
property type being valued ond the quality and quantity of information available.

COST APPROACH

The cost approach is based upon the proposition that the informed purchaser would pay ne more for
the subject than the cost fo produce a subsfitute property with equivalent utility. This approach is
particularly applicable when the property being appraised involves relatively new improvements that
represent the highest and best use of the land, or when it is improved with relatively unique or
specialized improvements for which there exist few sales or leases of comparable properties.

SALES COMPARISON APPROACH

The sales comparison approach utilizes sales of comparable properties, odjusted for differences, to
indicate o value for the subject. Valugtion is typically accomplished using physical units of comparison

_such as price per square foot, price per unit, price per floor, etc., or economic units of comparison
such as gross rent multiplier. Adjustments are applied to the physical units of comparison derived
from the comparable sale. The unit of comparison chosen for the subject is then used to yield @ total
value. Economic units of comparison are not adjusted, but rather analyzed as to relevant differences,
with the final estimate derived based on the general comparisons.

INCOME CAPITALIZATION APPROACH

The income capitalization approach reflects the subject's income-producing capabilities.  This
approach is based on the assumption that value is created by the expectation of benefits to be derived
in the future. Specifically estimated is the amount an investor would be willing to pay fo receive an
income stream plus reversion value from a propery over a period of fime. The two common
valuation fechniques associoted with the income capitalization approach are direct capitalization and
the discounted cash flow (DCF) analysis.

METHODOLOGY APPLICABLE TO THE SUBJECT

In valuing the subject As Is only the Sales Comparison Approach has been utilized. As an older, shel
building which suffers from various forms of physical and functional obsolescence, neither the Cost
nor Income Capitalization Approaches were applicable.
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LAND VALUE

The following map and table summarize the comparable data used in the valuation of the subject site.

A detail

Ly

ed description of each transaction is included in the addenda.
| K3 ’ " ’

Tronsaction Sale Size Shze Price Par Price
No. Propariy Location Typs Dute Zoning Price {Acras) {5 Asre Pay 5P

1 23 Neorth Columbus  Sale Jun-05 C-3 $10,000,000 1.26 55,000 $7,920,165 $181.82
Bowdevard, Philadaiphia, PA

2 1919.1943 Maorkel  Stest,  Sole Mar-05 C.5 $8,900,000 0.80 34,850 511,125,000 $255.38
Phitadelphic, PA

3 07 Callowhill 108-1¢  Sale Mgy-05 Clsc4 $B,073,000 .08 44,693 $7,870,370 $186.48
Produce Streel, Philodeiphic,
PA

4 1401 Yine Strest, Sale Apr-05 c.5 $7.500,000 zn 92,025 $3.550,128 $81.50
Philadeiphia, PA

5  400-426 South Broad Strewt  Sals Dac-04 C-4 $7.500,000 093 40712 $B.0248279  $184.22
Nwe Brood & Lombord,
Philadelphia, PA

Compiled by CBRE
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DISCUSSION/ANALYSIS OF LAND SALES

The most widely used and market-oriented unit of comparison for a site like the subject is the sale
price per square foot of land area. All of the above comparable land sales are summarized on that
basis. We then adjust those market data for differences with the subject, as follows:

Land Sale One

This property is located on the west side of Christopher Columbus Boulevard, just north of the Ben
Franklin Bridge and adjacent to the on-ramp for Interstate 95. This site is zoned C-3 and contains
55,000 square feet of land. The site was purchased for the construction of a 30-story condominium
building. However, the site was unapproved ot the time of sale. The topography of the site was ievel
and at grade with ol utilities available. This site is adjacent to an on-romp for Interstate 95 and
access and visibility were considered good.

No adjustments were needed for property rights conveyed, financing or conditions of sale. In
addition, due to the recent softening of the residential market, no adjustment was made to this sale for
market conditions. Upward adjustments were also necessary for this site’s inferior location and
zoning. A downward adjustment was needed for this site’s superior access/visibility, due fo its
proximity fo Interstate 95. Lastly, an vpward adjustment was made to this sale for size, due 1o
economies of scale which inure to larger parcels over smaller ones. Overall, a higher unit rate is
indicated for the subject.

Land Sale Two

This site is situated ot the northeast corner of 20" and Market Streets. Plans call for the buyer to
construct a 30-story residential development, above ground floor retail and a parking garage.
However, approvals were not in place at the time of sale. This site is zoned C-5 which permits the
greatest density. The site was vacant and ready for development with all ufilities available. Access
and visibility were considered good.

No adjustments were needed for properly rights conveyed, financing or conditions of sale. Again, no
adjustment was made to this sale for market conditions. This site is considered similar in terms of
location and no adjustment was necessary. However, o downward adjustment was required for
superior zoning/density. No other adjustments were apparent. Overall, a lower unit rote is indicated
for the subject.
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Land Sole Three

This site is situated at the corner of Callowhill and North Front Streets in the Riverfront section of
Northemn Liberties. This site contains 44,693 square feet of land and is adjacent to an on-ramp for
Interstate 95. At the time of sole, the site was zoned C-3 and C-4, but unapproved. The site is
irregulor in shape with o level topography ond all utilities. Access and visibility are considered good
due fo the site’s proximity to Inferstate 95.

No odjustment was made to this sale for market conditions. [n terms of locotion, this site was
considered inferior and adjusted upward occordingly. Upward adjustments were also necessary for
inferior zoning ond size. A downward adjustment was appropricte for superior highway access. No
other adjustments were apparent for physical traits. Overall, a higher unit rote is indicated for the
subject.

Land Sale Four

Compoarable Land Sale #3 is situated at the comer of 16" and Vine Streets. This site contains 92,025
square feet. This site is level and at street grade with oll utilities available. According to the listing
agent for the site, this tronsaction represents motivated sellers. The property was sold on on As /s
bosis, without approvals and zoned C-5. The buyers plan on constructing a mixed use complex with a
combination of retail, parking garage and condominium units. The proposed use of the site must be
approved by the Redevelopment Authority of the City of Philadelphia. Access and visibility were
considered averoge.

Upward adjustments were made to this scle for the motivational factors on the part of the seller and
improved market conditions since the date of sale. Although this transaction closed in 2005, the
property was under a long ferm purchase ogreement negofiated o number of years prior to the actual
sale. An upward adjustment was appropriate for this site’s inferior location on Vine Street compared
to the subject Chestnut situs. Upward adjustments were also required for this site’s inferior
occess/visibility and size. Lastly, an upward adjustment was made for this site’s need for additional
approvals from the redevelopment authority, which adds an additional layer of oversight not found at
the subject. Overall, a higher unit rate is indicated for the subject.
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Land Sale Five

This parcel is being developed as Symphony House condominiums. The site consists of two
contiguous parcels. The main porcel contoins 36,032 square feet and was purchosed for
$6,000,000. In addition, the grantee agreed to purchase an adjoining 4,680 square foot parcel for
$1,500,000. The second smaller parcel is improved with two small townhouses containing
approximately 5,400 square feet of useable building area. These structures are historically certified
and therefore may not be demolished. This second parcel contributes to the total permitted FAR
calevlation for the site. Reportedly, in order to obtoin maximum permitted density for this site, the
developer also agreed to sell the theater portion to a non-profit group at o below market price. In
addition, it is believad that the main seller, PAID, was motivated to act in order to promote
development along South Broad Street, the city's Avenue of the Arts,

The developer is constructing o high-density mixed use structure on the site contoining 320,000
square feet of gross residenfial space, 4,122 square feet of retoil space, @ 152,812 square foot 8-
story parking garage and o 35,000 square foot theater. Upon completion, the building will contain o
total building area of 511,934 square feet in 31 stories. The buyer paid the costs for the approvol

process.

Upword adjustiments were made to this comparable for condifions of sale and improved market
conditions since the date of this transaction. Upward adjustments were also required for location, and
siza. No other adjustments were necessary for physical traits. Overall, a higher unit rate is indicated
for the subject.

SUMMARY OF ADJUSTMENTS

As presented herein, comparable land in the locol market sells from $81.50 to $255.38 per square
foot. Positive adjustiments are made to those comparable lond soles that are somehow inferior to the
subject site, while negative adjustments are appropriate when some trait of o comparable land sale is
superior fo that of the subject site. Below is a matrix quentifying our adjustments to those market
dato.
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. LAND SALES ADJUSTMENT GRID

Comparable Number 1 2 3 4 5
Trarsaction Type Sale Scle Sale Sale Sale
Transaction Date Jun-05 Mor-05 May-05 Apr-05 Dec-04
Zoning C3 C-5 C3&C4 C.5 C-4
Scle Price $10,000000 $8,900,000 $3075,000 $7,500,000 $7,500,000
Size (Acres) 1.26 0.80 103 2.1 0.93
Size (SF) 55,000 34,850 44,693 92,025 40,712
Price Per Acre $7920,165 $11,125000 $7.870370 $3,550,128 $8,024,823
Price Per SF $181.82 $255.38 $180.68 $81.50 $18422
Prics {$ PSP $181.82  $25538  $180.68 $81.50 $184.22
Property Righls Corveyed 0% 0% 0% 0% 0%
finanding Terms 0% 0% 0% 0% 0%
Condifions of Sale 0% 0% 0% 0% 10%
Morlet Concditions (Time) 0% 0% 0% 9% 3%
Sublolad $181.82 $255.38 $180.68 $115.48 $208.72
Location 10% 0% 10% 0% 5%

' Shope 0% 0% 0% 0% 0%
Accosspvisibility 5% 0% -5% 20% 0%
Topography 0% 0% 0% 0% 0%
Uilities 0% 0% 0% 0% 0%

, Zoning/Dersity 10% -5% 5% -5% 0%
. San 10% 0% 5% 25% 5%
Approvals 0% 0% % 10% 0%
Total Other Adjusimenis 25% -5% 15% 80% 10%
Value Indication for Subject $227.27 $242.61 $207.78 $207.87 $229.59
Compied by CBRE
CONCLUSION

After making those adjustments, the market data produce volue indicators ranging from $207.78 to
$242.61 per square foot. In consideration of these adjusted dato, we conclude an average market
volue of about $215.00 to $235.00 per square foot. From within that range, we conclude the
following market value for the subject site based on a total land area of 31,569 square feet.
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CONCLUDED LAND VALUE
$ PSF Subject SF Total
$215.00 X 31,569 = $6,787,335
$235.00 x 31,569 = $7.418,715
Indicated Valve: $7,200,000
Less: Demolition Costs 400,000
Value Condusion 6,800,000
$215.40 PSF

Compiled by CBRE
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ASSUMPTIONS AND LIMITING CONDITIONS

1. Unless otherwise specifically noted in the body of the repor, it is assumed that fitle fo the property or properties
appreised 1s cleor and marketable and that there are no recorded or unrecorded motters or exceptions fo title that
would adversely affect morketability or value. CBRE is not aware of any fifle defects nor has it been advised of any
vnless such is specifically noted in the repori. CBRE, however, hos not examined fifle and makes no representations
relative to the condition thereof. Documents dealing with liens, encumbrances, eosements, deed restrictions, clouds
and other conditions that may offect the quality of tile have not been reviewed. Insuronce ogoinst financial loss
resulting in claims that may arise out of defects in the subject’s fitle should be sought from a qudlified fitle company that
issues or insures title to real property.

2. Unless otherwise specifically noted in the body of this report, it is assumed: that the exisfing improvements an the
property or properfies being appraised are siructurally sound, seismically safe and code conforming; that all building
systems {mechanical/electricol, HVAC, elevator, plumbing, efc.} are in good working order with no major deferred
maintenance or repair required; that the roof and exterior are in good condition ond free from inirusion by the
slements; that the propary or properties have been engineerad in such a mannar that the improvements, as currently
constituted, conform to all applicable local, stote, and federal building codes and ordinances. CBRE profassionals are
not engineers and are not competent fo judge matters of an engineering nature. CBRE has not refained independent
structural, mechanical, elecirical, or civil engineers in connection with this appraisal and, therefore, makes no
represeniations relative fo the condition of improvements. Unless otherwise specifically noted in the body of the report:
ne problems wera brought fo the aftention of CBRE by ownership or monagemant; CBRE inspected less than 100% of
the antira interior and exterior portions of the improvements; and CBRE was not fumnished any engineering studies by the
owners or by the parly requesting this approisal, I questions in these aneas are critical to the decision process of the
reader, the advice of competent angineering consultants should be obloined and relied upon. It is specifically assumed
that any knowledgeoble and prudent purchaser would, as o precondition to closing a sole, obfoin o satisfactory
engineering report relalive to the struciural integrify of the propery and the integrity of building systems. Structurol
problems and/or building systam problems may not be visually detectable. i engineering consultants retained should
report negativa fadors of o material nature, or if such ore later discovered, relafive 1o the condition of improvements,

: such informafion could have o substantial negative impact on the conclusions reported in this oppraisal. Accordingly, if
. negative findings are reported by engineering consultants, CBRE reserves the right to amend the appraisal conclusions
reported herain.

3. Unless otharwise stated in this report, the existence of hazardous material, which may or may not be present on the
property wos not observed by the appraisers. CBRE has no knowledge of the existence of such materials on or in the
property. CBRE, howaever, is not qualified to detect such substances. The prasence of substances such os asbestos,
vrea formaldehyde foam insulation, contominated groundwater or other potentially hazordous materials moy offect the
volus of the property. The value estimate is predicoted on the assumption that there is no such material on or in the
properly that would cause o loss in value. No responsibility is assumed for any such conditions, or for any expertise or
engineering knowledga required to discover them. The client is urged fo retain an expert in this field, if desired.

We have inspected, us thoroughly os possible by observation, the land; however, it was impossible to personally inspect
condifions beneath the soil. Therefore, no representafion is made as to these matters unless spacifically considered in
the approisal.

4. Al furnishings, squipment and business oparations, except as specifically stated and typically considered as part of real
property, have been disregarded with only real property being considered in the report unless otherwise slated. Any
existing or proposed improvements, on or off-site, as well as any alterations or repoirs considered, are assumed to be
completed in a workmanlike manner according to standard practices based upon the information submitted 1o CBRE
This report may be subject to amendment upon re-inspection of the subject subsequent to repairs, medifications,
alterations and completed new construction. Any esfimate of Market Value is as of the dote indicated; based upon the
information, condifions and projected levels of operafion.

5. It is assumed that aofl fuctual dota furished by the client, property owner, owner’s representative, or persons designated
by the client or owner to supply said duta are accurate ond comect unless otherwise specifically noted in the appraisal
raport. Unless otherwise specifically nofed in the approisal report, CBRE has no reason fo believe that any of tha data
fumished contain any material error. Informafion and data referred to in this paragraph include, without being fimited
to, numerical street addresses, lot and block numbers, Assessor’s Parce! Numbers, land dimensions, square footage
area of the land, dimensions of the improvements, gross building oreas, net rentable areas, usable areas, unit count,
room count, rent schedules, income data, hisiorical operating expenses, budgsts, and related data. Any material error
in any of the above data could have o substantial impact on the conclusions reported. Thus, CBRE reserves the right to
amend conclusions reported if made aware of any such error. Accordingly, the dlieni-cddressee should carefully review
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all assumptions, data, relevant calculations, and conclusions within 30 days after the date of delivery of this repert and
should immediately notify CBRE of any questions or errors.

. The dote of value to which any of the conclusions and opinions expressed in this report apply, is set forth in the Letter of

Transmittal. Further, that the dollar amount of any value opinion herein rendered is based upon the purchasing pawer
of the American Dollar on that date. This approisal is based on market condifions existing as of the dale of this
approisal. Under the terms of the engagement, we will have no obligafion fo revise this report to reflect events or
conditions which occur subsequent to the dote of the oppraisal. However, CBRE will be availoble to discuss the
necessity for revision resulting from changes in economic or morket factors affecting the subject.

. CBRE assumes no private deed restrictions, limiting the use of the subject in any way.

10.

1.

12

13.

14

15.

Unless otherwise noted in the body of the report, it is assumed that there ore no mineral deposit or subsurlace rights of
volua involved in this appraisal, whether they ba gas, liquid, or solid, Nor are the rights associated with exraction or
explorotion of such elements considered unless otherwise stated in this appraisal report. Unless otherwise skated it is
also ossumed thot there are no air or developmert rights of value that may be transferred.

CBRE is not aware of any contemplated public initiofives, governmental development conkals, or rent controls that
would significantly offect the value of the subject.

The estimate of Market Value, which may be defined within the body of this report, is subject to change with market
fluctuations over fime. Market value is highly reioted to exposure, time promotion effort, terms, motivation, and
conclusions surrounding the offering. The value estimate(s) consider the productivity and relative attractiveness of the
property, both physically and econcmically, on the open markst,

Any cash flows included in the analysis are forecasts of estimated future operating characieristics are predicated on the
informafion and assumplions contfained within the report. Any projeclions of income, expenses and economic
conditions utilized in this report are not predictions of the future. Rather, they are estimates of current market
expectotions of future income and expenses. The achievement of the financic! projections will be affected by fluctuating
economic condifions and is dependent upon other future occurmences that cannot be assured. Actuol results may vary
from the projections considered herein. CBRE does nat warrant these forecasts will occur. Projections may be offected
by circumstances beyond the current realm of knowledge or control of CBRE

Unless specifically set forth in the body of the report, nothing contained herein shall be construed fo represent any direct
or indirect recommendation of CBRE fo buy, sell, or hold the proparties ot the volue stated. Such decisions involve
substantial investment strategy questions and must be specifically addressed in consuMation form.

Also, unless otherwise noted in the body of this report, it is assumed that no changes in the present zoning ordinances or
regulations governing use, density, or shape are being considerad. The property is appraised assuming that alf required
licenses, cerfificotes of accupancy, consents, or cther legislative or administrafive authority from ony local, state, nor
nationgl government or private enfity or orgonization have been or can be obtained or renewed for any use on which
the volue estimates confained in this report is based, unless otherwise stated.

This study may not be duplicated in whole or in part without the specific written consent of CBRE nor may this report or
copies hereof be transmitted to third paries without soid consent, which consent CBRE reserves the right to deny.
Exampt from this restriction is duplication for the intemel use of the dient-addressee and/or transmission o attorneys,
accountants, or advisors of the client-addressee.  Alse exempt from this restriction is transmission of the report to any
court, govemmental authority, or regulatory agency having jurisdiction over the party/parties for whom this appraisal
was prepored, provided that this report and/or s contents shall not be published, in whole or in pan, in any public
document without the express written consent of CBRE which consent CBRE reserves the right to deny. Finally, this
report shall not be advertised to the public or otherwise used fo induce a third party fo purchase the property or to make
o “sale” or “offer for sale” of any “security”, as such terms are defined and used in the Securifies Act of 1933, as
amended. Any third party, not covered by the exemptions herein, who may possess this report, is advised that they
should rely on their own independently secured advice for any decision in connection with this property. CBRE shalt
have no accountability ar responsibility 1o any such third party.

Any value esfimate provided in the report applies to the entire properly, and any pro rafion or division of the title into
fractional interests will invalidate the value. estimate, unless such pro ration or division of inferests has been set forth in
the report.

. The distribution of the total valuation in this report between land and improvements applies only under the existing

program of utifization. Component values for land and/or buildings are not intended 1o be used in conjunciion with
any other property or oppraisal and ore invalid if so used.
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BOYD THEATER SITE ASSUMPTIONS AND LIMITING CONDITIOMS

17.

18.

19.

2G.

21.

22.

23,

24,

25.

26,

The maps, plats, sketches, grophs, photogrophs and exhibits included in this repart are for illustration purposes only and
are to be ulilized only fo assist in visualizing matters discussed within this report. Except as specifically stated, data
relative fo size or orea of the subject ond comparable properties has been obtained from sources deemed accurate and
reliable. None of the exhibits are o be removed, mproduced, or used apart from this report.

No opinion is intended fo be expressed on matters which may require legal expertise or specialized investigation or
knowledge beyond that customarily employed by real estate appraisers. Values ond opinions expressed presume that
environmental and other govermmental restrictions/condifions by opplicable agencies have been met, including but not
limited to seismic hazards, flight pottems, decibel levels/noise envelopes, fire hazords, hillside ordinances, density,
allowable uses, building codes, permits, licenses, elc. No survey, engineering study or architectural analysis has been
made known to CBRE unless otherwise stated within the body of this report. If the Consultant has not been supplied
with a termite inspection, survey or occupancy permit, no responsibility or representation is assumed or made for any
costs associated with obtaining same or for any deficiencies discovered before or after they are obfoined. No
representation or warranty is made conceming cbtaining these items. CBRE assumes no responsibility for any costs or
consequencas arising due fo the need, or the lack of need, for flood hozard insurance. An agent for the Federal Flood
Insurance Progrom should be cantacted o determine the actual need for Flood Hazard Insurance.

Acreptance and/or use of this report canstitutes full occeptance of the Contingent and Limiting Conditions and special
assumptions set forth in this report. It is the responsibility of the Client, or client's designess, to read in full, comprehend
ond thus become aware of the aforementioned contingencies and limiting conditions. Neither the Appmiser nor CBRE
assumes responsibility for any situation arising out of the Client's failure to become familior with ond understand the
same. The Client is advised o relain experts in oreas that fall outside the scope of the reo! estate appraisal/consulting
profession if so desired. .

CBRE assumes that the subject analyzed herein will be under prudent and competent monagement ond ownership;
neither inefficient or super-efficient.

It is assumed that there is full compliance with all applicable federal, state, and loca! environmendal regulofions and
laws unless noncompliance is stated, defined and considered in the approisal report.

No survey of the boundaries of the property was underlaken. All areas and dimensions fumished are presumed to be
correct. It is further assumed that no encroachments to the realty exist.

The Americans with Discbilifies Act (ADA) became effactive January 26, 1992. Notwithstanding any discussion of
possible readily achievable bamier removal construction ftems in this report, CBRE has not made a specific compliance
survey and onalysis of this property to determine whether it is in conformance with the various detailed requirements of
the ADA. It Is possible that a complianca survey of the property together with a detailed analysis of the requirements of
the ADA could revea! that the propedy is not in compliance with one or mare of the requirements of the ADA. K so, this
fact could have o negutive sflect on the value estimated herein. Since CBRE has no specific information relating to this
issue, nor is CBRE quolified to mcke such an assessment, the effect of any possible non-complionce with the
requirements of the ADA was not considered in estimating the value of the subject.

Client shall not indemnify Approiser or hold Appraiser harmless unless and only 1o the extent that the Client
misrepresentfs, distorts, or provides incomplete or inaccurate appraisal results to others, which acts of the Client
proximately result in damage fo Appraiser. The Client shall indemnify and held Approiser harmlass from any claims,
expenses, judgments or other items or costs arising as a result of the Client's failure or the failure of any of the Client's
agents fo provide o complete copy of the approisal repert fo any third parly. In the event of any litigafion between the
parties, the prevailing party to such litigotion shall be entifled to recover from the other reasonable attorney fees and
cosfs.

The report is for the sole use of the client; however, client moy provide only complete, final coples of the appraisal
report in its enfirety (but not component pars) fo third parties who shal! review such repors in connection with loan
underwrifing or securifization efforts. Appraiser is not required to axplain or tesfify as to appraisal rasults other than 1o
respond fo the dlient for roufine and customary questions. Please nofe that our consent to dllow an appraisal report
prepared by CBRE or pertions of such report, to become part of or be referenced in any public offering, the granting of
such consent will be at our sole discretion and, if given, will be on condifion that we will be provided with an
Indsmnification Agreement and/or Non-Relionce letter, in a form and content satfisfactory fo us, by @ parly satisfactory 1o
us. We do consent to your submission of the reports to rating agencies, loan participants or your auditors in ifs entirety
(but not component parts) without the need to pravide us with an Indemnification Agreement and/or Non-Raliance
lefter.

As part of the client’s requested scope of work, an estimate of insurable value is provided herain. CBRE has followad
traditional appraisal standards fo develop a reasonable calculation based upon industry practices and industry accepted
publications such s the Marshal Valuation Service hondbook. The methodology employed is a derivation of the cost
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approach which is primarily used as an acodemic exercise fo help support the market value estimate and therefore is
not reliable for Insurable Value estimates. Actual construction costs and related estimotes can vary greatly from this
estimate.

This analysis should not be relied upon to determine proper Insurance coverage which can only be properly asfimoted
by consultants considered experls in cost estimafion and insurance underwriting. It is provided fo aid the
clien/reader/user as part of their overoll decision making process and no representafions or warranties are made by
CBRE regarding the occcurtcy of this estimate and i1 is strongly recommend that other sources be utilized 1o develop any
estimate of insurable value.
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BOYD THEATER SITE

assessed value Assessed value applies in ad valorem
taxalion ond refers fo the value of o property according
fo the tox rolls. Assessed volue may not conform to
market value, but it is usually caleulated in relation to a
market value base. 1

cash equivalency The procedure in which the sale
prices of comparable properies sold with alypical
financing are adjusted to reflect typical market ferms,

contract rent The actual renfal income specified in a
lease.

affective rant The rentd rate net of finonciol
concessions such as periods of no rent during the lease
term; may be colculoted on o discounted basis,
reflacting the time value of money, or on a simple,
stroight-line basis. *

axcess land |n regard 1o an improved site, the land not
needed to serve or support the existing improvement.
In regard to a vacont site or a site considered os
though vacant, the land no needed to accommodate
the site’s primary highest ond best use. Such land may
be seporated from the larger site and hove its own
highest ond best use, or it moy dllow for future
expansion of the existing or onticipated improvement.
See also surplus land.

extraordinary assumption An ossumption directly
related to a specific assignment, which, # found to be
folse, could dlter the appraiser’s opinions or
conclusions. Extraordinary assumptions presume as
fact otherwise uncertain information about physical,
legol, or economic characteristics of the subject
properly; or about conditions externial o the properly
such as market conditions or frends; or about the
integrity of dota used in an analysis. See also
hypothetical condifion. ¢

fee simple sstate Absolute ownership unencumbered
by any other interest or estote, subject only fo the
limitations imposed by the governmental powers of
faxation, eminent domein, police power, and escheat. #

floor area rotio (FAR} The relationship between the
above-ground floor area of a building, os described by
the building code, and the area of the plat on which it
stands; in planning and zoning, offen expressed as o
decimal, e.g., a ratioc of 2.0 indicates that the
pemissible floor area of a building is twice the lolal
lond arec; also called building-to-land ratio,

full service lease A lease in which rent covers all

operating expanses. Typically, full service leasas are
combined with on expense stop, the expense level
covered by the contract lease payment. Increases in
expenses ubove the expense stop level are passed

through to the tenont and are known s expense pass-
throughs.

going concern value Going concem volue is the
value of o proven property operafion. it includes the
incremental value associated with the business concemn,
which is distinct from the value of the real estate only,
Going concern  value includes on  intangible
enhancement of the value of an operating bysinass
enterprise which is produced by the assembloge of the
lond, building, labor, equipment, and marketing
operaiion. This process creates an economically viable
business that is expected to continue, Going concern
value rafers to the total value of a property, induding
both real property and intangible personal property
atiibuled to the business value.

gross building area (GBA} The total floor area of o
building, including below-grade space but exduding
unenclosed aregs, measured from the exierior of the
walls, Gross building area for office buildings is
computed by measuring to the outside finished surface
of permonent outer building walls without any
deductions. All enclosed floors of the building
including basements, mechanical equipment floars,

 penthouses, and tha like are included in the
mecsurement. Parking spaces and parking garages
ore excluded. *

hypothetical condition That which s conirary 1o
what exists but is supposed for the purpose of anaiysis.
Hypothetical condifions assume conditions contrary to
known fucts about physical, legal, or economic
characteristics of the subject property; or obout
conditions extemal to the properly, such as market
conditions or trends; or about the intagrity of data ysed
in on analysis. See ofso extraordinary assumption, *

insurable value Insuroble Volue is based on the
replacement and/or reproduction cost of physical items
that are subject to loss from hazards. Insuroble value is
that portion of the value of an asset or asset group that
is acknowledged or recagnized under the provisions of
an applicable loss insurance policy. This value is often
controlled by staie law and vories from siate 1o state, t

investment value investment value is the value of an
investment to a particular investor based on his or her
investment requirements, In contrast to market value,
investment value is value 1o an individual, not valye in
the marketploce.  Invesiment value reflects the
subjective relationship between a particulor investor
and a given investment. When measured in dollars,
investment value is the price an investor would pay for
an investment in light of its perceived capacity fo sotisfy
his or her desires, needs, or investment goals, To
estimate investment value, specific investment criteria
must be known. Criteria to evaluote a real esiote

© 2007 CB Richard Elfis, Inc.




BOYD THEATER SITE

investment are not necessarlly set down by the
individual investor; they may be esfublished by an
expert on recl estate and ifs value, that is, an appraiser.
f

leased fee
See leased fee estote

loased fee estate An ownership interest held by a
landlord with the right of use and occupancy conveyed
by lacse fo others. The rights of the lessor (the leased
feo owner) and the lecsed fee are specifisd by controct
terms contained within the lease.?

leasehold
See leasehold estate

laasehold estate The interest held by the lessee (the
tenant or renter) through a lease conveying the rights of
use and occupancy for o stoted ferm under certain
conditions.}

market rent The most probable rent that a property
should bring in o compsfifive ond open markel
reflacting all conditions and restrictions of the specified
lease agreement inciuding term, rental adjustment and
revoluation, permitted wses, usa restictions, and
expense obligations. ¥

market value Morket value is one of the central
concepts of the approisal practice.  Market valus is
differentfiated from other types of volue in that it is
creaied by the collective pattems of the market. Market
value means the most probable price which a property
should bring in a competitive and open market under
all conditions requisite 1o a fair sale, the buyer and
seller each octing prudently and knowledgeably, and
assuming the price is not offected by undue stimulus.
Implicit in this definifion is the consummation of a sole
as of a specitied date and the passing of title from
seller fo buyer under conditions whersby: 1) A
reasaonable time is allowed for exposure in the open
market; 2) Both porties are well informed or well
odvised, and acting in what they consider their own
best interests; 3} Buyer ond seller gre typically
motivated; 4) Payment is made in terms of cash in U.S.
dollas or in terms of finoncial arrangements
comparable thereto; and 5} The price represents the
normol consideration for the property sold unaffected
by special or cractive financing or soles concessions
granted by anyona associated with the sale.?

marketing period The time it takes an inferest in real
property to sell on the market subsequent {o the date of
an opproisal. ¥

net lease Lease in which all or some of the operating
expanses are paid directly by the fenant. The londlord

never takes possession of the expense payment. iIn a
Triple Net lease oll operafing expenses are the
responsibility of the tenant, including property faxes,
insurance,  interior  maintenance, and  other
miscellaneous experses. However, monogement fees
and exterior mainienance are often the responsibility of
the lessor in a tiple net lease. A modified nef lease is
one in which some expenses are paid separately by the
tenant and sorme are induded in tha rent.

net renfobie area (NRA) 1) The areo on which rent
is computed. 2J The Rentable Area of a floor shall be
computed by measuring to the inside finished surface of
the dominom podion of the permanent outer building
walls, excluding any major vertical penetrations of the
floor. No deductions shall be mode for columns and
projections necessory fo the building. Include space
such as mechanical room, janiterial room, restrooms,
and lobby of the floor. *

occupancy rate The relationship or ratio between the
income receivad from the renfed units in o property and
the income that would be received if olf the unils were
occupied.t

prospective value .opinion A forecast of the value
expected at a specified future date. A prospective
value opinion is most frequently sought in comnedtion
with reol estofe projecis that ore proposed, under
construction, or under conversion fo a new us, or those
that have not achieved selfout or a skabilized level of
long-term occuponcy at the fime the appraisal report is
written. ¥

reasonable exposure time The estimated length of
fime the properly interest being appraised would have
been offered on the market prior to the hypothetical
consummation of a sole at morket value on the
effective date of the appraisal; a retrospective opirion
based upon an andlysis of past evenis assuming a
competitive and open market. T

rent
See
full service lease
net lease
market rent
contract, coupon, face, or nominal rent
effective rent

shell remt The typlcal rent poid Jor retail, office, or
industrial tenant space based on minimal “shell”
intarior finishes {called plain vanilla finish in some
areas). Usually the landlord delivers the main building
shell space or some minimum level of interior build-
out, and the tenont completes the interior finish, which
can include wall, ceiling, and floor finishes; mechanicgl
systems, interior electric, and plumbing. Typically these
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are long-term leases with fenants paying ail or most
properly expenses. ¥

surplus land Land not necessary to support the highest
and best use of the existing improvement but, because
of physical lmitctions, building placement, or
neighborhood nomms, cannot be sold off separately.
Such land may or may not coniribute pesitively fo value
and may or may not accommodate future expansion of
ah existing or onlficipated improvement. See also
excess lond. ¥

usable area 1) The area ocually used by individual
tenants, 2} The Usable Area of an office building is
computed by measuring o the finished surface of the
office side of corridor and other permanent walls, to
the center of portitions thot separate the office from
adjoining usable areas, and to the inside finished

' The Appraizai of Resl Estate, Tweifth Edition, Appraisal
Institute, 2001.

* The Dictionary of Real Estele Appraissl, Fourth EdMion,
Appraisal Inslitule, 2002.

§ OfMce of Comptrofter of the Cumrency (OCC), 12 CFR Part
34, Subpart C - Appralsals, 34.42 (g); Office of Thrft
Suparvision (OTS), 12 CFR 564.2 (g); Apgrlisal Institute,
The Dictiorary of Real Esiale , 4" ed. (Chicago:
Appraisal institute, 2002), 177-176. Thia Is also compatible
with the RTC, FDIC, FRS and NCUA definitions of market
valus a8 well as the example refarenced in the Uniform
Standards of Professional Appraisal Practice (USPAP).

2000 BOMA Experence Exchange Report,
income/Expense Analysis for Office Buildings (Building
Ownirs and Managers Aasociation, 2000)

¥ staternert on Appravsel Stsndard No. 6, Appraisal
Standards Board of The Appraisal Foundation, September
16, 1993, revised June 135, 2004.

surfoce of the dominant portion of the permanent suter
buiding walls. Excludes oreos such as mechanical
rooms, janitorial room, restrooms, lobby, and any
major verfical penetrations of a multi-tenont floor, *

use value Use volue is o concept based on the
productivity of an economic good. Use value is the
value o specific property has for a specific use, Use
vaive focuses on the value the reql estate contributes to
the enterprise of which it is o part, without regard io the
property's highest ond best use or the maneiary
amount that might be realized upon its sale.

value indication An opirion of volue derived through
application of the appraisal process.
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MIXED-USE LAND SALE No. 1

Marina View Condominiums

Location Data Sale Data
Location: 230 North Columbus Boulevard Transaction Type: Sale
Philadelphla,PA 19106 Date: 6/2005
County: Marketing Time: NIA
Asseasors Parcal No: N/A Grantor: Summer Dolaware Ass; Winter
Atlas Ref: N/A Grantee: Delaware River Development
Document No.: N/A
Sale Price: $10,000,000
Physical Data Financing: Cash to Seller
Type: Mixed-Use Cash Eq.Price: $10,000,000
Land Area: Gross Usable Onsite/Offsite Costs:  $0
Acres; 1.2028 1.2626 Ad]. Sale Price; $10,000,000
Square Feet: 55,000 55,000 Verification: Michael Asbell, Principal
Topography: Level, At Street Grade
Shape: iregular
Utliites: All public
Zoning: c3
Atiowabie Bidg Area: N/A
Fioor Area Ratio: N/A
No. of units: 162
Max FAR: 4
Frontage: N/A;
Analysis
Use At Sale: industrial
Proposed Use or Dev. Condominium
Price Per Acre: $7.920,164
Prica Per SF of Land: $181.82
Price Per Unit: $54.045

Price Per SF of Bidg: N/A

Comments

This property is located on the west side of Christopher Columbus Boulevard, just north of the Ben Franklin Bridge. At the time of
sale the site was unapproved and improved with an industrial bullding, Demolition costs were unavailabls.

Construction began on this project, Marina View Condominiums, in July 2005. Plans call for a 30-story luxury condominium building
containing 182 units on this 1.26-acre site. These units will feature bamboo hardwood flooring, marble master baths, floor-to-celling
windows, an outdoor swimming pool, plus a rooftop swimming pooi and health club. This is one of three towers proposad by Louls
Cicalese of the Delaware River Development Group. The other two projects are proposed for Pier 34, south of Penns Landing and at
Pier 40. Floor plans at Marina View Towers will include one, two and three badroom layouts. Pricing and final unit sizes are stilt in
flux, but initial plans indicate pricing siarting at $400,000 for a 866 square foot one-bedroom unit (3461 per squers foot) increasing to
$2,000,000 for the penthouse. This building will also contain 15,000 square fest of commercial apace.
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MIXED-USE LAND SALE No. 2

1919-1943 Market Street

Location Data Sale Data
Location: 1919-1943 Market Street Transaction Type: Sale
Philadelphia,PA 19103 Date: 3/2005
County: Philadelphia Marketing Time: N/A
Assessors Parcel No:  88-3034400 Grantor: 1919 Trust
Afias Ref: N/A Grantee: Opus Development
Document No.: N/A
Sale Price: $8,900,000
Physical Data Financing: Cash to Seller
Type: Mixed-Use Cash Eq.Price: $8,900,000
Land Area: Gross __  Usable Onsite/Offsite Costs:  $0
Acres: 0.8000 0.8000 Adj. Sale Price: $8,900,000
Square Feet: 34,850 34,850 Verification: Property Appralser
Topography: Lavel, At Street Grade
Shape: Rectangular
Lhilities: Al public
Zoning: c5
Allowable Bldg Area: 402,672
Floor Area Ratlo: 11.55
No. of units: NA
Max FAR: 12
Frontage: 205 Ns Market St.; 170 Es 20th St.
Anslysls
Use At Sale: Vacant
Proposed Use or Dev. Condo & garage
Price Per Acre: $11,125,000
Price Per SF of Land: $255.38
Price Per Unit: N/A
Price Per SF of Bidg: $22.10
Comments

This site is situated at the northeast comer of 20th and Market Streets. The site is subject to cross easements and development
agreerents with the Blue Cross office tower, which adjoins the eastamn boundary fine of the site. Prefiminary plans indicate the
buyer will construct a 30-story residential development above ground floor retail and a parking garage. However, approvals were not
in piace at the time of sale, although the site was vacant and ready for development. The property had been previously foreciosed,
and was the subject of extensive litigation.
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MIXED-USE LAND SALE No. 3

412-38 North Front Street
Location Data Sale Data
Location: 107 Callowhill Transaction Typa: Sale
Phlladelphia,PA 19123 Date: 5/2006
County: Marketing Time: N/A
Assessor's Parcel No: 55015600 Grantar: Bannett and Linda Levin
Atlas Ref: NA Grantoe: 412 North front Associates, LC
Document No.: N/A
Sale Price: $8,000,000
Physical Data Financing: Not Avaliable
Type: Mixed-Use Cash Eq.Price: $8,000,000
Land Area: Gross  Usable Onsite/Offsite Costs: ~ $75,000
Acres: 1.0260 1.0260 Ad]. Sale Price: $8,075,000
Square Feset: 44,603 44,603 Varification: Phil Mc Fliin for grantee
Topography: Level, At Street Grade - .
Shape: lrreguilar ‘ i, y 1
Utilities: All public L R Ak
Zoning: Cc3&C4 - ' '
Allowable Bidg Area: 201,083
Filoor Area Ratio: 4.50
No. of units: 128
Max FAR: 4
Frontage: 311 Wast slde of North Front Street;
Analysis
Use At Sale: industrial
Proposed Use or Dav. Mixed Use
Price Per Acre: $7.870,370
Price Per SFof Land: $180.88
Price Per Unit; $63,086

Price Per SF of Bidg:  $40.16

Comments

Title to the property is currently vestad in the name of 412 North Front Associates, LC who acquired title to the property in May 2005
As ls for $8,000,000, cash from Bennett Levin and Uinda Levin Siverberg. The site was originelly placed under contract in
November 2004 "As Is". Prior to the saie the buyer, at their own costs, secured approvals for the construction of a 21-story high rise
condeminium project containing 184,637 square fest of residential space in 128 units, 9,548 square feet of ground floor commercial
space and 177 parking spaces for a total allowable building erea of 201,083. At the time of sale, the sis was improved with a

one-atory industrial bullding scheduled for demolition. The estimated demolition costs were $75,000. Therefors the total
consideration was $8,075,000.
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MIXED-USE LAND SALE No. 5

Symphony Houss
. Location Data Sale Data .
Location: 400-428 South Broad Street Transaction Type: Sale
Philadeiphia,PA 19102 Date: 12/2004
County: Philadelphia Marketing Time: N/A
Assessor's Parcel No:  78-2026103; 77-2511010 Grantor: PAID/Pierce College
Afias Ref: N/A Grantee: Symphony House Assoclates, LP
Document No.: N/A
Sale Price: $7,500,000
Physical Deta Financing: Cash to Salier
Type: Mixsd-Use Cash EqPrIoe 37.800,000
Land Area: Gross Usable Onsite/Offsite Costs:  $0
Acres: 0.9346 0.9348 Ad]. Sale Price: $7,500,000
Square Feet: 40,712 40,712 Verification: Carl Dranoff, (Grantoe)
Topography: Level, At Street Grade
Shape: Irregular
Utilities: All public
Zoning: C-4
Allowable Bldg Area: 511,934
Floor Araa Ratio: 12.57
No. of units: 163
Mex FAR: N/A
Frontage: 262 Ws Broad Street; 80 North side
of Lombrd Street
Anaiysis
' Use Af Sale: Surface parking/townhousas
Proposed Use or Dev. Mixed use
Prica Per Acre: $8,024,823
Price Por SF of Land: $184.22
Prics Per Unit $48,012

Price Per SF of Bidg:  $14.83

Comments

This parce! is currently under contract to Symphony House Assoclates, LP. The site consists of two contiguous parcels. The main
parcais contains 36,032 square feet and is being purchased for $6,000,000. In addition, the grantes has agreed to purchase an

" adjoining 4,680 square foot parcel for $1,500,000. The second smailer parcel is Improved with two small townhouses containing
approximately 5,400 square feet of useable building area. These structures are historically cortified and therefore may not be
demolished. This second parcel contributes to the total permitted FAR calculation for the site. Reportedly, in order to obtain
maximum permitted density for this sita, the developer also agreed to seli the theater portion to a non-porfit group at a below market

price. In addition, it is believed that the maln sefler, PAID, was motivated to act in order to promote development along South Broad
Street, the city’s Avenue of the Arts,

The developer plans on construction a high-density mixed use structure on the site containing 320,000 square feet of gross
residential space, 4,122 square faot of retail space, a 152,812 square foot 8-story parking garage and a 35,000 squane foot theater.
Upon completion, the building will contain a total building area of 511,934 squarefeet in 31 storles. '

The residential units will range in size from 852 square feet to 4,503 squaare feet with an average size of approximately 1,421
square feet. These unils will be marketed at an average price of approximately $510 per square foot.
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Relgtive Employment Performance (1981=100)
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August 2000 Empioyment Growth
% change year ago, 3 mo. MA

« New office apace, tax incentives attract more
employsrs info PHI.

* Increased port activity sparks payroll gains in
supporting indusiries.

* Budding lourist activity boosta demand for

ment hit a new peak in the second quarter. A
surge in tourfsm-related hiring and in the busi-
ness services industries are the primary drivers
of the PHI economy. Job growth has msoderated
some in the past few months, due to shrinking

the past year, but is st inrreasing at a double-
digit pace Permit isguance, gpecifically in sin-
gle-family markets, has also moderated some
in the past few months.

Conmercial boom? While the PHI housing
market is showing signs of fatigue, its office courn-
ferpart contines to hmprove. The office market
1s being tmoved by steady growth in office-using
employment and record cozrporate profitability.
Acconding to CBRE, PHI's office vacancy rate is
gradually declining and lease rates are rising as
corpaorate expansions have sbsotbed a portion of
the excess supply an the market.

The prospects for commercial real estate are
iooking weaker, however, Although we expect
the PHI economy to slow over the next several
quarters, there are a few signs of a measurable
reduction in commerdal construction actvity.
The success of the Cira Centre has rumors cir-
cuiating that another stmilar bullding will be
erected to add additionat Class ‘A’ office space
in PHI. This sort of speculative buflding could
suppress rental rates as slower job creation will
limit demand for office space going forward,

Pharmacenticals. Conditdons in FHI's sig-
nificant pharmaceutical industry are gradually
improving, which is in stark contrast to the

1384 1379 1412 145.8 Gross Metro Product, CSB 1635 1689 1735
24 11 24 18 14 24 36 % Change 36 21 20 20 19
1,881.8 1,894.2 1,800.3 1,8854 1,860.9 1,869.5 1,880.1 Total Employment (000) 19124 19253 1,837.4 1,953.0 1,968.5
20 17 03 -08 08 00 11 % Change 12 07 06 08 08
42 41 48 56 58 55 50 Unemployment Rats 48 48 47 48 45
38 77 22 34 3.1 51 5.1 Personal iIncome Growth 46 39 38 36 as
38376 38522 38583 38630 38724 38823 3,890.2 Population {000} 39004 39071 39131 39180 39212
9808 9041 8179 8685 7094 8348 8236 Single-Famlly Permits 8,108 8430 8083 7808 7,853
1666 2311 2105 1505 3,608 4335 398 Multifamily Permits 3557 2470 2,018 2,027 2,184
1174 1181 1281 1420 16841 1775 2057 Exiating Home Price {§Tha) 2265 2300 2293 2281 2308
14040 11,851 21,294 75195 48,188 28566 30,554 (S0 28832 28362 22980 23,038 23,619
12 3.5 8.7 4.3 34 5.1 28 Net Migration (000) 33 8.7 7.7 88 -108
18,997 15,888 17,848 18,287 18,681 17,104 19,522 Persona! Bankruptcics 10,700 12504 13,421 14,148 15408
ANALYSIS
STRENGTHS Recent Performance. The Philadelphia econ-  Despite the recent increase in payrolls, the
mConcentration of well-regarded educational omy has beep maintaining growth at a fairly neartenn outlook for the PHI's pharmaceutical
intytions. steady clip over the past year. Payroll employ-  manufacturers is mixed The mdustry is fac-

tobebumbardedwlthlnmﬂm while Glaxo-

WEAKNESSES retail payrolls and slower growth in comstruc:  SmithKhine just settied the Jargest tax settie-
B Waak population growth. | tion jobs, The PHI houstng market is cooling in ~ ment in US. history which orders them to pay
WLower per capita income than other large an orderly fashion. Price growth has slowed in  hillions to the government. Although Merck

has stated that its Montgomery County facility
will not be shuttered, if the fallout from tha
lawsuits are larger than anticipated more cost
cutting measures may be needec.

Spending. Steady, above-average houseprice
growth has generated wealth gains and increased
purchasing power for PHI residents over the past
two years. The impact of the wealth gains, how-
ever, has not been enough to cotmpensate for
below-average income and population growth in
PHL A3 a result, the local retaii industry contin-
ues to flounder with very weak job growth. Con-
ditions are not expected to nprove as consumer
financea nationwide face tncreasing hweadwinds.
High interest rates and record debt burdens will

Fhiladelphia ecopomy
will continue to decelerate through the remain-
der of this year and into early 2007. Slower job
growth in PHI's core sectors including educa-
tion and health services will faciltate this sfow
down. Although the pace of fob cuts in mamu-
factaring will slow, the incustry will remain
PHI's Achilles beel. Impediments to growth in-
clude FHI's above average living and business

sarvion-hased industries. broader manufacturing sector. Afver hitting its  costs, and weak Immigration trends.
. In
DOWNSIDE nadir in early-2004, job growth in PHI's phar- Mhmwdmbenundupufamzv":
: ® Hause prices dacline causing a reduction in maceutical manufacturing industry has gradu-  the extended forecast
hausshold wealth and avallability of credit. ally tmyproved. Stll, the industry remains 5,000,  Ryan Sweest
* Political red taps dolays issuanca of siot Ncenses. | or 21%, below its previous employment peak. September 2006
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2005
COMPARATIVE EMPLOYMENT AND INCOME

% of Total Employment Aversge Amual Esmings
Bactor PHI PA us PHI PA us
Construction 3.9% 44% 55% $63,728 $46,858 $455860
Manufecturing 85% 120% 107% $80,748 $84.743 $85,803
Durable 50.8% 60.6% 62.9% nd 363,060 $68,079
Nondurable 48.2% 39.4% 37.1% nd $87,215 362134
Transporiation/Utilities 3.2% 40% 37% $64,332 §$58,513 $55,375
Wholesale Trude 4.5% 41% 43% $70.988 $63.232 $63,130
Ratak Trade 1068%  11.8% 11.4% $20,910 $25,077 $26,719
Information 2.2% 1.9% 2.3% $83,245 $88,211 $60,020
Financiat Activities .7% 5.9% 6.1% $60,085 $52.278 $53,578
Prof. and Bus. Services 149%  115% 126% $64,643 $50,781 $48978
Educ. and Heslth Services 203%  18.0% 13.0% $45002 $41,110 $36,828
Lelsura and Hosp. Services 7.8% 85% 9.6% $21,720 $17,014 $19,325
Other Services 4.8% 48%  4.0% $27,823 $24,016 $23,384
Govemment 18% 13.1% 163% $50,618 $51,021 $52.840

Sources: Peroent of iotal ampioyrent - Moody's Economy.com & BLS, 2006; Aversgs annuml aamings - BEA, 2004
HOWSE MRICES
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LEADING INDUSITRILS

Sources: BLS, Moady's Economy.com, 2005

Net Migration, PH

2004
-15,125

Domestic |-15,840
Foreign | 11,544 | 10,988 | 9,981 | 9,110
Total -4,305 | -3,308 | -5,144 | 9,778
Sources: IRS {top), 2004; Cenaus Buray, 2005

14,334 18,808
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Sourcs; Buresu of Econamic Analysis, 2004
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The Suburbs Help Qffset Exodus from Center City

Chester
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Populstion, 2005, % change year ago
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PHI's population base is barely growing, which is not surprising
for a larger, older Northeast metro division. Suburban growth is
stil] feeding activity in PHL In 2005, Chester and Bucks counties
accounted for most of the gains in population, That sald, growth
in the suburbs is coming at the expense of Center City. In fact,
Center City has been contracting for nearly two decades now with
its population falling 10% over that span. Looking abead, poor
population growth is a major long-term term hurdle for PHI as it
will ¥imit deraand for housing and consumer-based industries.

Philadeiphia's Housing Market is Losing Steam
6

Months of excess supply (L) -
Source: Moody's Econoamy.com ‘
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% changs yesr ago (R)
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The PHI housing market is in the early stages of its downturn
as high mortgage rates and double-digit house-price growth have
weighed on affordability. As a result, home sales are well off their
2005 peak, inventories are on the rise and house-price growth is
clearly moderating. With inventories plling up, homehbuilders are
quickly pulling back the reins. In the second quarter, the number
of housing starts in PHI fell to its lowest level since late-2004. That
said, house prices in PHI were still growing at a double-digit clip
through the first half of the year.
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REAL ESTATE
EXPERIENCE

CBRE

CB RICHARD ELLIS

PROFESSIONAL QUALIFICATIONS

JOSEPH T. MURRAY

CB RICHARD ELLIS, INC.
Philadelphia, Pennsylvania
Senijor Real Estate Analyst
Valuation and Advisory Services

Presently, Mr. Murray is a Senior Real Estate Analyst with Valuation and Advisory
Services in the Philadeiphia office of CB Richard Ellis, Inc. CBRE is a commercial
real estate services company. CB Richard Ellis, Inc. acquired Insignia/ESG, Inc. in
July 2003,

INSIGNIA/ESG, INC.
Philadelphia, Pennsylvania
Associate
Valuation Services Group

Between June 1998 and July 2003, Mr. Murray served as a staff appraiser with the
Valuation Services Group in the Philadelphia office of Insignia/ESG, Inc.

JACKSON-CROSS VALUATION CONSULTANTS, Ltd.
Philadelphia, Pennsylvania
Associate

Between July 1997 and June 1998, Mr. Murray served as a staff appraiser and
analyst providing quality valuation and related services to the firm’s clients on real
property throughout the Middle Atlantic States. Jackson-Cross Valuation
Consuitants, Ltd. was a parinership of the Jackson-Cross Company, Realtorg® and
Lynch-Rush & Associates, Inc., Real Estaie Analysts and Consultants.

JACKSON-CROSS COMPANY
Philadelphia, Pennsylvania
Staff Appraiser

Mr. Murray was an employee of that company from June 1990 through July 1997
specializing in counseling and the valuation of complex commercial, industrial and
investment real estate in the Middle Atlantic States. His tenure began in January
1988 as a Researcher in the company’s Appraisal Division contributing primary
data for that group’s professional staff.

© 2007 CB Richard Ellls, Inc.




. CB RICHARD ELLIS

FORMAL

EDUCATION TEMPLE UNIVERSITY
Philadelphia, Pennsylvania
Attended 1970 to 1972

TEMPLE UNIVERSITY REAL ESTATE INSTITUTE
Philadelphia, Pennsylvania
Real Estate Fundamentals
Real Estate Practices

APPRAISAL INSTITUTE
Chicago, Illinois
Real Estate Appraisal Principles
Basic Valuation Procedures
. Standards of Professional Practice
Basic Income Capitalization Theary and Techniques
Advanced Income Capitalization
Highest And Best Use And Market Analysis

' © 2007 CB Richard Ellts, inc.




CBRE

CB RICHARD ELLIS

PROFESSIONAL QUALIFICATIONS
JOHN B. RUSH, MAI, CRE

REAL ESTATE
EXPERIENCE: CB RICHARD ELLIS, INC.

Philadelphia, Pennsylvania

Managing Diracior

Valuation and Advisory Services
Presently, Mr. Rush is Managing Director of the Valuation and Advisory Services
Group in the Philadelphia office of CB Richard Ellis, Inc. CBRE is a commercial real
estate services company. CB Richard Ellis, Inc. acquired Insignia/ESG, Inc. in July
2003.
INSIGNIA/ESG, INC.

Philadelphia, Pennsylvania

Managing Director

Valuation Consultants

| Between June 1998 and July 2003, Mr. Rush served as Managing Director of the

Valuation and Consulting Group in the Philodelphia office of Insignia/ESG, Inc.
JACKSON-CROSS YALUATION CONSULTANTS, LTD.

Philadelphia, Pennsylvania

Moanaging Director
Between July 1997 ond June 1998, Mr. Rush served as Muanaging Director of
Jockson-Cross Voluation Consulants, Lid. a partnership of the Jackson-Cross
Company, Realtors® and Lynch-Rush & Associates, Inc., Real Estate Analysts and
Consultants.  Jackson-Cross was o recognized regional commerciol real estate
services company in business since 1876; Lynch-Rush & Associotes possessed the
experience and talent necessary to efficiently méet the real property valuotion and
relofed needs of our mutual dients.
CUSHMAN & WAKEFIELD OF PENNSYLVANIA, INC.

Philadelphia, Pennsylvania

Director and Manager

Valuation Advisory Services Group
Mr. Rush was an officer of that company from October 1985 through July 1997 and
served as manoger of its Philadelphia based appraisal group which specialized in the
counseling on and the valuation of complex commercial, industrial and investment
real estate in the Middle Afontic States. His tenure with Cushman & Wakefield
began in Januery 1980 as a Senior Appraiser responsible for the primary valuation
analyses on a wide variety of commercial, industrial and income producing regl
property types.
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FORMAL
EDUCATION:

PROFESSIONAL

AFFILIATIONS:

CBRE

Ce RICHARD ELLIS

PROFESSIONAL QUALIFICATIONS
JOHN B. RusH, MAI, CRE

BOYLE/HELBIG REALTY, INC.
Philadelphia, Pennsylvania
Staff Appraiser

From December 1977 to December 1979, Mr. Rush worked for this local firm
speciclizing in the oppraisal and consulling on commercial and industrial real
estale. The company wos acquired by Cushman & Wakefield, Inc. to be the
spearhead of its newly organized Valuation Advisory Services Group in December
1979.

MICHAEL SINGER - REAL ESTATE
Philadelphia, Pennsylvania
Associate

Leasing, management ond financing of local residential and commerciol reol
estate from June 1975 to December 1977.

DREXEL UNIVERSITY
Philadelphia, Pennsylvania

Master of Business Administration - 1982

SAINT JOSEPH'S UNIVERSITY
Philadelphia, Pennsylvanio
Bachelor of Ars - 1975

APPRAISAL INSTITUTE
Chicago, Minois
Required Courses of Study Leading to the MAI Designation
and State Certification
Various Lectures and Seminars for Continving Education Credits

PHILADELPHIA BOARD OF REALTORS® SCHOOL
Philadelphia, Pennsylvonia
Required Courses of Study Leading to State Licensure
Mr. Rush also attends various lectures and seminars o meintain
his Pennsylvania Real Estate Broker's License

MEMBER, APPRAISAL INSTITUTE
(MAI Designation #7261)

MEMBER, THE COUNSELORS OF REAL ESTATE
(CRE Designotion #1949)

DELAWARE CERTIFIED GENERAL APPRAISER
(Certificate #X1-0000051)

© 2007 CB Richord Eliis, Inc,




QUALIFIED
EXPERT

WITNESS:

GUEST
LECTURER:

MARYLAND CERTIFIED GENERAL APPRAISER

(Certificate #10041)

CBRE

CB RICHARD ELLIS

PROFESSIONAL QUALIFICATIONS
JOHN B. RUSH, MAl, CRE

NEW JERSEY CERTIFIED GENERAL APPRAISER

(Centificote #RG 00808)

PENNSYLVANIA CERTIFIED GENERAL APPRAISER

(Cerfificate #GA-000331-)
PENNSYLVANIA REAL ESTATE BROKER
(License #AB043144A)

ASSOQCIATE, URBAN LAND INSTITUTE
{Associote #164089)

AFFILIATE, TRI-STATE COMMERCIAL & INDUSTRIAL ASSOC. OF REALTORS®

UNITED STATES BANKRUPTCY COURT

Eastern District of Pennsylvania
Middle District of Pennsylvania
District of Maryland

COURT OF COMMOCN PLEAS
Dauphin County, Pennsylvanic
Chester County, Pennsylvania

BOARD OF ASSESSMENT APPEALS
Berks County, Pennsylvania
Bucks County, Pennsylvonia
Dauphin County, Pennsylvania
Delaware County, Pennsylvania
Montgomery Counly, Pennsylvania

BOARD OF REVISION OF TAXES
City of Philodelphio

BOARD OF TAX REVIEW
City of Philadelphia

UNIVERSITY OF PENNSYLVANIA
Phitodelphia, Pennsylvania
The Wharton School

© 2007 CB Richord Eliis, inc.
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