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Mr, James Tucker
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LIVE NATION
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Houston, Texas 77027

RE:  Appraisal of the Boyd Theater Site
1908 -1910 Chesinut Street
Philadelphia, Pennsylvania
CBRE File No 08-092PA-0120

Dear Mr. Tucker

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

The subject is a theater containing 23,100-square-foot of gross building area. This properly is
located at 1908-1910 Chestnut Sireet in the central business district of the City of Philadelphia,
Pennsylvania. [t was built in 1927 ond 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 economicaliy 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
Appralsal Premise Interest Appralsed Date of Value Value Conclusion
As Is Fen Simple Estate March 28, 2008 $6,600,000
Compilad by CBRE
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Mr. James Tucker
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Dataq, information, and calculations leading fo the value conclusion are incorporated in the report
following this letter. The report, in its enfirety, 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 gothered, the techniques employed, and the
reasoning leading to the opinion of value. The analyses, opinions ond conclusions were developed
based on, and this report has been prepared in conformance with, our interpretation of the guidelines
and recommendations set forth in the Uniform Standards of Professional Appraisal Practice (USPAP),
the requirements of the Code of Professional Ethics and Stoandards of Professional Appraisal Practice
of the Appraisal Institute, the Financial Institutions Reform, Recovery, and Enforcement Act of 1989
(FIRREA) and Title XI Regulations.

The report is for the sole use of the dient; 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 oppraisal resulis 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, o 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 condition that we will be provided with an
Indemnificafion Agreement and/or Non-Reliance lefier, in a form and content satisfactory to us, by o
party satisfactory to us. We do consent to your submission of the reporis fo rating agencies, loan
parficipants or your auditors in its entirety (but not component paris} without the need to provide us
with an Indemnification Agreement and/or Non-Reliance letter.

CBRE heraby expressly granted to Client the right to copy this report and distribute it to other porties 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. I
you have any guestions concerning the anolysis, or if CBRE can be of further service, please contact
us.

CBRE VALUATION & ADVISORY SERVICES

,\/7‘;/34 4 W 4.

John B. Rush, MAl, CRE Joseph T. Murray
Managing Director Associate
Pennsylvania Certified General Assistant to the State Cerlified
Real Estate Appraiser #GA-000331-L Real Estate Appraiser
JTM/JBR
€8 RICHARD BLLIS




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 comect.

2. The reported analyses, opinions, and conclusions are limited only by the reported assumpfions
and limiting conditions and are our personal, importial and unbiased professional analyses,
opinions, and condlusions.

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 parties involved with this
assignment.

4. Our engagement in this assignment was not confingent upon developing or reporfing
predetermined resulfs.

5. Our compensation for complefing this ossignment is not confingent ypon the development or
reporting of a predetermined volue or direction in value that favors the cause of the client, the
amount of the valve opinion, the attainment of a stipulated result, or the occurrence of g
subsequent event directly related to the intended use of this appraisal.

6. This appraisal assignment wos not based upon a requested minimum valuafion, a specific
valuation, or the approval of a foan.

7. QOur analyses, 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 analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the requirements of the Code of Professional Ethics and the
Standards of Professional Appraisal Practice of the Appraisal [nstitute, which include the Uniform
Standards of Professional Appraisal Practice.

9. The use of this report is subject to 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 educafion
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 fo 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 as a part of our roufine market research
investigations, absolute client confidentiality and privacy are maintained ot ail times with regard to
this assignment without conflict of interest.

L/.}g,‘d,/é 4 M 4

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

CBRE

C8 RICHARD EL1 IS
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. BOYD THEATER SITE SUBJECT PHOTOGRAPHS

SUBJECT PHOTOGRAPHS
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BOYD THEATER SITE SUBJECT PHOTOGRAPHS

{ TYPICAL VIEW OF THE SUBJECT ]
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TYPICAL YIEW OF THE SUBJECT
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BOYD THEATER SITE SUBJECT PHOTOGRAPHS

[ __._CHESTNUT STREET WESTBOUND ]
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BOYD THEATER SITE SUBJECT PHOTOGRAPHS

[ SANSOM STREET WESTBOUND ]
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. BOYD THEATER SITE SUMMARY OF SALIENT FACTS

SUMMARY OF SALIENT FACTS
Property Name Boyd Theater Site
Location 1908 - 1910 Chesinut Street, Philadelphio,
Pennsylvanic 19103
Asssssor's Parcel Number 88.2043-201
Highest and Best Use
As Vacant High Density Mixed Use
Property Rights Appralsed Fea Simple Estofe
Land Area 0.72 AC 31,569 SF
Estitmated Bposure Time 9 Months
VALUATION Total Por 51
Land Yalue $6,600,000 $209.07
CONCLUDED MARKET VALUE
Appraisal Premise . interest Approlsed Date of Value Value
Asls Foe Simple Esiate March 28, 2008 $6,500,000
Compiled by CBRE
. EXTRAORDINARY ASSUMPTIONS & HYPOTHETICAL CONDITIONS
None noted.
vii
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BOYD THEATER SITE INTRODUCTION
INTRODUCTION

PROPERTY IDENTIFICATION

The subject is a theater containing 23,100-square-foot in gross building area. This property is
located at 1910-1918 Chestnut Sireet in the central business district of the City of Philodelphia,
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 subject’s tax parcel number is 88-

2043201.

OWNERSHIP AND PROPERTY HISTORY

Title to the properly is currently vested in the name of Cleor Channel, a related entity of Live Nation,
who acquired title to the properly in 2005 for $1.00, as recorded at City Hall by the Philadelphia
Recorder of Deeds. This most recent sale tronsaction does not appear to be an am’s length
transaction, but a transfer of ownership between related entities.- To the best of our knowledge, there
has been no other ownership transter 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 premise(s):

PREMISE OF THE APPRAISAL/RELEVANT DATES

Date of Report: April 14, 2008
Data of Inspaction; March 28, 2008
Date of Value
As ls: Morch 28, 2008
Compiled by CBRE
PURPOSE OF THE APPRAISAL

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

The most probable price which a property should bring in a competitive and open market under qll
conditions requisite fo a fair sale, the buyer and seller each acting prudently and knowledgeably, and
assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation of
a sale as of a specified date and the passing of title from seller o buyer under conditions whereby:

1. buyer and seller are typically motivated;

© 2008 OB Richord ERe




BOYD THEATER SITE INTRODUCTION

2. both parties are well informed or well advised, and acting in what they consider their own best
inferests;

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 terms of financial arrangements
comparable thereto; and

5. the price represents the normal consideration for the property sold unaffected by special or
creative financing or sales concessions granted by anyone associoted 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 appraisal is to be used by the client for internal financial decisions.

PROPERTY RIGHTS APPRAISED

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

The scope of the assignment relotes to the extent and manner in which research is conducted, dota is
gathered and analysis is applied, all based upon the following 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

! Office of Compirolier of the Cumrency (OCC), 12 CFR Port 34, Subpart C — Appraisaks, 34.42 (g); Office of Thrif
Supervision [OTS), 12 CFR 564.2 {g); Approisal Instifute, The Dictionary of Real Estate Appraisal, 4™ ed. {Chicago: Appraisal
Institute, 2002), 177-178. This is also compatible with the RTC, FDIC, FRS and NCUA definitions of market value os well gs
the example referenced in the Uniform Standards of Professional Appraisal Practice (USPAP).

£ 2008 CB fichand tih




BOYD THEATER SITE INTRODUCTION

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

Extent to Which the Property 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 title report.

Extent fo Which the Property Is Inspected

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

Type and Extent of the Dafa 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 Appllied

CBRE analyzed the dato gathered through the use of appropriate and accepted appraisal
methodology to arrive ot 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 fime associated with the value estimate presented has also
been concluded.

SPECIAL APPRAISAL INSTRUCTIONS

There have been no special approisal instructions for this assignment.

3
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BOYD THEATER SITE INTRODUCTION

EXPOSURE/MARKETING TIME

Cument approisal 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 analysis, this is referred to os exposure time. Exposure time always
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
valve. On a prospective basis, the term marketing time is most often used. The exposure/marketing
fime is a function of price, fime, and use. It is not an isolated estimate of time alone. In consideration
of these factors, we have .onalyzed the following:

e exposure pariods for comparable sales used in this appraisal;
s marketing time information from the the Korpacz Real Eslate Investor Survey; and
e the opinions of market participants,

The following table presents the information derived from these sources.

EXPOSURE TIME INFORMATION
Exposure Time (Months)

Investment Type Ronge Average
Comparable Sales Data $0 - 120 9.0
Notional Strip Center

1Q2008 20 - 120 6.1

4Q2007 20 - 120 6.5

4Q2007 20 - 120 6.1
CBRE Estimate 9 Montha

Korpacz Real Estate [nvestor Survey

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




BOYD THEATER SITE INTRODUCTION

This exposure/markefing time reflects current economic conditions, current real estote investment
market conditions, the terms and availability of financing for real estate acquisitions, and property and
market-specific factors, It assumes that the subject is {or has been) actively and professionally
marketed. The marketing/exposure fime would apply to dll valuation premises included in this report.

© 2007 CB Richard Ellis, Inc.




. BOYD THEATER SITE AREA ANALYSIS

AREA ANALYSIS

LOCATION

The subject property is located in Philadelphia, Pennsylvania, the urban core of the Philadelphia
Metropolitan Area.  This region encompasses over 3,500 square miles through the counties
immediately surrounding that city in both Pennsylvania and New Jersey. 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 ot the north to Wilmington, Deloware ot the south. The Delaware
Valley is a closely integrated market that pervades the many political subdivisions incorporated in it,

POPULATION

The Philadelphia Metropoliton Area has the fifth largest populafion in the nation after New York, Los
Angeles, Chicago, and Dallas. The most recently tabulated population of almost 5.16% million
represents an increase of about 2.5 percent since 2000. A closer inspection of the stafistics indicates
population growth in the suburban counties surrounding Philadelphia, with a decline in the city itself.
The current population of the City of Philadelphia is now estimated to be about 1.45%+ million, o
decrease of approximately 4.3 percent since 2000. These stotistics are significant in that
demographers believe population growth is directly tied to employment growth.

®




BOYD THEATER SITE AREA ANALYSIS
SELECTED AREA DEMOGRAPHICS
Demographic City of Metro State of
Data Philadelphic Philadelphia Pennsylvania
Population
2012 Population 1,404,411 5,238,984 12,587,377
2007 Population 1,451,656 5,164,469 12,478,874
2000 Population 1,517,550 5,036,646 12,281,054
1990 Population 1,585,577 4,856,883 11,881,693
Growth 2007 - 2012 0.66% 0.29% 0.17%
Growth 2000 - 2007 -0.88% 0.50% 0.32%
Growth 1990 - 2000 -0.44% 0.36% 0.33%
Households
2012 Houssholds 552,71 1,992,209 4,983,594
2007 Houssholds 569,731 1,956,701 4,916,948
2000 Households ' 590,071 1,889,951 4,777,003
1990 Households 603,075 1,777,366 4,495,983
Growth 2007 - 2012 -0.60% 0.36% 0.27%
Growth 2000 - 2007 ) -0.70% 0.70% 0.58%
Growth 1990 - 2000 -0.22% 0.62% 0.61%
2007 Median HH inc $35,984 $56,583 $46,854
2007 Estimated Average Household Income $49,108 $75,723 $54,766
2007 Estimated Per Capita Income $19,687 $29,102 $21,949
2007 Median Valus of alf Owner-Oce HUs $101,020 $208,053 $138,174
Age 25+ College Graduates - 2000 172,641 925,986 1,847,631
‘Age 25+ Percent College Graduates - 2007 18.6% 27.1% 21.7%
Source: Claritas
EMPLOYMENT

Concurrent with national trends, the regional ecanomy is now heavily based in the skilled/service
industries. Approximately 13 percent of the metropoliton workforce is employed in health care, while
another 12 percent is still in manufacturing., The retuil trade employs over 11 percent of the local
waorkforce, while financial services, professional services and education account for over 25 percent in
the Philadelphia Métropolitan Area.

According fo the Pennsylvania Department of Labor and Industry, the February 2008 unemployment
rate in the nine county Philadelphia Metropolitan Area is currently estimoted to be 5.2 percent. This
rate is above the 4.9 percent for the Commonwedith of Pennsylvania, and the 4.8 percent for the
nation, as o whole. At the same time, Philadelphia County had an unemployment rate of 7.0 percent.

7
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BOYD THEATER SITE AREA ANALYSIS

INCOME

The median effective household buying income or disposable income dfter federal taxes in the
Philadelphia Metropolitan Area is currently estimated to be $56,583. In comparison, that of
Philadelphia County alone is only $35,984.

RECENT PERFORMANCE

Following a midyear lull, the Philadelphic economy rebounded in the second half of 2007. The pace
of hiring, however, remains lackluster ond is well below the national average. Philadelphia is
combating layoffs in financial services and manufacturing and o downshift in hiring in its core sectors
such as education and healthcare. Strong growth in retail trade is helping put a floor under job
growth, but this support is unsustainable as consumer spending is slowing on the back of below
average job growth and more difficult macroeconomic conditions.

The housing market correction is running its course. Single-family permitting activity is showiné signs
of stabilizing, albeit near levels not seen since the early 1990s. House-price growth is decelerating
while mortgage credit quality is eroding rapidly.

CREDIT CONCERNS

Global financial market tightening will not derail Philadelphia’s expansion, but it is leaving a mark.
Philodelphia is not overly exposed to subprime lending, although it is home to many firms that are tied
to financial markets, including banks, consulting businesses, and law and accounting firms.  Since
global financial markets froze last August, the financial services sector in Philadelphio has cut over
1,600 positions, bringing its year-to-date total to 2,600, The Federal Reserve’s January Beige Book
suggests that condifions will not improve as respondents expect slow growth in total lending,
foreshadowing additional layoffs in the financial services sector. As payroll cuts in the industry will not
bottom out until mid-2008, the burden of keeping job growth positive will rest on Philadelphia’s other
core sectors, namely education/healthcare and business/professional services.

COMMERCIAL REAL ESTATE

To date, commercial real estate has lent key support fo the Philadelphia economy, but strong
downside risks could cause this support fo wane. Although local hemebuilders are pulling back on
projects, layoffs in the construction industry have been absent; in part due to some workers shifting to
commercial work on office or institution work underway, especially in Center City. The overall
commercial vacancy rote in Philadelphia has been declining steadily since 2004, and with no
additional space slated to come on line until 2010, office vacancy rates in Center City will edge
lower. However, the outlook comes with a number of risks, namely weaker corporate profit growth,
fragile business confidence and a iocal or national recession.

8
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BOYD THEATER SITE AREA ANALYSIS

TOURISM

While the housing market is weighing on economic growth, Philadelphia is benefifing from strong
tourism activity. The weak dollar has provided some support to Philadelphia’s tourism and retail
industries over the past few years. According to Smith Travel, hotel vacancy rates averaged 69%,
essentially unchanged from the previous four years but above their historical average of 67%. Also,
payroll employment in leisure/hospitality is at o historic high. With fourism relatively strong in
Philadelphia, several new hotels are planned. The ouflook is cautiously optimistic for the
leisure/hospitality industry as it will be buoyed by a weak dollar and the gradual opening of casinos.

LINKAGES

The greater Philadelphic Metropolitan Area is conveniently accessible to an extensive network of
interstate highways and stafe and inter-county roads. The Port of Philadelphia is one of the largest
fresh water ports in the country. The Philadelphia Infernational Airport provides service to most 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.

CULTURAL, EDUCATIONAL & RECREATIONAL RESOURCES

Educational opportunities abound throughout the region, with twelve major colleges and universities
located here. There are also four teaching medical college hospitals in the Philadelphia area. As the
nation’s fifth largest urban center and first capital, cultural and recreational adiivities available o the
populace are widely diverse.

GOVERNMENT

The suburban counties surrounding the City of Philadelphia are divided into separate municipalities
known as townships or boroughs, each with its own elected board of supervisors and zoning code. In
addition, independent school districts overlap a number of these municipalities throughout the
surrounding counties with their own separate view on real property faxation. There is no county-wide
or regional coordination of these governments with regard to land planning, taxation, development
incentives or dis-incentives, which frequently results in haphczard or uneven land uses, fransportation,

and human services.

& 2008 CB Richord File




BOYD THEATER SITE AREA ANALYSIS

CONCLUSION

Real gross domestic product (GDP), the output of goods and services produced by labor and property
located in the United States, is reported to have increased at an annual rate of 1.5 percent during the
fourth quarter, meaning GDP grew 2.8 percent during the twelve months ending December 2007,
Economic models developed previous to the recent interest rate cuts and proposed stimulus packages,
suggest real GDP will grow at a 3.0 to 3.5 percent rate during 2008. Now that the Fed has cut
interest rates, the probability exists of even greater growth in 2008.

Siill, the inventory of availoble houses remains at o 9.8-month supply. With housing so weak,
manufacturing production was flat during the second half of 2007 as were orders for new durable
goods. But housing is now a small share of GDP (4.5%), and it has fallen so much already that it is
highly unlikely to drive the economy into.recession by itself. In contrast, exports are now 12 percent of
the economy, and are growing at a fast pace. Thus, the boom in exports is overwhelming the losses
derived from housing.

Retait sales fell by 0.4 percent in December, but were up 1.1 percent in November. A one-month

~ drop in refail sales is not unusual; in each of the past five years, retail sales have been negative for at

least three months. These declines are more a part of the normal voldtility of the data than a sign of

recession.

Unemployment has shifted up to 4.9 percent nationally, yet personal income is up 6.1 percent during

~ the past twelve months. Additionally, small business income accelerated in Oclober and November,

the height of the so-called credit crunch. Many believe that o recession has already begun because
credit market have seized-up. The feor is that o credit confraction will cause a major economic
slowdown. in contrast, initial unemployment claims, a consistent bell-weather for recession, are
nowhere near a level of concem at this time

Fortunately for the real estate market, the Philadelphia Metropolitan Area benefits from a relatively
diversified aconomic base, which protects the region from the effects of wide swings in the economy.
This region’s strategic location along the eastem secboard and its reputation as @ business center
should further enhance the area’s long-term outlook. It is our conclusion that the long-term trends of
the region should exert positive influences on the value of well-located and weli-designed real

property.

10
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8OYD THEATER SITE NEIGHBORHOOD AMALYSIS
NEIGHBORHOOD ANALYSIS

The subiect 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 concentrafion of high density commercial, residential
and institutional land uses.
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Although office development is the primary land use in Center City, high rise residential properties are
also found. Maijor residential projects include the Rittenhouse, Independence Place, Wanamaker
House, and Society Hill Towers. In addition, o large number of former Class B and C office
sttuctures, as well as older industrial 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 recent conversion of the Dockside and Phoenix luxury
apariments, the former Hawthomne Suites Hotel, Vidtory Building Apartments, Ambassador Apartments,
2601 Parkway Apariments as well as numerous Class B office and industrial buildings into
condominiums.
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BOYD THEATER SITE ~ NEIGHBORHOOD ANALYSIS

Low inferest rates combined with tax incentives for new construction have helped fuel demand for
housing and spurred new construction os well. New construction in the vicinity includes the National
Eost on North 2™ Street. New condominium development is also in full swing in the Market Street
West section with several projects recently begun or proposed. These include the Murano at 21* and
Market Streefs and the Residences at the Ritz Carlion at the southeast comer of 15® and Chestnut
Streets just south of City Hall, plus 10 Rittenhouse and 1706 Rittenhouse on Rittenhouse Square.,

Buyers in the market are a combination of affluent “Baby Boomers”; professionals who view the area
as inexpensive in comparison fo 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 and
“empty nesters”. Sharing o belief that the less driving you do, the better quality of life, these urban
converts are flocking to all parts of Center City.

The area immediately surrounding and influencing the subject property is primarily characterized by a
combination of low-rise buildings with ground-fioor 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 east of the subject, at 1920 Chestnut Street, a building was recently converted to
residential condominiums. Adjacent to that building at 1930 Chestnut Street, a former office building
converted to luxury high rise apartments. At the northeast comer of 20" and Chestnut Streets,
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
properly, is also the site of numerous high fashion boutiques and restaurants.

In September, 2007 Castleway Propeties purchased o large (0.83 Acre) parcel on the north side of
Rittenhouse Square extending through to Sansom Street for $36.7 million. This site, just south of the
subject, was unapproved as the time of sale. The grantee is in the process of obtaining approvals for
a high density mixed use project. -

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 which serves as the hub of many professional, clerical
and service workers in the city. The Schuylkill Expressway (Interstate 76) is just five blocks to the west,
connecting this neighborhood tfo the rest of the region. Amtrak’s 30™ Street Station serves os a
regional fransportation hub of sorts, with commuter lines served by SEPTA, and the northeast comidor
and the nation served by Amtrak’s extensive rail service. Approximately 35,000 commuters pass
through 30" Street Stafion on a daily basis.

12

2008 CB Nckend B




R R —
BOYD THEATER SITE NEIGHEORHOOD ANALYSIS

University City, just across the Schuylkill River west of the subject, is home fo the University of
Pennsylvania, Drexel University, the University City Science Center, and the Hospital of the University
of Pennsylvania. The areq is also served by public surface 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, o short walk from

the subject

To conclude, the subject properly situated in a desirable residential neighborhood with close proximity
to commercial, retail, medical, educational and cultural atiractions as well as redevelopment projects
in the area. In our opinion, the trend for the neighborhood is positive with ample prospects of long-

term apprecigtion in real property values.
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BOYD THEATER SITE MARKET ANALYSIS
MARKET ANALYSIS

An awareness of rising morigage defaults during the summer of 2007 led credit markets to vigorously
tighten lending criteria for home buyers. That shift in proctices is directly related to the current sharp
decline in home sales activily and ossociated lower pricing levels. Higher credit standards are
keeping many potential buyers entirely out of the housing market, while other potential buyers are
sitting on the sidelines waiting for further price cufs.

However for the more offluent buyers, the credit crunch is less of a problem. According to the
National Association of Recltors, the availability of jumbo morgages — those that exceed the
$417,000 limit for loans thet can be sold to Fannie Mae and Freddie Mac — has improved in recent
weeks,

National average mortgage rotes increased slightly to 5.88% in the latest Primary Mortgoge market
Survey released by Freddie Mac on April 3™. New and existing home soles moved in opposite
directions in February. New Home sales fell 1.8% in February to a seasonally adjusted 590,000
homes. The median price for a new home ium_ped 8.25% in February to $244,100, which is the
highest it has been since November. An increase in both morigage rates and new home prices in
February pushed affordability back down fo its lowest level since November.

On @ national basis, the number of homes listed for sale is enough to last acbout 9.8 months ot the
current sales pace, an increase from the 9.5 months of supply in January. When that figure is longer
than six months, it is considered a buyer’s market. Note that during the first half of this decade, when
the housing market was white-hot, supplies hovered around four to five months.

Annualized sales of total existing homes increased 2.9% in February to 5.03 million units. February’s
annualized pace is the fastest since October. Median existing homes prices in February declined to
$195,900, the lowest level since May 2004.

Locally, it is reported that home sales in metropolitun Philadelphia were down by 10 percent during
the third quarter of 2007, but prices throughout this region have generolly held steady. Nevertheless,
prices in the Center City sub-market were actually up 6.3 percent from the previous yeor. Still, “days-
on-market”, a local metric of market velocity, has nearly doubled over the past year to approximately
75 days for all homes sales,
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BOYD THEATER SITE MARKET ANALYSIS

For the condominium market in center city, there have also been signs of sluggishness. It does
appear that the Philadelphia CBD condominium market is experiencing an oversupply and a decline
in sales compared with recent years. At yeor end 2007, approximately 1,800 condominiums were on
the market. Of those, just 5% sold in the fourth quarter. This was a decrease from a mid-year
inventory of 2,300 units with sales of 10%, However, despite that, real estate agents and developers
continue to see buyers and sellers strike dedls. This area did not experience the overbuilding which
occurred in many areas nationally and has not been as greatly aoffected by the tightening of credit.
Even with the slower market, our amount of new construction remains modest compared to other truly
overbuilt cities like Miami, Las Vegas, and Phoenix.

CONCLUSIONS

Philadelphia has the third largest downtown population in the country, surpassed only by Manhattan
and Chicago. As a whole, big cities 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 continue fo be more affordable than other cities
in-the Northeastern quadrant of the country.

The demographers are projecting continved populafion increases for Center City Philadelphia as
more emply nesters downsize from the suburbs and young homeowners seek employment and
housing within Center City. Although there are some signs of a softening in the market, o confinued
low interest rate environment should serve to nurture market demand.
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BOYD THEATER SITE ‘ MARKET ANALYSIS

RETAIL COMMERCIAL MARKET

For retail properties, the low interest rate environment that has existed over the past three years has
kept consumers buying, which in tum has kept demand for retail space strong. However, modem
refailing concepts and merchandising formats are in o 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 o combingtion of location and a dominant merchant with the latest
format.

Primary data utilized for this analysis of the retail component of the subject were derived from Reis,
Inc., purveyors of such information to the reol estate industry. Retail market stotistics for the
Metropolitan Philadelphia Area and Philadelphia County at the year-end 2007 are presented below.

RETAIL MARKET STATISTICS

Category Metro Philadelphia Submarket
Existing Supply (SF) : 59,657,000 10,284,000
New Construction (SF) 745,000 70,000
Leasing (SF) 1,061,000 58,000
Average Occupancy 93.9% 94.9%
Average Rent PSF $19.92 $20.44
Date of Survey April-08

Scurce: REIS

As outlined above, Reis estimated that there are approximately 59.7+ million square feet of retail
space in the Philadelphio Metropolitan Area, of which about 10.31 million square feet are in
Philadelphia County. In 2007, 745,000 square feet were delivered in the overall region. Absorption
of retail space has been positive, during that same time frame. The overall vacancy rate throughout
this metropolitan area is estimated to be 6.1 percent, while that of Philadelphio County, wherein the

proposed retail space at the subject would compete for tenants and consumer dollars, was estimated
to be 5.1 percent.
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BOYD THEATER SITE ' MARKET ANALYSIS

Center city’s retail market is supported by surrounding neighborhoods and by 300,000+ workers. The
growth in tourism, conventions and cultural afiractions, along with an expanding residential
population in Center City, now generates high volumes of pedestrians on the streets day and night.

According to a most recent retail survey conducted by Center City District and Central Philadelphia
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 past decade, the
number of retail establishments along with rental rates has been trending upward.

We surveyed a number of retail leases in the Center City area. These leases are summarized on the
following chart. As this chart illustrotes, retail leases ranged from an average low $10.50 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 yeors.
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BOYD THEATER SITE MARKET ANALYSIS
RETAI RENTS -
Na. Tanont Area Sart $/5FControct Esculotons Averoge Tenant m Free
Location S Torm {Yrs) Encalations Yeors Rant [SB) Reimbunements $55F Rent
1 Franco Sols 1685 February.08 $54.00 [] 359.50 Nat Nt Available Nona
Symphony Houss 10 $6500-YR&
2 Ov Jour Symphany 2400 Septamber-G7 $50.00 é $53.450 Nt Mot Avaikably Nons
Symphony Houwsa 10 $57.00-YR6
3 Bobby Chex Gourmet Crabookes 1,760 07 330.00 4 $32. 70 Net Asls 4 Monthe
1352 South Strest 10 $33.00 B
$35.00
4 Nail Sakn 1,600 June-O7 $18.75 1 threugh 5 $22.35 Nat Asls Nons
209 N, 3nd Stree! 5 Annually
5 K. Homanion Salas Canter 1,984 Mar-07 $30.00 NIA $30.00 Net s Nona
134 N, 2nd Stroet !
& Sailor Jemy 250 Aug-06 331.58 25 $33.44 Mat Al None
114 South 13k 3.0%PY,
7 Storbucks 1,651 May-08 34400 Yr. 5 $47.30 Net b Norm
12th & Wolest Streste Garoge . 10 $50.60
8  Citibank 4,643 JA06 $43.00 Yr.6 $45.00 Net Asly None
1230 Arch Sirwet $47.00
9 Pod Thai Shack 1,174 Jor-06 $19.00 Yr.2 51980 ° PR. RE Taxms Ash
12%h & Walruit Streets Goroge ~ 5 $1.008¢
10 Edible Armangwments 1334 Jan-0& $22.00 Yr.5 23.85 P.R. RE Toams Ak MNeww
124h & Walrnt Stroek Gamge 10 $25.30
10 Trumph Brawing Comgany 5,500 Jon05 3029 2.10 $43.90 Net Ak None
117-27 Chestrust Strest 10 3.0%P.Y.
12 Mexicon Restourant 6,269 Jan0é $22.00 2-10 $24.25 Net 32500 Nona
3 Ban Franklin Padoway 10 0,506/5F P.Y.
NEc Chaery Shmat
i3 Sunflowar Florist 1,908 Sep-05 310.50 Nore $10.50 P.R. RE Taxes Asls None
12th & Wl Streets Guroge 5 Flet
14 Loe's Hogisn 749 Sep-05 $65.64 1-2 367.59 Nat As Nons
1701 Chastrt Strest 20 S%PY.
Whof$. 17th
15  Wine Bar 1472 Sep-05 124 48 2.4 $23.08 Net ok 4.3 Morths
129 5. 13t Stramt 5 32%r. Y.
14  Salon Ricochet 1,200 Aug-05 328.50 2.3 $27.74 Met Ash 2.0 Mocths
104 §, 13th Street 3 3A45%P.Y,
17 Maiting Pot 4,651 Jon05 122,00 3,7 $3520 Not Al Nons
1201 Fithert 100 10.0%
18 Kimbarys 7 Maoy05 $58.34 0 158.34 Net As e 7 Mo
123 5. 16th Streat 3.4
1¢ 2000 Somwom 5t. 469 Jan-05 $40.5¢ 123 $4) 82 Nt As ls MNona
SWc 20th Streat 3.0 ARPY.
20 Cola Mahn 2,400 Jan-05 £$100.00 4] $100.00 Net Asls Nete
14600 Walnut Sireet 10.0
SWe S. T4th Street
Compllied by: CBRE
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BOYD THEATER SITE MARKET ANALYSIS

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 fo a local merchant occupying a smaller in-line store in place of a
tenant work letter. in the leasing of retail space like that proposed for the subject, rent concessions
are the exception and the not the rule.

Tenant Improvemenis

Traditionally, retail space is leased with ownership responsible for no tenant improvements or fixtures.
However, recent competitive pressures now frequently mofivate owners to make contributions to a
retailer’s costs of preparing a store for occupancy. These cortributions vary from a nomingl 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 case of the subject property, ownership would most likely be expected to
contribute fo a tenant’s inferior finishes. However, all those costs are included in the properly’s initial
construction budget.

Leasing Commissions

The typical leasing 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 ond 3 percent for each subseguent year, payable in
the initial year. For renewal tenants, the typical leasing commission is 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 Philodelphia, there are a number of complexes that sell condominium
ownership rights in parking spaces. Most are associated with residential multi-family condominium
projects like the subject. However, there is one garage, known as the Old City Parkominium, which is
exclusively for motor vehides for neighbors without on atlached or related residential component,
Below is o summary presentation of recent market transactions involving condominium parking
spaces.
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. BOYD THEATER SITE MARKET ANALYSIS
mﬂmﬁﬁlum PARKING m

$/Space

Project Low High

Parkominium $ 35000 § 49500
Moravian $ 35000 $ 45,000
108 Arch Street $ 37500 $ 45,000
2200 Arch Straet $ 25000 $ 40,000
Metro Club $ 25000 $ 25,000
Symphony House $ 45000 $ 60,000

Compiled by CB Richard Ellis, Inc.

CONCLUSIONS

As can be seen, new construction is occurring in Center City Philadelphia, although there hove been
recent signs of a 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 properly is well posifioned to benefit from these factors
and the overall outlock for long term Is positive.

20

© 2008 (B Bichord Elir




——
SITE ANALYSIS

A

BOYD THEATER SITE

PLAT MAP

— . .
xy ¥ SI L STAOM ALY L |
4 _ T,
e A
L
- e

o TS U I
T - e o mengenges e iy

i T ol -
- - ke SUSTEIRS T PR
I.-l..l'lll..u.l.s . - —— T Tt r—— S i - ———te AWt o i mt e
L \ Y dl

Rt —

21

B 2008 CB Richard Bl




BOYD THEATER SITE SITE ANALYSIS
SITE ANALYSIS
The following chart summarizes the salient characteristics of the subject site.
SITE SUMMARY

Physical Description
Total Site Area - Parcels "A to J* 0.72 Acres 31,569 Sq. Ft.
Total Site Area Parcels "C & D" 0.32 Acres 14,010 Sq. Ft.
Primary Road Frontoge Ss Chestnut Street 45 Feet
Secondary Road Frontage Ns Sansom Straet 142 Feet
Shape Irregular
Topography Lavel
Zoning District C-4, Commercial
Flood Map Panel No. & Date 420757 0183 F 2-Aug-96
Flood Zone X
Adjocent Land Uses Commercial and residential uses

Comparative Analysis Rating
Access . Avaroge
Visibility Averoge
Functional Utility Average
Traffic Volume Averoge
Adequacy of Utilities Average
Landscaping Average
Drainoge Assumed adequate

Utilities Erovider Adegvacy
Water City of Philadelphia Yeos
Sewer City of Philadelphia Yes
Natural Gas Philadelphia Gas Works Yos
Electricity PECO Energy Yas
Telephone Verizon Yas
Mass Transit SEPTA Yes

Other Yes No Ynkpown
Detrimental Easements X
Encroachments X
Deed Restrictions X
Reciprocal Parking Rights X
Common [ngress/Egress X

Source: Yarious sourcas compiled by CBRE
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BOYD THEATER SITE ' SITE ANALYSIS
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 Tax 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 utility. 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 to the site via the south side of Chestnut Street and the north side of
Sansom Street. Chestnut Street, ot the subject, is a primary connector that has o dedicated width of
50 feet and is improved with two lanes of fraffic in an eastbound direction. Street improvements
include asphalt paving and concrete curbs, gutters and sidewalks, and street 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 sidewalks, and street lighting. Please refer to the prior site/plat exhibit for
the layout of the streets that provide access fo the subject,

TOPOGRAPHY AND DRAINAGE

The site is generally level and ot sireet 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 sails repont, it is a specific assumpfion that the site has adequate soils to support the highest and

best use.
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BOYD THEATER SITE SITE ANALYSIS

EASEMENTS AND ENCROACHMENTS

Based on an inspecfion ond review of the site plan, the property does not appear to be adversely
affected by any easements or encroachments. 1 is recommended thot the client/reader obigin 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 o
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 ufilities are available fo the site in adequate quality and quontity o
service the highest and best use. :

FLOOD ZONE

Accdrding to flood hazard maps published by the Federal Emergency Management 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 areq.

ENVIRONMENTAL ISSUES

CBRE has not observed and is not qualified fo detedt, the existence of potentially hazardous material
or underground storoge 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 property is not affected by any hazardous materials that moy be

present on or near the property.

ADJACENT PROPERTIES
The adjacent land uses are summarized as follows:

North: Retail/office

South: Retail/high density residential
East: Retail/office/high density residential
West: Retail/high density residential
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BOYD THEATER SITE ‘ SITE ANALYSIS

CONCLUSION

The site is well located and afforded average access and visibility from roadway 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 fo its highest and best use.
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BOYD THEATER SITE _ IMPROVEMENTS ANALYSIS
IMPROVEMENTS ANALYSIS
The following chart depicts a summary of the improvements.
IMPROVEMENTS SUMMARY
Property Type Theater
Number of Buildings 1
Number of Stories 1 ond part 2
Gross Building Area 23,100 SF
Site Coverage 73.0%
Land-to-Building Ratic 1.4:1
Parking Improvemants None
Year Built 1927
Actual Age 80 Years
Effective Age 80 Years
Total Economic Life 50 Years
Functional Utility 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 originol stage theater is located on the
north side of Sansom Street and is approximately six-stories above grade and one and 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.

9 2008 CB Rcherd B
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BOYD THEATER SITE IMPROVEMENTS ANALYSIS

FLOOR STRUCTURE

The floor structure is concrete on the ground level. The stoge 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 o membrane covering over concrete deck supported by steel trusses.

INTERIOR

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

STAIR SYSTEM
Two sets of inferior stairwells connect with the bolcony level and basement levels. In addition, there is

a stairway off the entrance, which connects to an upper level office/mezzanine.

HVAC

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

MECHANICALS

Eleciric service was in operation at the time of inspection, but there was no operating plumbing.

FUNCTIONAL UTILITY

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

ENVIRONMENTAL ISSUES .

CBRE has not observed and is not qualified to detect the existence of any potentially hozardous
materials such as lead paint, asbestos, urea formaldehyde foam insulotion, 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 cause o loss in value do not affect the subject.
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BOYD THEATER SITE IMPROVEMENTS ANALYSIS

CONCLUSION

The building suffers from various forms of physical depreciation 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 cosis are estimated based on Marshall Vaoluation Service and our experience with similar
properfies in Center City Philadelphia. On a square foot bosis, demolition costs for a Class B
building range from $5.25 to $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 addition, there is a balcony area and office/mezzanine level.
Considering these physical traits, we estimate demolition costs at $400,000.
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. BOYD THEATER SITE

ZONING

ZONING

The following chart summarizes the subject's zoning requirements.

ZONING SUMMARY

Current zoning C-4, Commerxial

Lagally conforming Yes

Uses parmitied High density commercial, mixed use and
residentiol development generully found in the
business core of large cities.

Zoning chaonge Not likely

Category Zoning Requirement

Minimum Lot Size Not Applicable

Minimum Lot Width Not Applicable

Maight limit Not Applicable

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

Occupied Area 100%

Front setback Not Applicable

Rear setback Mot Applicable

Side yord setbacks Not Applicable

b Source: Cily 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 issves, and it is _recommended that
local planning and zoning personnel be contacted regarding more specific information that might be

applicable to the subject.
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. BOYD THEATER SITE TAX AND ASSESSMENT DATA
TAX AND ASSESSMENT DATA

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

AD VALOREM TAX INFORMATION

Assessor's Market Value 2008
88-2043-201 $2,303,000
Subtotal $2,303,000
Assessad Value @ 32%
$736,960
General Tax Rate  (per $1,000 A V) 82.640000
Total Taxes $60,902

Source: Board of Revision of Taxes

REAL ESTATE TAXE RATE

The current tax rate for real estate in Philadelphia is $82.64 per $1,000 of assessment. This tax rate
has been unchanged since 1990. In Pennsylvania, real property may not be re-assessed upon sale.
b Re-assessments can be triggered only by the issuance of building permits to improve a property, or
through the appedl of the cily, the school district, or the taxpayer. Appeals by one of those
govemmental jurisdictions do sometimes occur, but usually only ofter sufficient market data are
available fo assure the success of the appellant.

CONCLUSION

The current recl estate taxes over the subject equate fo a fotal annual tax liability for the subject of
$60,902 or 1.93 per square foot of land area.

- 30

© 2008 T Behand BB




BOYD THEATER SITE HIGHEST AND BEST USE
HIGHEST AND BEST USE

Under the definition of market value, a rational person seeks o maoximize profit. Consistent with that
definition, all real property is analyzed under its highest and best use. The highest and best of rea
estate is that use of the asset thot is: “

+ legally permissable;
¢ physically possible;
* financiolly feasible; and
» maximumally productive.
AS VACANT
Legal Permissibliity

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 multi-fomily residential with supporfing retail and parking. Thus, a mixed use
development of the subject site is legally permissible.

Physical Possiblilly

As noted in the Site Analysis section of this report, the size and shape of the subject are conducive to a
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 a
level topography with good visibility and access.

Compatibility with existing surrounding land uses is also an important physical consideration for o
harmonious development. In the Neighborhood Analysis secfion of this report, we note that the areq
immediately surrounding and directly influencing the subject to be primarily characterized by o
combinatfion of multi-family land and commerciol 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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BOYD THEATER SITE HIGHEST AND BEST USE

Financial Feasibility

After analyzing the legolly permissible and physically possible aspects of the site, a particular use must
show a positive refurn 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
Anclysis section, mulii-family development with anciliary 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 condude that a mulfifamily development with ancillary
parking and complimentary ground floor commercial use of the subject site would be financially
feasible supported by a credit worthy sponsor.

Mcxdmum Profitability

Among the financially feasible uses, the use that provides the highest rate of retumn 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 land. iIn our opinion, such a use would yield to
ownership the largest retum over the longest peried of time.

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 improvemenis and multi-fomily development with ancillary parking and
complimentary ground floor commercial use when market conditions warrant development under
sponsorship of a credit worthy entity.
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BOYD THEATER SITE APPRAISAL METHODOLOGY
APPRAISAL METHODOLOGY

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

COST APPROACH

The cost approach is based upon the proposition that the informed purchaser would pay no more for
the subject than the cost to produce o substitute propery 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, adjusted for differences, to
indicate a value for the subject. Valuation is typically accomplished using physical units of comparison
such as price per square foot, price per unit, price per floor, efc., 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 a 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 capitalizafion approach reflects the subject's income-producing capabilities.  Thig
approach is bosed 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 o receive an
income stream plus reversion value from a properly over o period of fime. The two common
valuation techniques associoted with the income capitolization 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 ufilized.
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LAND VALUE

The following map and table summarize the comparable dota used in the valuafion of the subject site.
A detailed description of each transaction is mcluded in the oddenda
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SUMMARY OF COMPARABLE LAND SALES

Transacion Sole [ Prics
No. Properfy Location Typs Dots Zoning Price {8 Por 5F
1 29.48 Populor Strest 918.980 Deslawors  Sale Jon-07 G-2 $24,750,000 128,000 520898
Avenua, Philadeiphic, PA . .
2 700.707 M. Penn  Shest (Pier 355), Sole Apr-06 C-3 {FAR 4.55x $18,000,000 72,804 $247 24
Philoduiphia, PA
3 230 Morth Columbus Bouk d, Philodelphia, Scle Jun05 c.3 $10,000,000 35,000 $101.82
PA
4 107 Cdiowhill 10810 Produte Shkeet, Sals May-05 C3&CA $8,075 000 44,693 $180.68
Philadsiphic, PA
5  1919-1943 Market Street, Philodelphia, PA Scle Mar-05 c-5 $8,900,000 34,850 $255.38
Subject 1708 - 1910 Chestout Streat, - m—- C-d, Cornmencial — a1,549 —_
Philadelphia, Penneytvania
Compled Ty SO
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BOYD THEATER SITE ' RECONCILIATION OF VALUE

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. Alf of the above compoarable land sales are summarized on that
basis. We then adjust those market data for differences with the subject, as follows:

Land Sale One

This comparable represents 2.94 ocres ot the northwest corner of Popular Street and Delaware
Avenue in the Northern Liberties section of the city. The site has an irmegular shape, level topography,
and ol public utilities. At the time of the sale, the property consisted of vacant land and an industrial
building scheduled for demolifion ot a cost of $250,000. The site was zoned G-2, and unapproved
when placed under contract. This property sold in January 2007 for $26,750,000, or $208.98 per
square foot. The grantee, at their expense, obtained a zoning change to C-5 and approvals for
2,100,000+ square feet of high density mixed use development.

No adjustments were needed for property rights conveyed, financing or conditions of sale. However,
due to soft market conditions and more stringent credit issues a downward adjustment was required.
An upward adjustment was also necessary for this site’s inferior location. An additional upward
adjustment was made to this sole for size, due to economies of scale which inure to larger parcels
over smaller ones. Overall, o higher unit rate is indicated for the subject.

Land Sale Two

This comparable represents 1.67+ acres at 709-707 North Penn Street (Pier 35.5). The site has an
irregular shape, level topography, and all public utilities. At the time of the sale, the property was
vacant. The site was zoned C-3 and purchased for a proposed high density condominium use. The
seller obtained C-3 zoning and the ultimate buyer obtained approvals prior to closing. The buyer
reported unusually high cosis associated with obtaining approvals at $2,000,000. These costs are
reflected in the consideration.

No adjustments were needed for property rights conveyed, financing or conditions of sale. Again, a
downward adjustment was made to this sale for market conditions. This site is considered inferior in
terms of location and an upward adjustment was necessary. An upward adjusiment was also required
for size. A downward adjustment was oppropriate for approvals. Overall, ¢ lower unit rate is
indicated for the subject.
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BOYD THEATER SITE RECONCILATION OF VALUE

Lond Sale Three

This property is located on the wesi side of Christopher Columbus Boulevard, just north of the Ben
Franklin Bridge and adjocent to the on-ramp for Interstate 95 and access and visibility were
considered good. This site is zoned C-3 and contains 55,000 square feet of land. The site wos
purchased for the construction of @ 30-story condominium building. However, the site was
unapproved at the time of sale. The topography of the site was level and at grade with all ufilities
available.

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

Land Sale Four

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

A downward adjustment was made to this sale for market conditions. In terms of location, this site
was considered inferior and adjusted upward accordingly. Upward adjustments were also necessary
for inferior zoning and size. A downward adjustment was appropriate for superior highway access.
No cther adjustments were apparent for physical traits. Overall, a higher unit rate is indicated for the
subject.
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BOYD THEATER SITE RECONCILIATION OF VALUE

Lond Sale Five

This site is situated ot the northeast comer of 20" and Market Streets. Plans call for the buyer 1o
construct a 30-story residential development, above ground fioor retail ond a parking gerage.
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 property rights conveyed, financing or conditions of sale. Again, o
downward 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 rate is
indicated for the subject.

SUMMARY OF ADJUSTMENTS

As presented herein, comparable land in the local market sells from $180.68 to $255.38 per square
foot. Positive adjustments are made to those comparable land sales that are somehow inferior to the
subject site, while negative adjustments are appropriate when some trait of o comparable land sgle is
superior to that of the subject site. Below is a matrix quantifying our adjustments to those market
data.
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BOYD THEATER SITE RECONCILIATION OF VALUE

LAND SALES ADJUSTMENT GRID
Comparable Number 1 2 3 4 5 Subject
Transcction Type Sde Scle Sale Sole Sale
Transadion Date Jan-07 Apr06 Jun-05 May-05 Mor-05 -
Zoning G2 c-3 c3 C3&C4 C-5 C-4,
Sale Price $26,750,000 $18,000,000 $10,000,000 $8,075000 $8,900,000 —
Sive {Acres) 2.94 1.67 126 1.03 0.80 0.72
Size (SF) 128,000 72,804 55,000 44,693 34,850 31,569
Price Per Acre $9,103284 $10,770059 $7920,165 $7,870,370 $11,125,000 —
Prios Per SF $20898  $24724  $181.82  $18068  $255.38 —
Price ($ PSP) $20898  $247.24  SiglE2  $18068  $255.38
Property Rights Corvayed 0% 0% % 0% 0%
Financing Terms 6 0% 0% 0% 0%
Condifions of Sale o% 0% 0% 0% 0%
Market Conditions (Time) -10% -10% 5% % 5%
Subloial $188.09  $22252  $17273  $171.64  $242.6
Location 10% 10% 0% 10% 0%
Shape 0% 0% 0% 0% 0%
Accessisibifity 0% 0% 5% -5% %
Topography % 0% 0% 0%
Unilifies 0% 0% % 0% 0%
Zoning/Density 0% 0% 10% 5% 5%
Size 10% 5% 5% 5% %
Approvals 0% -10% 0% 0% 0%
Totdl Other Adjusiments 20% 5% 20% 15% 5%
Value indication for Subject $225.70  $233.64  $207.27  $197.39  $230.48
Compiied by CBRE
CONCLUSION

After making those adjustiments, the market data produce value indicators ranging from $197.39 to
$233.64 per square fool. In consideration of these odjusted data, we conclude an overage market
value of about $210.00 o $230.00 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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. BOYD THEATER SITE RECONCILIATION OF VALUE

CONCLUDED LAND VALUE
$ PSF Subject SF Total
$210.00 x 31,569 = $6,629 490
$230.00 X 31,569 = $7,260,870
Indicated Value: §7,000,000
Less: Demoiition Cosis 400,000
Value Conclusion 6,600,000
$209.07 PSF
Compiled by CBRE
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BOYD THEATER SITE ASSUMPTIONS AND LIMITING CONDITIONS

1.

ASSUMPTIONS AND LIMITING CONDITIONS

Unless otherwise specifically noted in the body of the repor, it is assumed that tifle 1o the properly or properfies
appraised is dear and marketoble and that there are no recorded or unrecorded mattars or exceptions o tile that
would gdversely affect markefability or volue. CBRE is not aware of any fitle defects nor hos it been advised of any
unless such is specifically noted in the report. CBRE, however, has not examined fitle and mokes no representations
relative to the condition thereof. Documents dealing with liens, ancumbrances, sasemeants, deed restrictions, douds
and other conditions that may affect the quality of file hove not been reviewed. Insurance against financial loss
resulfing in claims that may arise out of defects in the subject’s titte should be sought from a qualified title company that
issues or insures fitle fo real propery.

Unless ctherwise specifically noted in the body of this report, it is assumed: that the exisling improvements on the
property or properfias being approised are structurally sound, seismicolly safe and code conforming; that ol building
systems (mechonical/electrical, HYAC, elevotor, plumbing, eic) are in good working order with no major defermed
mainlenance or repair required; that the roof and exerior are in good condifion and free from intrusion by the
elemnents; that the property or properfies have been engineered in such a manner that the improvements, as currently
constituted, conform o all applicable local, state, and federl building codes and ordinances. CBRE professionals are
nct engineers ond are not competent fo judge matters of an anginesring nature. CBRE hos not relained independent
struclural, mechanical, electrical, or civil engineers in connection with this approisal and, therefore, makes no
representations relative fo the condifion of improvements. Unless otherwise specifically noted in the body of the report:
no problems were brought fo the aftention of CBRE by ownership or manaogement; CBRE inspected less than 100% of
the entire inferior and exterior portions of the improvements; and CBRE was not fumished ony sngineering studies by the
owners or by the parly requestfing this approisal. K quesfions in these areas are crifical fo the decision process of the
reader, the advice of competent angineering consultants should be obtained and relied wpon, it is specifically assumed
that any knowledgeable and prudent purchaser would, as a precondifion fo closing a sale, obfdin o safisfactory
engineering report relotive jo the stuctural integrity. of the property and the integrity of building systems. Structyral
problems ond/or building system problems may not be visucily detectoble. If engineering consuliants retoined shoyld
report negafive factors of a material nature, or if such are later discovered, reigtive to the condition of improvements,
such information could have a substantiol negative impact on the conclusions reported in this appraisal. Accordingly, if
negative findings are reported by engineering consultants, CBRE reserves the right fo amend the approisal conclusions
reported herein.

. Unless otherwise stated in this report, the existence of hazardous material, which moy or may not be present on the

property was not obsarved by the appraisers. CBRE has no knowledge of the existence of such materials on or in the
property. CBRE, however, is not qualified fo defect such substonces. The presence of subsfances such os asbastos,
urea formoldahyde foom insulation, contaminated groundwater or other potentially hazardous matericls may offect the
value of the property. The value estimate is predicated on the assumption that there is no such material on or in the
property that would cause a loss in value. No responsibility is assumed for any such conditions, or for any expertise or
enginearing knowledge required fo discover them. The client is urged to retain an expert in this field, if desired.

We have inspscted, as thoroughly ds possible by observefion, the land; however, it was impossible fo personally inspect
conditions beneath the soil. Therefore, no representation is made a5 fo these matters unless specifically considared in
the appraisal.

. All furnishings, equipment ond business operafions, 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 stofed. Any
axisfing or proposed improvements, on or off-site, as well as any clterations or repairs considered, are assumed to be
completed in a workmanlike manner according to standard practices based upon the information submitted to CBRE
This report may be subject o amendment upon re-inspection of the subject subsequent to repairs, modifications,
alterations and completed new construction. Any estimate of Market Volue is as of the date indicated; based upon the
information, conditfions and projected levels of operotfion.

. Itis assumed thet all factual data fumishad by the client, property owner, owner’s representative, or persons designated

by the client or owner to supply said data are accurate and correct unless otherwisa specifically noted in the appraisal
report. Unless otherwise specifically noted in the appraisal report, CBRE hos no meason to believe thet any of the dota
fumished contoin any material emror. Information ond data refarred to in this paragraph indude, without being limited
1o, numerical street addresses, lot and block numbers, Assessor’'s Parcel Numbers, land dimensions, squars footage
area of the land, dimensions of the improvements, gross building areas, net rentable areas, usable oreas, unit coynt
room count, rent schedules, income dato, historical operafing expenses, budgets, and related deta. Any materigl arro;
in any of the above dala could hove g substantial impact on the conclusions reported. Thus, CBRE reserves the right to
amend conclusions reported if made awore of any such error. Accordingly, the client-odd ressee should carefully review
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. BOYD THEATER SITE ASSUMPTIONS AND LIMITING CONDITIONS

all assumptions, data, relevant calcuiations, and conclusions within 30 days ofter the dote of delivery of this report and
should immadiately nofify CBRE of any questions or emors.

The date of volue to which any of the conclusions and opinions expressed in this raport apply, is set forth in the Letter of
Transmitial. Further, that the dollar amount of any volue opinion herein rendered is based upon the purchasing power
of the American Dollor on that date. This appraisal is based on market conditions existing as of the date of this
cppraisal. Under the terms of the engagement, we will have no cbligation o revise this report to reflect events or
conditions which occur subsequent 1o the date of the appraisal. However, CBRE will be availoble to discuss the
necessilty for revision resulting from changes in economic or market foctors affecting the subject.

CBRE assumes no privale deed restrictions, limifing the use of the subject in any way.

8. Unless otherwise noted in the body of the repod, it is assumed that there are no mineral deposit or subsurface rights of

10,

' 12,

13,

14.

¥5.

16,

value involvad in this appraisal, whether they be gas, liquid, or solid. Nor ore the rights associated with exiraction or
explorafion of such elements considered unless otherwise stated in this appraisal report. Unless ctherwise stated it is
also assumed thot there are no air ar development rights of value that may be transterred.

CBRE is not aware of any contemplated public initiatives, govemmental development controls, or rent controls that
would significantly affect the value of the subject.

The esfimote of Market Value, which may be defined within the biody of this report, is subject to change with market
fluchuations over fime. Moarket value is highly relcted fo exposure, fime promotion effort, temns, mofivation, and
condlusions surrounding the offering. The value estimate(s) consider the productivity and relofive attractiveness of the
property, both physically and economically, on the open market. :

. Any cash flows included in the analysis ore forecasts of esfimoted future operating characterisfics.are predicated on the

information ond assumptions contained within the report.  Any projections of income, expenses and economic
conditions utilized in this report are not predictions of the future. Rather, they are estimates of current market
expectofions of future income and expenses. The ochievement of the financial projections will be affected by fluctuating
economic conditions and is dependent upon other fulure occurrences that cannot be assured. Actual results may vary
from the projections considersd herein. ‘CBRE doas not warrant these forecosts will occur.  Projections may be affected
by circumstonces beyond the current realm of knowledge or control of CBRE

Unless specifically set forth in the body of the report, nothing contained harein shall be consirued fo represent any direct
or indirect recommendation of CBRE to buy, sell, or hold the properfies at the volue stated. Such decisions involve
substartial investment strategy questions and must ba specificaily addressed in consultotion form,

Also, unless otherwise noted in the body of this report, it is assumed thot no changes in the present zoning ordinances or
reguiations goveming use, density, or shape are being considered. The properdy is appraised assuming that all required
iicanses, cerfificates of occupancy, consents, or other legislative or administrafive outhority from any local, state, nor
nafional government or private entity or organization have been or can be obfained or renewed for any use on which
the volue estimates contained in this raport is bosed, 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
coples herecf be transmitted to third parties without said consent, which consent CBRE reserves the right to deny.
Exempt from this restriction is duplication for the intemal use of the dient-addresses and/or transmission to atforneys,
accountants, or advisors of the cliem-oddressee, Also exempt from this restriction is fransmission of the report to any
court, govemmental cutherity, or regulatory agency having jurisdiction over the parly/parties for whom this appraisal
wos preparsd, provided that this report and/or its contants shall not be publishad, in whele or in part, in ony public
document without the express written consent of CBRE which consent CBRE reserves the right fo deny. Finally, ihis
report shall mot be advertised to the public or otherwiss used to induce a third party ic purchose the property or fo make
o “sale” or “offer for sale” of any “security”, as such terms are defined and used in the Securities Act of 1933, ag
amended. Any third pany, not covered by the exemptions herein, who may possess this repart, is advised that they
should rely on their own independently secured odvice for any decision In connection with this property. CBRE shall
have no accountability or responsibility te any such third party.

Any value estimate provided In the report applies to the entire property, and eny pro rafion or division of the fitle into
fractional inferests will invalidate the value estimate, unless such pro rafion or division of interssts has been set forth in
the raport.

The distribution of the fotal-valuation in this reporf betwaen land and improvements applies only under the existing
progrom of ufilization. Component values for land and/er buildings are not intended to be used in canjundiion with
any other properly or appraisal ond are invalid if s used,

[
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17.

19.

20.

21,

22,

23,

24,

25,

26.

The maps, plots, sketchas, graphs, photographs and exhibits included in this report ere for illustration purposes only and
are to be utilized only fo assist in visualizing matiers discussed within this raport. Except as specifically siated, data
relafive to size or orea of the subject and comparable properties has besn obiained from sources deemed accurate and
reliable. None of the axhibits are 1o be removed, reproduced, or used apart from this report.

- No opinion is intended to be expressed on matters which may require fegal experiise or spaciclized invastigation or

knowledge beyond that customarily employed by real estate approisers. Volues ond opinlons expressed presume that
environrental and other govemmental restrictions/conditions by applicable agencies have been met, including but not
limited o seismic hazards, flight patterns, decibel ievels/noise envelopes, fire hazards, hillside ordinances, density,
allowable uses, building codes, permifs, licenses, etc. No survey, engineering study or architecturat analysis hag beg;
made known fo CBRE  unless otherwise stated within the body of this report. If the Consultant has not been supplied
with o termfte inspaction, survey or occupancy pemmit, no responsibility or representation is assumed or made for any
costs associoted with obiaining same or for any deficiencies discoversd before or after they are oblained. No
representation or waranty is made conceming obtaining these items. CBRE assumes no responsibility for any costs or
consequences ansing due 1o the need, or the lack of need, for floed hazord insurance. An agent for the Federal Flood
Insurance Frogram should be contacted to defermine the actuol need for Flood Hazard insurance.

Acceptance and/or use of this report consfitutes full occeptance of the Confingent and Limifing Condifions and special
assumptions set forth in this report. It is the responsibilily of the Client, or dient's designees, to reod in full, comprehend
and thus becéme aware of tha aforementionsd confingencies and limiting conditions. Neither the Appraiser nor CBRE
assumas responsibility for any situcfion erising out of the Client's fallure to become familiar with and understand the
same. The Clienf is advised fo retain experts in areos that fall outside the scope of the real estate appraisal/consulting
profession if so desirad,

CBRE ossumes that the subject anolyzed herein wili be under prudent and competent monagement and ownership;
neithar inefficient or super-efficiant.

It is assumed that there is full compliance with il applicable faderal, state, and local environmental regulations and
laws unless noncompliance is stated, definad and considered in the eppraisal report.

No survey of the boundaries of the properly was underioken. All areas and dimensions fumished are presumed to be
correct. It Is further assumed that no encroachments fo the reolty exist.

The Americans with Disabilifies Act [ADA) bacame effective Jonuary 26, 1992. Notwithstanding ony discussion of
possible readily achievable barvier removal construchion items in this repor, CBRE has not mode a specific compliance
survey and anolysis of this properly to determine whether it is in conformance with the varicus defailed requirements of
the ADA. It is possibla that & complianee survey of the property together with a detoiled analysis of the raquirements of
the ADA could reveal that the property is not in compliance with one or more of the requirements of the ADA. If so, this
fact could have o neguiive effect on the value estimated herein. Since CBRE has no specific information relating 1o this
issus, nor is CBRE quaiified to make 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 Appraiser or hold Appraiser harmless unless ond only to the exent that the Client
misrepresents, distorls, or provides incomplete or inaccursle aoppraisal results fo others, which acts of the Client
proximately result in damage to Appraiser. The Client shall indemnify and hold Appraiser harmiess from any claims,
expenses, judgrnents or other Hems or casts arising as a result of the Clien?’s foilure or the foilure of any of the Client’s
agents to provide a complete copy of the appraisal report to any third party. In the event of any lifigofion between the
parties, the prevailing party fo such Iitigation shail be entifled o recover from the other reasonable attorney fees and
costs,

The repart 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 parts) fo thicd parfies who shall review such reports in ‘connection with loan
underwriting or securitization efforts. Appralser is not required fo explain or testify os fo oppraisal results other than to
respond to the client for routine ond customary questions. Please note that our consent fo alfow on appraisal report
prepared by CBRE or porfions of such report, fo become part of or be referenced in any public offering, the granting of
such consent will be ot our sole discrefion and, if given, will be on condition that we will be provided with an
indemnification Agreement and/or Non-Reliance letter, in a form and content safisfactory to us, by o party satishactory to
us. We do consent to your submission of the reports o rating agencies, loan participants or your auditors in Tis entirety
(but not component paris) without the need fo provide us with an Indemnification Agreement and/or Nen-Reliance
letter.

As part of the client’s requested scope of work, on estimate of insurable value is provided hersin. CBRE has followed
traditional appraisal standards to develop a reasonable calculafion bosed upon industry practices and industry accepted
publicafions such os the Marshal Valuation Service hondbook. The methodology employed is a derivotion of the cast
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appmach which is primarily used as an ocadsmic exercise to help support the market value estimate and therefors is
not reliable for Insurable Valug estimates, Actual construction costs and related estimotes can vary greatly from this
estimate,

This analysis should not be relied upon to delermine proper insurance coverage which can only be prapery esfimated
by consultonis considered expers in cost estimation and insurance underwrifing, It is provided to oid the
dlent/reader/user as part of their overalt decision making process and no representations or wamanfies ore made by

CBRE regarding the accuracy of this estimate and it is strongly recommend thot other sources be ulilized to develop any
estimate of insurable value.
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BOYD THEATER SITE

assessed value Assessed value applies in ad valorem
foxotion and refers o the value of a property according
fo the tax rolls, Assessed vaius moy not conform te
morket value, but it is usually calcuioted in relation fo o
market value base. t

cash equivalency The procedure in which the sale
prices of comparable properies sold with aiypical
financing are adjusted to reflect typical market terms.

contract rent The actual rertal income specified in a
lease. ¥

offective rent The rental rate net of financial
concessions such as pericds of no rent during the lease
term; may be caleulated on a discounted basis,

reflecting the tims value of money, or on a simple, -

straight-line basis. ¥

axcess land |n regard to an improved site, the land not
needed to serve or support the existing improvement,
In regard fo a vacant site or a site considered os
though vacant, the land no needed to accommodote
the sita’s primary highest and best use. Such land may
be separated from the larger site and have its own
highest ond best use, or it may allow for fulure
expansion of the existing or anficipated improvement.
See olso surplus lond. #

extraordinary assumption An assumption directly
related to o specific ossignment, which, if found to be
folse, could alter the opproisers opinions or
conclusions. Extroordinary assumpfions presume os
fact otherwise unceroin information about physical,
legal, or economic chorocterisics of the subject
property; -or about conditions external to the property
such os marke! condiions or trands; or chout the
integrity of dofo used in on analysis.  See olso
hypothetical condition. *

fes simple astate Absclute ownership unencumbered
by any other interest or estate, subject only to the
limitations imposed by the governmental powers of
taxation, eminent domain, police power, ond escheat. ¥

floor area ratio (FAR) The relationship between the
above-ground floor area of a building, as described by
the building code, and the areo of the plot on which it
stands; in planning and zoning, often expressed as o
decimal, e.g., a raio of 2.0 indicotes that the
permissible floor area of a building s twice the total
land areg; also called building-fo-lond ratio. ¥

full service leose A lease in which rent covers all
operafing expenses. Typically, full servica leases ore
combined with an expense stop, the expense ievel
coverad by the controct lease payment, Increases in
axpenses above the expense stop level cre possed

through to the tenant and are known os expense pass-
throughs.

going concern value Going concem value is the
valve of a proven properly operafion. It includes the
incramental volue assaciated with the businass concer,
which is distinct from the velue of the real estate only.
Going concem value includes on  infangible
enhancemant of the value of an operaling business
enterprise which is produced by the assemblage of the
lond, building, lobor, equipment, and markefing
operafion. This process creates an economically viable
business that is expected fo continue. Going concem
value refers to the totol vaive of o properly, including
both real property ond intangible personal property
aitributed fo the business value. t

gross building area (GBA) Tha total floor areg of a
building, including below-grade space but excluding
unenclosad areas, measured from the exterior of the
walls. Gross building orea for office buildings is
computed by measuring to the outside finished surface
of permanent outer building wolls without any
deductions.  Ali enclosed fioors of the huilding
including bosements, mechonical equipment ficors,
penthouses, and the lke ore indudéd in the
meosurement. Parking spaces and parking garoges
ore excluded. ¥

hypothefical condition Thot which is controry fo
what exists but is supposed for the purpose of analysis.
Hypothetical conditions assume condifions contrary to
known facls obout physical, legal, or economic
characteristics of the subject property; or about
conditions extamal to the properly, such as markst
conditions or frends; or about the integrity of daty used
in an analysis. See also edraordinary assumption. ¥

insuroble value Insurcble Value s bosad on the
replacement and/or reproduction cost of physical items
that are subject to loss from hozords. Insurable value is
that portion of the volue of an assat or asset group that
is acknowledged or recognized under the provisians of
an applicable loss insurance policy. This value is often
controlled by state law ond variss from stote fo sigte, t

invesiment valye Investment value is the value of an
investment o ¢ particulor invesior based on his or har
investment requirements. In controst fo market valye,
invesiment value is value fo an-individual, not vaua in
the marketploce.  investment value reflects the
subjective relofionship between a porficulor investor
and a given investment. When. measured in dollors,
investment value is the price an investor would pay for
an investment in light of its perceived capacify to safisfy
his or her desires, needs, or invesimenf goals, To
estimate investment value, specific investment criteria
must be known. Criteria fo evaluate o recl esiate
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investment are not necessarily set down by the
individua! investor; they may be estoblished by an
axpert on real estate ond ifs volue, that is, an appraiser.
1

lecsad fae
See leased fee estate

leased fee estate An ownership interest held by a
Jandtord with the right of use and occupancy conveyed
by lease to others. Thae rights of the lessor (the leased
fee owner} ond the leased fee are specified by contract
terms contained within the leose.?

leasshold
See leasshold estate

leasehold estate The interest held by the lesses {the
tenant or renter} through a leose conveying the rights of
use and occupancy for a stoted term under certain
cordifions.* .

market rent The most probable rent that o property
should bring in o compefitive and open marksi
reflecting all conditions and rastrictions of the specified
lease agreemant including ferm, rental adjustment. and
revaluation, permitted uses, use resfrictions, ond
expensa obligafions. ¥

market value Market value s one of the ceniral
concepts of the appraisal practice.  Market value is
differenticted from other types of value in that it is
created by the collsctive pottems of the market. Morket
vaive means the most probable price which a property
should bring in a competitive and open market under
all conditions requisite to a foir sale, the buyer and
seller each octing prudently and knowledgeably, and
assuming the price is not gffected by undue stimulys,
implicit in this dafinition is the consummation of a sale
as of a specified date and the passing.of title from
seller fo buyer under conditions whereby: 1) A
reasonable time is allowed for exposure in the open
market; 2) Both parfies are well informed or well
odvised, and octing in what they consider their own
best interests; 3} Buyer and seller are typically
motivated; 4) Payment is made in terms of cash in LS.
dollars or in terms of financial orrangements
comparoble thereto; and 5} The price represents the
normal consideration for the properly sold unoffected
by special or creative financing or soles concessions
granted by anyone associated with the sale.

marketing period The time it fakes on inferest in real
propery io sell on the market subsequent to the dofe of
an appraisal. ¥

net lease Leass in which all or some of the operating
expenses are paid directly by the fenant. The landlord

never fokes possession of the expense payment. In o
Triple Net leose all operating expenses are the
responsibilify of the fenant, including property toxes,
insurance, Interior maintenonce, ond  other
miscellaneous expenses. However, management fees
and exterior maintenance are cffen the responsibility of
the lessor in a friple net lsase. A modified net lease is
one in which some axpenses are paid separately by the
tenant and some are included in the rent.

.net rentable area {NRA) 1) The area on which rent

is computed. 2) The Rentoble Area of a floor shall be
computed by measuring fo the inside finished surface of
the dominant portfion of the permanent outer building
wolls, excluding any maojor verfical penetrations of the
floor, No deductions shall be mode for columns and
projections necessary jo the building. Include spoce
such as mechanical room, jonitorial room, restrooms,
and iobby of the floor.

occupancy rate The relationship or ratio between the
income receivad from the ranfed unifs in a property and
the income thot would be received i all the units wers
occupied *

prospective vaolue opinion A forecast of the vaiue
expected at o specified future date. A prospective
value opinion is most frequently sought in connection
with real estate projacts that are proposed, under
construction, or under conversion to o new us, or thase
that have rot achieved sellout or o stobilized leval of
long-term occupancy af the fime the appraisal report is
written.

reasonable exposure fime The esfimated length of
time the properly inferest being appraised would hove
been offered on the market prior to the hypothefical
consummation of ‘a sale at market value on the
effective date of the appraisal; o retrospective opinion
based upon an analysis of past events assuming o
competitive and open market, 1

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

effective rent

sheil rent The typical rent poid for retail, ofiice, or
industicl fenant space based. on minimal “sheli”
interior finishes (colled plain vanilla finish in some
orets). Usually the londiord delivers the main building
shell space or soms minimum level of inferior build-
out, and the tenant completes the intarior finish, which
con include wall, ceiling, and floor finishes; mechanical
systems, interior aleciric, ond plumbing. Typicaily these
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are long-term leases with fenants paying all or most
proparly expenses. ¥

surplus lond Land not necessary fo suppest the highest
and best use of the existing improvement but, because
of physical limitlations, building placement, or
neighborhood norms, cannct be sold off separately.
Such land may or may noi conribute posifively fo value
and may or may not accommadate future expansion of
on existing or anficipated improvement. See also
excess land. ¥

usable area 1} The area actuclly used by individual
tenants. 2) The Usable Amo of an office building is
computed by measuring fo the finishad surfoce of the
office side of corridor and other permanent walls, to
the center of poriitions that seporate the office from
adjoining usable areas, and to the inside finished

1 The Appraisal of Real Estats, Twelfth Edition, Appralsal
Institute, 2001.

% The Dictionary of Reel Estats Appraisal, Fourth Edition,
Appraisal Institute, 2002.

¥ Office of Comptroller of the Cumency (OCC), 12 CFR Part
34, Subpart C — Appraisels, 34.42 (g); Office of Thrift
Supervision (OTS), 12 CFR 664.2 (g); Appraisal institute,
The Dictionary of Real Esfate Appraisel, 4 ed. (Chicago:
Appraisal Ingtituta, 2002), 177-178. This is also compatible
with the RTC, FDIC, FRS and NCUA definitions of market
value as well as the example referenced in the Unlform
Standards of Professions! Appraisal Practics (USPAP).

2000 BOMA Experence Exchange Repor,
Incoma/Expense Analysis for Office Bulidings (Bulkding
Owners and Managers Association, 2000)

T Sistement on Appraisal Standard No. 6, Appraisal
Standards Board of The Appralsal Foundation, September
16, 1993, revised June 15, 2004.

surface of the dominant portion of the permanent outer
building walls. Excludes areas such os mechanical
rooms, [onitorial room, restrooms, lobby, and any
maijor vertical penetrations of a multi-tenant floor. *

use volue Use volue is o concept bosed on the
productivily of an economic good. Use value is the
value o specific propery has for a specific use. Use
value focuses on the vaiue the real estate contributes to
the enterprise of which it is a part, without regord 1o the
property's highest and best use or the monelary
amount that might be realized upon its sale.

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

Bridgemen's View
Location Data Sale Dats
Location: 29-45 Popular Street Transaction Type: Sale
Philadelphla,PA 18123 Date: 1/2007
County: Philadelphla Marketing Time: N/A
Assessor's Parcel No:  88-4-019049; 88-4-019087 Grantor: Paul Schurs Partners/Michael
Atias Ref: N/A Grantee: 2945 Popular Development LLC
Document No.: 51818680 :
Sale Price: $28,500,000
Physical Data Financing: Cash to Selier
Type: Mixed-Use Cash Eq.Price: $28,500,000
Land Area; Groas ~  Usaple Onsite/Offsite Costs:  $250,000
Acres: 2.9388 2.9388 Adj. Sale Price: $26,750,000
Square Feet: 128,000 128,000 Verification: Michasl Samechick/Marc Steln
Topography: Level, At Street Grade
Shape: irreguiar
Utilities: Al public
Zoning: G2
Allowable Bidg Area: - 2,098,000
Floor Area Ratio: 18.37
No. of units: NA
Max FAR: N/A
Frontage: 190" -Popular Avenue; 485 N.
Delaware Avenue
Analysis
Use At Sale: Industrial
Proposed Use or Dev. Mixed Use
Price Per Acre; $9,103,283
Price Per SF of Land: $208.98
Price Par Unit: N/A

Price Per SF of Bldg: $12.77

Comments

Ownership of 918-980 Deiaware Avenue was vested In the name of Paul Schure LMTD Partners. This property was improved with
an jndusirial building siated for demoiition at an estimated cost of $250,000. Title to 29-45 Poplar Street was hedd in the name of
Michael Samschick. This site consists of vacant land. We note that both sites were placed under cortract of sale In early 2006 to
2045 Poplar Development LLC for a consideration of $27,000,000. The property was placed under contract unapproved. At that

time the site was zoned G-2. Equitable ownership subsequently obtained a zoning change to C-5 and approvals at their costs for
the construction of a 2,085,000 square foot mixed use project.

CBRE
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MULTI-FAMILY LAND SALE No. 2

’. Trump Tower
Location Data Sale Data
Location: T08-707 N. Penn Street (Pler 35.5) Transaction Type: Ssfe
Philadelphla,PA 19123 Date; 42006
County: Philadeiphia Marketing Time: N/A
Assessor's Parcel No:  88-4-018823 Grantor: Pler 35-1/2 Partners, LP
Atias Ref. NA Grantes: VTE Phifadeiphia, LP
Docurment No.: 5141-4238
Sale Price; $16,000,000
Physical Data Financing: Cash to Seiler
Type: Multl-Family Cash Eq.Price: $16,000.000
Land : Gross Usable Onsite/Offsite Costs:  $2,000,000
Acres: 1.6713 1.6713 Adj. Sale Price: $18,000,000
Square Feet 72,804 72,804 Verification: Grantes
Topography: Level, At Street Grade
Shape: Rectangular
Utilities: All public
Zoning: C-3 (FAR 4,55x)
Allowable Bidg Area: 327,618
Floor Area Ratio: 4.50
No. of units: N/A
Max FAR: 5
Frontage: N. Penn Street;
® v
Use At Sale: Industrial
Proposed Use or Dev. Condominlum
Price Per Acre: $10,770,059
Price Per SF of Land:  $247.24
Price Per Unit N/A
Price Per.SF of Bldg: $54.94
Comments

This comparable represerts the proposed Trump Tower. The seiler obtained C-3 zoning based upon a rough sketch, and the
uitimate buyer obtained approvals prior to closing. The buyer reported reported unusually high costs associated with obtaining
approvals at $2,000,000. The site has approvais to be deveioped to a FAR of 327,618 square feet of gross buiiding area.

“CBRE
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MIXED-USE LAND SALE No. 3

Marina View Site
Location Data Saie Data
Location: 230 North Columbus Boulevard Transaction Type: Sale
Phiiadeiphia,PA 19106 Date: 6/2005
County: Philadelphia Marketing Time: N/A
Assessor's Parcel No:  N/A Grantor: Summer Dolaware Ass; Winter
Aflas Ref N/A Grantee: Delaware River Development
Document No.: N/A
Sale Price; $10,000,000
Physical Data Finanding: Cash to Selier
Type: Mixed-Use Cash Eq.Price: $10,000,000
Land Area: Gross Ussble Onsite/Offsite Costs:  $0
Acres: 1.2626 1.2626 Ad). Sale Prica: $10,000,000
Square Feet: 58,000 55,000 Verification: Michael Asbell, Principal
Topography: Level, At Street Grade
Shape: Irregular
Utilities: All public
Zoning: c-3
Allowable Bidg Area: N/A
Floor Area Ratio: N/A
No. of units: 182
Max FAR: 4
Frontage: N/A;
Analysis
Use At Sale: industrial
Proposed Use or Dev. Condominium
Price Per Acre; $7,920,164
price Per SF of Land:  $181.82
Price Per Unit: $54,948
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 wiih an industrig) building. Demolition costs were unavailable.

Plans cali for a 30-story luxury condominium building containing 182 units on this 1.26-acre sile. These units will feature bamboo
hardwood flooring, marble master baths, floor-to-ceiling windows, an outdoor swimming pool, plus a rooftop swimming pool and
health club. This is one of three towers proposed by Louls Cicalese of the Delaware River Davaiopment Group. The other two
projects are proposed for Pier 34, south of Penns Landing and at Pler 40. Flocor plans at Marina View Towers will inciude one, two
and three bedroom layouts. Pricing and final unit sizes are still in fiux, but initial plans indicate pricing starting at $400,000 for a
866 square foot one-bedroom unit (3461 per square foot) increasing to $2,000,000 for the penthouse. This building will also
contain 15,000 square feet of commercial space.

A ——
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MIXED-USE LAND SALE No. 4

. 412-38 North Front Street
Location Data Sale Data
Location: 107 Gallowhill Transaction Type: Sale o
Phitadelphia,PA 19123 Date: 5/2008
County: Marketing Time: N/A
Assessor's Parcel No. 55015600 Grantor: Bennett and Linda Levin
Document No.: N/A
Sale Price: $8,000,000
Physical Data Financing: Not Available
Type: Mixed-Use Cash Eq.Price: $8,000,000
Land Area: Groas Usable Onsite/Offsite Costs:  $75,000
Acres. 1.0260 1.0260 Adj. Sale Price: $8,075,000
Square Feet: 44,693 44,893 Verification: Phil Mc Fllin for grantee
Topography: Level, At Stroet Grade ‘ oy
Shape: irregular l _
Utilities: All public Y
Zoning: C-38C4 G
Allowable Bldg Area: 201,063
Fioor Area Ratio: 4.50
No. of units: 128
Max FAR:
Frontage: 311 West side of North Front
Street;
o ..
Use At Sale: Industrial
Proposed Use or Dev. Mixed Use
Price Per Acre; $7,670,310
Price Per SF of Land: $180.88
Price Per Unit: $63,086
Price Per SF of Bidg:  $40.18
Commenis

Title to the property is currently vested in the name of 412 North Front Associates, LC who acquired tite to the property in May 2005
As s for $8,000,000, cash from Bennett Levin and Linda Levin Siiverberg. The site was originally placed under contract in
November 2004 "As Is”. Prior to the sale the buyer, at their own costs, seclred approvals for the construction of a 21-story high

rise condominium project containing 184,637 square feet of residential space in 128 units, 9,546 square feet of ground fioor
commercial space and 177 parking spaces for a total allowable building area of 201,083. At the time of sale, the site was improved
with a one-story industrial building scheduled for demolition. The estimated demollﬂon costs were $75,000. Therefore the total

consideration was $8,075,000.

e e
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MIXED-USE LAND SALE No. 5

1919-1943 Market Street
Location Data Sale Data
Location: 1919-1943 Market Stroet Transaction Type: Sale
Philadeiphla,PA 18103 Date: 2005
County: Philadeiphia Marketing Time: NA
Assessor's Parcel No:  88-3034400 Grantor: 1919 Trust
Aflas Ref NA Grantee: Opus Deveiopment
Document No.. N/A
Sale Price: $8,900,000
Physical Data Financing: Cash to Seller
Type: Mixed-Use Cash Eq.Price: $8,000,000
Land Area: Gross Umble - Onsite/Offsite Costs:  $0
Acres: 0.8000 0.8000 Adj. Sale Price: $8.900,000
Square Feet: 34,850 34,850 Verification: Property Appraiser
Topography: Level, At Street Grade
Shape: Rectangular
Utillties: All publlc
Zoning: cS
Allowable Bidg Area: 402,872
Floor Area Ratio: 11.55
No. of units: N/A
Max FAR: 12
Frontage: 205 Ns Market St.; 170 Es 20th St
Analysis
Use At Sale: Vacant
Proposed Use or Dev. Condo & garage
Price Per Acre: $11,125,000
Price Per SF of Land:  $285.38
Price Per Unit: N/A

Price Per SF of Bidg:  $22.10

Comments

This site is situated at the northeast comner of 20th and Market Streets. The site is subject fo cross easements and development
agreements with the Blue Croas office tower, which adjoins the eastern boundary line of the site. Preliminary plans indicate the
buyer will consiruct a 30-story residential development above ground floor retafl and a parking garage. However, approvals were not
in place at the time of sale, although the site was vacant and ready for deveiopment. The property had been previously foreciosed,
and was the subject of extensive Htigation.

cBas

® 2008 OF Rchord B




. BOYD THEATER SITE

ADDENDUM C
ZONING MAP

O 2008 CB Rcherd il




Zoning Overlay View Page 1 of 1

Philadelphia Zoning

F o A I o .
Pt 2 (Zoring Code® ] [PencingLegisiaton, ¥} |

Enter Address: ]1910 CHESTNUT ST

han g A fetrnn g

Counci! District

Scale: 1" =200 ( 1:2400) =l
| 4 FY

I ] »
Zoning info Measure

Address: 1810 CHESTNUT §°
womin) - Zoning: C4

~

" Center City Commercial Area Spacial
Controls

14-1607

" Centsr City Commercial Area Special
Controls
14-1607.1

" Real Estate signs
14-1902(3}

" Chestnut St.(b)
14-1902(4)5

ATTENTICN: This report represents an
the zoning restrictions that may apply to
proparty and does not represent a8 zonin
or decision. For a definitive zoning decis
must contact Licenses and Inspections.

© Copyright 2001-2008 Gity of Phitadeiphia
By using this appiication, you ana agreeing to the Tems of Uise Ootaamant

This application was designed and developed by Avencia Incorporated
and the Mayor's Office of information Sefvices
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PHILADELPHIA | Relative Employmant Performance (1992=100)

2005 2006 ngieators 2007

1380 1418 1441 1488 1492 1508 1637 Gross Metro Product, C$8 1574 1808 1844 1686 1721
08 26 1.8 1.9 1.6 1.1 20 % Change _ 22 1.7 28 28 21
18942 1,800.3 1,8854 18700 1,860.5 1590.0 1,904.7 Tota! Employment (000) 19171 19233 18342 19501 1,061.1
1.7 03 08 08 00 1.1 08 % Change 07 0.3 o 0.8 0.6
44 48 5.5 8.6 54 49 47 Unemployment Rate 43 48 48 45 4.4
77 22 3.4 34 5.3 43 6.2 Personal Income Growth 54 2.8 29 33 3.0
316519 32,8534 3,8568 35,8503 3,864.9 38870 38736 Population (000) 3880.5 38855 3,88¢.3 38020 3,803.4
8041 8170 8,668 7004 BI48 823 6810 Single-Family Permits 5821 65535 5652 6,112 6,459
2311 2,106 1,505 3608 4338 39859 2,854 Multifamlty Permits 3190 2321 2,300 2286 2.341
81 1281 1420 1641 1778 2087 2237 Existing Home Price (§Ths) 2207 2158 2234 2364 2472
12851 23033 80,201 52880 31,888 3,784 30320 Mortgage Osiginations ($Wil) 26,008 19,223 23,073 20478 28,877
47 -58 4.1 -5.1 4.7 4.8 -7.8 Nat Migration (000) 8.5 8.8 88 1.2 127
15888 17,848 18,287 18691 17,104 16522 &,772 Persanal Bankrupicies 6541 9048 0,854 10,688 11,003
ANALYSIS
STRENGTHS Recent Performance. Following a midyear struction industry have been absent, in part due
mConceniration of well-regarded educational hill, the Philadelphin economy rebounded in mmmmmma&m
institutions. the second half of 2007. The pace of hiring, on office or institution Work underway, espe-
mCenier for health services and medical however, remains lackluster and 15 well below dﬂymmem%‘mmnmm
rasearch. the nattonal average. PHY 1s combating layoffe  vacancy rate in PHI dechining steadily
SRelstively affordable housing and #ving coets. | 1, pngncla] services and manufacturing and  stuce 2004, and with no additonal space slated
BWel-developed port. a downshift in hiring in its core sectars such 1o come on line untit 2010, office vacancy rates
as education and healthcare Strong growth in Center City will edge lower. However, the
WEAKNESSES in retail trade s helping put a floor under job  outlook comes with a mimber of risks, namely
SWeak popuistion growth. growth, but this support s unsustainable as  weaker corparate profit grawth, fragtle business
HLower per capila income than other large consumer spending 18 slowing on the back of  confidence and a Jocal or national recession.
Northeast metro areas. below average job growth and more difficult Tourlam. While the housing market Is
#0id and aging infrastructire. macroeconomic conditions. weighing on econommic growth, PHI s benefiting
CURRENT FRPLOYIENT TRENDS m%mwmm m’“““’%‘m‘s }t::n memmwm mm
December 2007 Employmant Growth showing signs of stabilizing, albeit near jevels and retall industries over the past few years,
% change yeer ago, 3 mo. MA not seen since the eady 1990s. Houseprice According to Smith Travel, hotel vacancy rates
growth is decelerating while mongage credit  averaged 69%, essentially unchanged from the
quality is eroding rapidly. previous four years but showe their historical
Credit concerns. Globel fnancial market average of 67% Also, payroll employment in
tightening will not derail PHI's expansion, but it is at a historic high. With
1s leaving a mark. PHI is not overly exposed to  touristo relatively strong o PHI, several new ho-
lending, although it is home to many  tels are plannied. The outlock is cxutiously op-
firms that are tied to financial markets, includ-  tmistic for the industry as It
ing barks, consulting businesses, and law and  will be buoyed by a weak dollar &nd the gradual
accounting frms. Since giobal financial markets  opening of casings.
: froze last August, the financial services sector The Philadelphia economy will struggle
4 2 4 0 1 2 3 |4y PHI has cur over 1,600 positions, bringing  in the first half of this year due to layoffs in
p—— its year-to-date total to 2,600. The Federnl Re-  financial services, retail trade, and bousing-re-
gerve's January Beige Book suggests that con-  lated industries. Although the pace of job cuts
ey it ditions will not improve as respondents expect  in will gradually slow, the in-
Nl ’ slow growth in total lending, foreshadowing dusiry’s presence will diminish further as PHI
UPSIDE additional layoffe tn the financlal services sec-  continues to make strides In shifting toward
« New office space attracis more employers. tor. As payroll cuts In the industry willnot bot-  a service-based ecomomy, Steady business/
® Tax incentive for filmmakérs draws the industry tom out unil mid-2008, the burden of keeping  professional de“ﬂm
MW'DOWNSIDE mmmmmmwsoﬁﬁ care hiring will keep the labor market afloat.
sectors, namely education/healthcare - Longer term, ts to
* Adsciine in house prices, causing a reduction | nees professional services. M'abwemmmllm
, In household wealth. Commerdial real estate. To date, commerctal and weak demographic trends. In sum, PHI is
* Tight oradit conditions hust financial services | real estate has lent key support to the PHI econ-  expected t0 be an underperformer over the
and lead to subsstental layofts. omy, but strong downside risks could cruse this  extended forecast horizon.
» Political rad tape continues to delay suppart to wane. Although local homebuliders  Ryan Sweet
construction of casino. are pulling back on projects, leyoffs inthe con-  Jaruary 2008
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EMPLOYMENT & INDUSTRY

MIGRATION FLOWS

TOP EMPLOYERS INDUSTRIAL DIVERSITY Into Philadeiphia, PA Number
Jeffsrson Health 8 26,780
n- BIH Fuaiaaith
Merck & Company, Inc. 12,000
Univaralty of Pennsyivanis Heaith Systam 14,908 es0-
Boeing Corporstion 8,600
%c i:,&a Group of investment Cos., inc. __ 8,500 R 0.60
N saith tem 8,000 a0
System 8,000 a0
in Line Hesith & 7.944
Chidren's H_oiﬁﬂ g %Mh 7,888
W Healtr Systems 7.100 20
Tonat Heatth 8,021 000
Urban Qutitisrs Inc. 8,000
ComeasiSpaciace 5983 poest e
U.S. Alrways sﬂ
= T EMPLOYMENT VOLATILITY From Philsdeiphia, PA
B L 3750 DUE TO U.S. RELATIVE TO
Fhomas Jelerson University 5,082 FLUCTUATIONS u.s.
Sowves Guide In Miiinry instalietions, 2007, wid Philadaiphia 100% “|
Buainess Journal Book of Lisks, 2067
0% -
wox
Public "“1
Fedaral ....... .. 43184
State e 22,704 2%
(10 | PR 151,448 0%
2008 Mnoiae o Us. lJoveious. e Wus
COMPARATIVE EMPLOYMENT AND INCOME
% of Total Employment Average Annual Earnings Net Migration, Pt
Sector PHI PA us PHI PA us
Construction 40%  45% 56% $66,720 $49.318 $47.221 0
Manufacturing 82%  11.7% 104% $B4,388 $67,560 $68,318
Durable 51.6% 87.8% 63.4% nd $65708 $89250 2,000 -
Nondurable 48.4% 38.2% 36.6% nd $69,613 368,721
Transportation/UtiFties 32%  4.0%  3.7% $60.731 $55438 $55322 | 4000
Wholesale Trade 4.5% 4.1% 4.3% $80,812 $85,032 $64,921
Retall Trade 10.4% 114% 11.3% $30,586 $25491 $27,345 -8.000 -
fnformation 21% 1.9%  22% $86,117 $70,507 $80,729 '
Financial Activities 7.7% 5.8% 6.1% §$70490 $52843 $52,812
Prof. and Bus. Services 152%  118% 129% $69.061 $54,197 851,017 | 900 2003 2004 2005 20
Educ. and Health Services 206%  18.3% 15.1% $47314 $42,288 $41,008 2008
Laisure and Hosp. Services 7.8% B.8% 98% $22316 $17,534 $19,783
QOther Servioas 4.5% 45%  40% $26,030 §$23,937 $23.438 2003 | 2004 | 2005 | 2006
Govemment 1.4%  130%  16.1% 362026 $53,085 $65.340 | [oo o e
Sources: Percent amployment - Moody’s Economy.com & A aonusieamings - J G -18,
of okl eyt e com 8 BLS, 2508 Average o e Forelgn | 10,668 | 9,818 | 10412 | 10.456
HOUSE PRICES LEADING INOUSTRIES Totai s082 | 2757 !
I : 8, -
NAICS Industry Employess (000} 808 | -7.571
200 GVSL State & Local Govemment 17az | Sources:IRS (top), 2006; Consua Buresy, 2008
:s‘z; Gonersl Madical and s:rdui Hospitats :g.’:
z0 7221 Full-Bervice Restmurants 504 PER CAPITA INCOME
GVF  Faderal Govemment 452
200 4481  Groceey Slores 5
7222 Usnited-Secrvice Eating Places 383
180 8211  Offices of Prysicians 323
8817  Services to Bulldings and T
100 5811 Managemant of Companies and Enterprises  30.7
5241  inaurence Carders 0.3
80 >t } £ f +——f 5813  Emplaymant Services 204
87 90 94 57 01 04 07 8411  Legel Sarvices e
8415 Compuler Systems Design and Related Srves. 269
m=pHy =={S. 2302  Buiding Equipment 268
tech 178
Soure: OFHEC, 1987Q1=100, NSA A % of tatal employment &1
BraBra
weoors | Baa1 e
RATING cITY Saurces: BLS, Moody's Economy.com, 2006 Source: Burau of Economic Anaiysis, 2006
& 2098 2 phmc e '“““&m“'m“‘mmm'hm-mmmo-mmm
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Gap Between Incomes and House Prices Not Too Alarming

6
Index, 1960Q1=1
Sources: OFHEQ, Moody's Economy.com

For nearly a decade, income growth outpaced house prices,
raising Philadelphians’ purchasing power for houses. This has
since reversed, but the gap is not alarming as tighter lending stan-
dards nationally and slower job growth across the metro division
will take another bite ont of housing demand. In turn, house prices
will further decline. From peak to trough, median house prices will
fall nearly 9% in PHI, compared to 15% nationally. The decline in
prices will help restore and secure PHI's cost advantage compared
to other large northeastern metro areas.

Faling Dollar Bodes |l for imports
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The ongoing depreciation of the dollar is weighing on import
trade. Import growth through the Philadelphia Customs District,
which includes the Port of Philadelphia, has slowed appreciably
since 2005. Slower import growthreduces demand for warehousing
space and transportation in PHI. While the weak dollar is a boon
for export trade, exports only comprise 20% of all trade activity in
the customs district. In the near term, import growth will remain
modest. While the dollar is expected to stabiMze vis-i-vis the
eurc and pound, it will continue to depreciate against the Asian
currencies. Therefore, hiring in the rade-sensitive transportation
and warehousing sectors is expected to slow over the course of
this year.

1B 2008 CF Richand Els
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@ 2008, Moody's Analytics, Inc. (“"Moody's”) and/or its licensors. All rights reserved. The information and materials contained herein are protected by
United States copyright, trade secret, and/or trademark jaw, as well as other state, naticnal, and international Jaws end regulations. Except and to the
axtent as otherwise expressly agreed to, such information and materials are for the exclugive use of Moody's subscr{bers, and may not be copied, repro-
duced, repackaged, further transmitted, transferred, disseminated, redistributed or resold, or stored for subsequent use for any purpose, in whole or in
part. Moody's has obtained all information from sources believed to be reliable. Because of the possibility of iuman and mechanical error as well as other
factors, however, all information coptained herein is provided "AS IS without warranty of any kind, UNDER NO CIRCUMSTANCES SHALL Moody's OR ITS
LICENSORS BE LIABLE TO YOU OR ANY OTHER PERSON IN ANY MANNER FOR ANY LOSS OR DAMAGE CAUSED BY, RESULTING FROM, OR RELATING TO, IN
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informaticn contained herein are statements of opinion and not atatements of fact or recommendations to purchase, sell, or hold any aecuriuea Each
opinion mmst bew;hedlmlelyu one factor In any investment decision made by or an behalf of any user of the information contained herein, '

WW-W-W-MM-MM

e R SL_sEm




. BOYD THEATER SITE

ADDENDUM E
QUALIFICATIONS

£ 2000 CB Richord £




QUALIFICATIONS OF

JOSEPH T. MURRAY
Senior Appraiser

CB RICHARD ELLIS, INC.
Valuation & Advisory Services
50 South Sixteenth Street — Suite 3000
Philadelphia, Pennsylvania 19102
215.-561-8966

ioseph murgy@chre com
F DU

Temple University, Philadelphia, Pennsylvania
Appraisal Institute, Chicoge, lllincis
Appraisal Principles
Appraisal Procedures
Uniform Standards of Professional Approisal Practice
Basic Income Capitalization
Advanced Income Capitalization
General Market Analysis and Highest & Best Use

PROFESSIONAL AFFILIATIONS
Appraisal Institute — Affiliate
E ERIENCE
2003 - Present CB Richard Ellis, Inc.
1998 — 2003 Insignia/ESG, Inc.
1988 - 1998 Jackson-Cress Company

@ 2008 CE Rickrd Bl

Philadelphia, Pennsylvania
Philadelphia, Pennsylvania
Philadelphia, Pennsylvania



QUALIFICATIONS OF

JOHN B. RUSH, MAI, CRE
Managing Director

CB RICHARD ELLIS, INC.
Voluation & Advisory Services
50 South Sixdeenth Street — Suite 3000
Philadelphia, Pennsylvania 19102
215-561.8926
john.rush®cbre.com

Saint Joseph’s University, Philadelphia, Pennsylvania, Bachelor of Arts — 1975
Drexel University, Philadelphia, Pennsylvania, Master of Business Administration — 1982

Delaware Cerfified Genercl Real Property Appraiser - #X1-0000051
Maryland Cerified General Real Estate Appraiser - #10041

New Jersey Certified General Real Estate Appraiser - #RG-000808
Pennsylvania Certified General Real Estate Appraiser — #GA-000331-L
Pennsylvania Licensed Real Estale Broker - #AB-043144A

PROFESSIONAL AFFILIATIONS
Appraisal [nstitute — MAI Designation #7241 Counselors of Real Estate — CRE Dasignation #1949
Urbon Land institute — Associate #1464089 Tri-State Commerdial & Industrial Associction of Realtors

REAL ESTATE EXPERIENCE
2003 — Present CB Richard Eilis, Inc. Philadelphia, Pennsylvania
1998 - 2003 Insignia/ESG, Inc. Philedelphia, Pennsylvania
1997 — 1998 Jackson-Cross Valuation Consultants, LTD Philadelphia, Pennsylvania
1980 - 1997 Cushman & Wakefield of Pennsylvania, Inc. Philadelphia, Pennsylvania
1977 ~ 1979 Boyla/Helbig Realty, Inc. Philadelphia, Pennsylvania
1975 - 1977 Michaed Singer Real Estate Philadelphia, Pennsylvanig
QUALIFIED EXPERT WITNESS

United States Bankruptcy Court Dauphin County Court of Cormmon Pleas
Delawara County Cowrt of Common Pleas Chester County Court of Common Pleas
Berks County Board of Assessment Appeals Bucks County Board of Assessment Appeals
Cumberland County Board of Assessment Appeals Douphin County Board of Assessment Appeals
Deleware County Board of Assessment Appeals Montgomery County Board of Assessment Appecls

" Philadelphia Board of Revision of Taxes

© 2000 CB Richard Hils
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