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UNITED STATES DISTRICT COURT
SOUTHERN DISTRICT OF FLORIDA
CASE NO. 20-CV-81205-RAR

SECURITIES AND EXCHANGE
COMMISSION,

Plaintiff,
V.

COMPLETE BUSINESS SOLUTIONS
GROUP, INC. d/b/a PAR FUNDING, et al.,

Defendants.
/

RECEIVER’S MOTION FOR ORDER AUTHORIZING RECEIVER’S SALE OF REAL
PROPERTY LOCATED AT 500 FAIRMOUNT AVENUE, PHILADELPHIA, PA 19123

Ryan K. Stumphauzer, Esq., Court-Appointed Receiver (“Receiver”) of the Receivership
Entities, by and through his undersigned counsel, files this Motion for Order Authorizing
Receiver’s Sale of Real Property Located at 500 Fairmount Avenue, Philadelphia, PA 19123 (the
“Fairmount Avenue Property”). In support thereof, the Receiver states:

1. On January 10, 2023, the Receiver filed a Motion for Order: (1) Authorizing
Receiver’s Sale of All Real Property Within the Receivership Estate; and (2) Compelling Lisa
McElhone and Joseph LaForte to Vacate and Surrender Haverford Home or, in The Alternative,
Pay Obligations for Single-Family Homes [ECF No. 1484] (“Motion for Order Authorizing Sale”).

2. On January 11, 2023, the Court entered an Order Approving the Motion for Order
Authorizing Sale [ECF No. 1486] (“Order Authorizing Sale”).

3. In the Order Authorizing Sale, the Court authorized the Receiver to begin the
process of marketing for sale all real estate within the Receivership Estate, including the Fairmount

Avenue Property.
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4, 500 Fairmount Avenue, LLC, a Receivership Entity, is the owner of record of the
Fairmount Avenue Property and the Receiver is vested with full legal authority to act on behalf of
500 Fairmount Avenue, LLC, pursuant to the Amended Order Appointing Receiver [ECF No.
141], including the authority to waive the requirements of 28 U.S.C. § 2001 and 28 U.S.C. § 2004
for the sale of the Fairmount Avenue Property.

5. In accordance with the Order Authorizing Sale, the Receiver has entered into a
Purchase and Sale Agreement for the sale of the Fairmount Avenue Property (the “Contract”). The
Contract, which is subject to approval by this Court, is scheduled for a closing on April 11, 2024,
provided the Court approves the Contract and authorizes the sale of the Fairmount Avenue
Property.

6. Attached hereto as Exhibit 1 is a Declaration of Ryan K. Stumphauzer. Esq. (the
“Declaration”), requesting the Court to enter an Order authorizing and approving the proposed
sale, as provided for in the Contract.

7. The Receiver believes that the sale price for the Fairmount Avenue Property under
the Contract, which he has accepted subject to this Court’s approval, is in the best interests of the
Receivership Estate.

8. The Receiver represents that this Contract to Purchase the Fairmount Avenue
Property is a bona fide offer from a proposed buyer with whom the Receiver has no relationship
and 1s the product of arms-length negotiation.

0. The Receiver proposes to proceed with the sale of the Fairmount Avenue Property
pursuant to the Contract, provided the Court approves the sale free and clear of liens,

encumbrances, and other related obligations or claims.
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10. A Proposed Order authorizing and approving the sale of the Fairmount Avenue
Property is attached as Exhibit 2.

11. To provide an opportunity for any potential objections to the sale of the Fairmount
Avenue Property pursuant to the Contract, the Receiver requests that the Court enter the Proposed
Order no earlier than seven (7) days, so that the Court may consider and resolve any potential
objections to the Contract.

WHEREFORE, the Receiver respectfully requests that the Court enter the Proposed Order
on or after April 1, 2024, approving the Contract and authorizing the Receiver to sell the Fairmount
Avenue Property.

Local Rule 7.1 Certification

Pursuant to Local Rule 7.1, the undersigned counsel for the Receiver certifies that he has
conferred with counsel for the United States Securities and Exchange Commission (“SEC”),
regarding the relief requested in this motion. Counsel for the SEC has confirmed that the SEC does
not oppose the relief requested herein and agrees to the waiver of the requirements of 28 U.S.C.
§2001 and 28 U.S.C. §2004 for the sale of the Fairmount Avenue Property.

Dated: March 23, 2024 Respectfully Submitted,

STUMPHAUZER KOLAYA

NADLER & SLOMAN, PLLC

Two South Biscayne Blvd., Suite 1600
Miami, FL 33131

Telephone: (305) 614-1400

By: s/ Timothy A. Kolaya
TIMOTHY A. KOLAYA
Florida Bar No. 056140
tkolaya@sknlaw.com
JUAN J. MICHELEN
Florida Bar No. 92901
jmichelen@sknlaw.com
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PIETRAGALLO GORDON ALFANO
BOSICK & RASPANTI, LLP

1818 Market Street, Suite 3402
Philadelphia, PA 19103
Telephone: (215) 320-6200

By:_ /s/ Gaetan J. Alfano
GAETAN J. ALFANO
Pennsylvania Bar No. 32971
(Admitted Pro Hac Vice)
GJA@Pietragallo.com
DOUGLAS K. ROSENBLUM
Pennsylvania Bar No. 90989
(Admitted Pro Hac Vice)
DKR@Pietragallo.com

Co-Counsel for Receiver

CERTIFICATE OF SERVICE

I HEREBY CERTIFY that on March 23, 2024, I electronically filed the foregoing
document with the clerk of the Court using CM/ECF. 1 also certify that the foregoing document
is being served this day on counsel of record via transmission of Notices of Electronic Filing
generated by CM/ECF.

/s/ Timothy A. Kolava
TIMOTHY A. KOLAYA
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UNITED STATES DISTRICT COURT
SOUTHERN DISTRICT OF FLORIDA
CASE NO. 20-CV-81205-RAR

SECURITIES AND EXCHANGE
COMMISSION,

Plaintiff,
V.

COMPLETE BUSINESS SOLUTIONS
GROUP, INC. d/b/a PAR FUNDING, et al.,

Defendants.
/

DECLARATION OF RYAN K. STUMPHAUZER, ESQ.

I, Ryan K. Stumphauzer, Esq., declare as follows:
1. I am the Court-appointed Receiver for certain Receivership Entities', including 500
Fairmount Avenue, LLC. 500 Fairmount Avenue, LLC owns the real property located at 500

Fairmount Avenue, Philadelphia, PA 19123 (the “Property” or the “Fairmount Avenue Property”).

' The “Receivership Entities” are Complete Business Solutions Group, Inc. d/b/a Par Funding
(“Par Funding”); Full Spectrum Processing, Inc.; ABetterFinancialPlan.com LLC d/b/a A Better
Financial Plan; ABFP Management Company, LLC f/k/a Pillar Life Settlement Management
Company, LLC; ABFP Income Fund, LLC; ABFP Income Fund 2, L.P.; United Fidelis Group
Corp.; Fidelis Financial Planning LLC; Retirement Evolution Group, LLC;, RE Income Fund
LLC; RE Income Fund 2 LLC; ABFP Income Fund 3, LLC; ABFP Income Fund 4, LLC; ABFP
Income Fund 6, LLC; ABFP Income Fund Parallel LLC; ABFP Income Fund 2 Parallel; ABFP
Income Fund 3 Parallel; ABFP Income Fund 4 Parallel; and ABFP Income Fund 6 Parallel; ABFP
Multi-Strategy Investment Fund LP; ABFP Multi-Strategy Fund 2 LP; MK Corporate Debt
Investment Company LLC; Fast Advance Funding LLC; Beta Abigail, LLC; New Field Ventures,
LLC; Heritage Business Consulting, Inc.; Eagle Six Consulting, Inc.; 20 N. 3rd St. Ltd.; 118 Olive
PA LLC; 135-137 N. 3rd St. LLC; 205 B Arch St Management LLC; 242 S. 21st St. LLC; 300
Market St. LLC; 627-629 E. Girard LLC; 715 Sansom St. LLC; 803 S. 4th St. LLC; 861 N. 3rd
St. LLC; 915-917 S. 11th LLC; 1250 N. 25th St. LLC; 1427 Melon St. LLC; 1530 Christian St.
LLC; 1635 East Passyunk LLC; 1932 Spruce St. LLC; 4633 Walnut St. LLC; 1223 N. 25th St.
LLC; 500 Fairmount Avenue, LLC; Liberty Eighth Avenue LLC; Blue Valley Holdings, LLC;
LWP North LLC; The LME 2017 Family Trust; Recruiting and Marketing Resources, Inc.;
Contract Financing Solutions, Inc.; Stone Harbor Processing LLC; LM Property Management
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The legal description of the Property is:

ALL THAT CERTAIN Unit in The Quarters at Fairmount, a Planned Community,
situate in the City of Philadelphia, Commonwealth of Pennsylvania, as set forth in
the Declaration of The Quarters at Fairmount, a Planned Community, recorded on
11/24/15 (Date) as Instrument number 52993400 and as depicted on the Declaration
Plat recorded as Exhibit "D" thereto.

BEING Unit 39, as shown on the above mentioned Declaration Plat, according to
a "Planned Community Declaration Plat" prepared by Herman P. Ledger, PLS of
Ruggiero Plante Land Design, Philadelphia, PA, dated August 4, 2015, prepared
for Tower Investments, Inc., bounded and described as follows:

BEGINNING at the intersection of the westerly line of North 5th Street (70" wide
on City Plan, legally open) with the southerly line of Fairmount Avenue (55' wide
on City Plan, legally open); thence

1. From said point of beginning, extending South 02° 29' 35" East along the
westerly line of said North 5th Street, a distance of 41.099 feet to a point, a comer
of Unit 8; thence

2. Leaving the line of said North 5th Street and extending North 80° 02' 10" West
along Unit 8 and then along the Common Element, a distance of 41.675 feet to a
point; thence

3. Extending North 09° 57' 50" East along the Common Element, a distance of
10.767 feet to a point; thence

4. Extending North 80° 02' 10" West, a distance of 5.443 feet to a point, a comer
of Unit 9; thence

5. Extending North 09° 57' 50" East along Unit 9, a distance of 37.919 feet to a
point on the aforementioned southerly line of Fairmount Avenue; thence

6. Extending South 67° 25' 51" East along said southerly line of Fairmount
Avenue, a distance of 39.198 feet to the point and place of BEGINNING.

COMMONLY KNOWN AS 500 Fairmount Avenue, Unit 39, Philadelphia, PA
19123 BEING TAX PARCEL: 05-6148950

LLC; and ALB Management, LLC; and the Receivership also includes the property located at 107
Quayside Dr., Jupiter FL 33477.
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2. I have personal knowledge of the facts detailed in this Declaration and make this
Declaration in support of the Proposed Sale of the Property.

3. Specifically, and as detailed below, I have completed my marketing efforts for the
Fairmount Avenue Property in accordance with this Court’s prior Order, and now respectfully
request that the Court enter an Order authorizing and approving my proposed sale of the Property.

4. As authorized by the Amended Order Appointing Receiver [ECF No. 141] and the
Order (1) Authorizing Receiver’s Sale of All Real Property Within the Receivership Estate; (2)
Compelling Lisa McElhone and Joseph LaForte to Vacate and Surrender Haverford Home or, in
the Alternative, Pay Obligations for Single-Family homes [ECF No. 1486], I engaged a licensed
real estate broker with decades of experience in the relevant Philadelphia neighborhood (“Broker”)
as the real property broker for the purposes of marketing the Property in anticipation of a sale of
the Property out of receivership. In conformity with my instructions, the Broker has marketed the
Property in a manner consistent with ordinary custom and practice for sales of similar properties
in Philadelphia, Pennsylvania. These efforts included marketing on the Broker’s website and on
the Multiple Listing Service.

5. 500 Fairmount Avenue, LLC purchased the Property on January 24, 2020, from
Skyline Development, LLC for $1,640,000. The Property is a four-story mixed-use condominium
located within the Northern Liberties neighborhood of Philadelphia. It consists of one ground
floor commercial unit with four (4) one-bedroom / one-bathroom apartments and one (1) two-

bedroom / two-bedroom apartment.
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6. Before listing the Property, 1 obtained a Pennsylvania Certified Residential
Appraisal of the Property dated June 9, 2023 (the “Appraisal”). The Appraisal valued the Property
at $1,350,000. A true and correct copy of this Appraisal is attached as Exhibit A

7. I initially listed the Property for sale in excess of the prior Purchase Price, for
$1,825,000.00.

8. The Property has been shown to prospective buyers 16 times. Based upon feedback
from prospective buyers and the Broker, I periodically reduced its listing price to its final listing
price of $1,500,000. As a result of my marketing efforts and after negotiations, I have received an
offer from K.C.,* a third party unaffiliated with the Receivership Entities (“Buyer”), to purchase
the Property out of receivership for $1,450,000. The Buyer’s offer is the highest offer received for
the Property. I accepted this offer because it is higher than the market value determined in the
Appraisal Report and aligns with the prevailing expectations of commercial real estate investors
for a return on investment. Increasing interest rates and adjustments in cap rates, which signify the
expected rate of return on investments, have converged to depress the "capitalization approach" in
valuing investment properties similar to this one. Other factors have adversely affected the local
real estate market, including a softening of commercial rents in Philadelphia following the Covid-
19 pandemic and a decline in residential rents due to an inventory surplus.

0. The offer is an “all cash” offer with no contingencies. In my reasonable business
judgment, I believe Buyer’s offer to purchase the Property for $1,450,000 is appropriate, and
consistent with the Property’s current market value. As a result, on or about February 28, 2024, |

entered into a contingent Purchase and Sale Agreement (“Contract”) for the Property with Buyer,

2 For security purposes, the Appraiser’s identity has been redacted.
3 For security purposes, the Buyer’s identity has been redacted.
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a true and correct copy of which is attached hereto as Exhibit B to this Declaration, and which has
been redacted for security purposes. Closing is scheduled for April 11, 2024.

10. Pursuant to the Contract, performance of which is contingent upon an Order from
this Court approving and authorizing the proposed sale of the Property to Buyer, the sale of the
Property will be made on an ““as-is / where-is basis,” with no representations or warranties on my
part, individually or on behalf of the Receivership Entities, except as expressly set forth in the
Contract. In the event that the Court authorizes and approves the proposed sale of the Property as
provided for in the Contract, and the sale is consummated, the Broker will receive a commission
of 5% of the sale price, consistent with ordinary custom and practice.

11. Accordingly, I respectfully request that this Court enter an Order approving the sale
of the Fairmount Avenue Property, as provided for in the Contract.

I declare under penalty of perjury that the foregoing is true and correct to the best of my
knowledge, information, and belief.

Executed on March 23, 2024 /s/ Ryan K. Stumphauzer

Ryan K. Stumphauzer
Court-appointed Receiver
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Exhibit A

Pennsylvania Certified Residential Appraisal
Dated June 9, 2023
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500 Fairmount
Avenue

500 Fairmount Avenue
Philadelphia, PA 19123

Appraisal Report Prepared For:

Timothy M. Hazel, Esquire

Pietragallo Gordon Alfano Bosick & Raspanti,

LLP
One Oxford Centre, 38th Floor
Pittsburgh, PA 15219
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June 9, 2023

Timothy M. Hazel, Esquire

Pietragallo Gordon Alfano Bosick & Raspanti, LLP
One Oxford Centre, 38th Floor

Pittsburgh, PA 15219

RE: Appraisal of a mixed-use property located at 500 Fairmount Avenue, Philadelphia,
Philadelphia Countil PA 19123, prepared by—

(herein “Firm” or )

Dear Mr. Hazel:

The “Subject Property” is a four-story mixed-use condominium located within the Northern
Liberties neighborhood of Philadelphia. The property contains 3,700 square feet, net rentable
area, and consists of one ground floor commercial unit, with (4) 1BR/1BA apartments and (1)
2BR/2BA apartment located on the upper levels. The improvements were constructed in 2018
and are in excellent condition and are of good quality. The corner site encompasses 1,818 square
feet (0.042 acres). At time of inspection, the property was fully leased and occupied.

Key Value Considerations

Strengths

1. Location within the Northern Liberties section of Philadelphia.

2. The property was 100% leased and occupied at time of inspection and is considered to be
stabilized.

3. Excellent condition and inlcusion of an elevator and sprinklers.

National Trends and Uncertainties

1. Federal Reserve interest rate increases and associated effects on cost of capital and investment
rates along with credit tightening have impaired transaction volumes.

Despite positives such as a healthy job market, at least a mild recession is expected later this year.

Easing of inflation, consumer spending, and continued job growth have so far kept the economy
growing in spite of interest rate increases and bank system stress.



Case 9:20-cv-81205-RAR Document 1835-1 Entered on FLSD Docket 03/23/2024 Page 10 of
176

June 9, 2023
TIMOTHY M. HAZEL, ESQUIRE

Based on the analysis contained in the following report, the opinion of value for the subject is:

Value Conclusions

Appraisal Premise Interest Appraised  Date of Value Value Conclusion
Market Value "As Is" Leased Fee 4/14/2023 $1,350,000
I

Extraordinary Assumptions

An extraordinary assumption is defined in USPAP as an assignment-specific assumption as of
the effective date regarding uncertain information used in an analysis which, if found to be false,
could alter the appraiser’s opinions or conclusions. The value conclusions are subject to the
following extraordinary assumptions that may affect the assignment results.

1. Access was only available to the ground floor commercial space and fourth floor unit. The remainder of the
building is presumed to be in a similar condition as the units we accessed, given the age of the property.
Our analysis utilizes the square footages provided by management. We reserve the right to amend our report
if different information becomes available to us.

The use of this extraordinary assumption might have affected assignment results.

Hypothetical Conditions

A hypothetical condition is defined in USPAP as a condition, directly related to a specific
assignment, which is contrary to what is known by the appraiser to exist on the effective date of
the assignment results, but is used for the purpose of analysis. The value conclusions are based
on the following hypothetical conditions that may affect the assignment results.

1. None

The appraisal was developed based on, and this report has been prepared in conformance with
the Client’s appraisal requirements, the guidelines and recommendations set forth in the Uniform
Standards of Professional Appraisal Practice (USPAP), the requirements of the Code of
Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute,
Title Xl of the Financial Institution Reform, Recovery and Enforcement Act (FIRREA) of 1989, and
the Interagency Appraisal and Evaluation Guidelines (December 2, 2010).

500 Fairmount Avenue
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CERTIFICATION 4

Certification

We certify that, to the best of our knowledge and belief:

1.
2.

10.

11.

12.

13.

14.
15.

16.

17.

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

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

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

We have no bias with respect to the property that is the subject of this report or to the parties involved with
this assignment.

Our engagement in this assignment was not contingent upon developing or reporting predetermined results.
Our compensation for completing this assignment is not contingent upon the development or reporting of a
predetermined value or direction in value that favors the cause of the client, the amount of the value
opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the
intended use of this appraisal.

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

Our analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity
with the Uniform Standards of Professional Appraisal Practice, as well as the requirements of the State of
Pennsylvania.

The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Code of Professional Ethics and Standards of Professional Appraisal Practice of the
Appraisal Institute.

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

As of the date of this report, | || GGG s completed the continuing education

program for Designated Members of the Appraisal Institute.

As of the date of this report, | lffhas completed the Standards and Ethics Education Requirements
for Practicing Affiliates of the Appraisal Institute.

me a personal inspection of the property that is the subject of this report. || ||| | | G0N

has not personally inspected the subject.
No one provided significant real property appraisal assistance to the person(s) signing this certification.

The Firm operates as an independent economic entity. Although employees of other service lines or
affiliates of the Firm may be contacted as a part of our routine market research investigations, absolute
client confidentiality and privacy were maintained at all times with regard to this assignment without
conflict of interest.

within this report, N il forrs of
reference refer only to the appraiser(s) who have signed this certification and any persons noted above as
having provided significant real property appraisal assistance to the persons signing this report.

I s ot performed any services, as an appraiser or in any other

capacity, regarding the property that is the subject of this report within the three-year period immediately
preceding the agreement to perform this assignment. - has not performed any services, as an
appraiser or in any other capacity, regarding the property that is the subject of this report within the three-
year period immediately preceding the agreement to perform this assignment.

500 Fairmount Avenue
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5th Street facing North 5th Street facing South
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Unit 401 - Living Room

Unit 401 - Bedroom Unit 401 - Bathroom
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Unit 401 — Bathroom

500 Fairmount Avenue




Case 9:20-cv-81205-RAR Document 1835-1 Entered on FLSD Docket 03/23/2024 Page 19 of
176
EXECUTIVE SUMMARY 12

Executive Summary

Property Type: Mixed Use: Multifamily-Custom Subtype
Street Address: 500 Fairmount Avenue

City, State & Zip: Philadelphia, PA 19123

MSA Name: Philadelphia-Camden-Wilmington

Market Name:
Submarket Name:

PA - Philadelphia - Greater
Northern Liberties

Investment Class: Class A
Latitude: 39.962264
Longitude: -75.146721
Census Tract: 367

Gross Building Area (SF): 6,015
Commercial Net Rentable Area (SF) 1,120
Multifamily Net Rentable Area (SF) 2,580

Net Rentable Area (SF): 3,700
Number of Commercial Units 1

Number of Multifamily Units 5

Number of Units: 6

Year Built: 2018
Current Occupancy: 100.0%
Land Area: 0.042 acres; 1,818 SF
Zoning: RSA-5
Assessor's Parcel ID(s): 56148950

Highest and Best Use - As Vacant:

Highest and Best Use - As Improved:

Analysis Details
Valuation Date:

Mixed Use: Retail/Multifamily Use
Mixed-Use: Retail/Multifamily Use

Market Value "As Is" April 14,2023
Inspection Date and Date of Photos: April 14,2023
Report Date: June 9, 2023

Report Type:
Client:

Intended Use:
Intended User:

Appraisal Premise:
Intended Use and User:

Interest Appraised:

Exposure Time (Marketing Period) Estimate:

Appraisal Report

Pietragallo Gordon Alfano Bosick & Raspanti, LLP

Establishing market value for pricing in connection with a potential disposition involving each of the
subject properties and no other use. and no other use is permitted.

Client and OCF Realty and no other party is permitted to use or rely on the appraisal. and no other
user is permitted by any other party for any other purpose.

Market Value "As Is"

The intended use and user of our report are specifically identified in our report as agreed upon in our
contract for services and/or reliance language found in the report. No other use or user of the report
is permitted by any other party for any other purpose. Dissemination of this report by any party to non-
client, non-intended users does not extend reliance to any other party and- will not be
responsible for unauthorized use of the report, its conclusions or contents used partially or in its
entirety.

Leased Fee
6 to 9 Months (6 to 9 Months)

Leasing Summary

Number of Commercial Tenants 1
Contract Rent/SF $23.52
Market Rent/SF $28.00
Rental Unit Subtotals 1BR 2BR Overall
Average Unit Size 430 SF 860 SF 516 SF
Average Unit Contract Rent $1,356 $2,550 $1,595
Unit Occupancy 100.0% 100.0% 100.0%
Unit Market Rent $1,350 $2,550 $1,590

500 Fairmount Avenue
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Valuation Summary
Sales Comparison Approach $/Unit $ Total
Number of Sales 5

Range of Sale Dates
Adjusted Range of Comparables ($/Unit)

Mar-21 to Jan-22
$271,973 to $398,278

Value Conclusion: $280,000 $1,400,000
PV of Tax Abatement $40,000
Indicated Sales Comparison Approach Value As Is (Rounded) $290,000 $1,450,000

Income Capitalization Approach - Direct Capitalization Method
Capitalization Rate Indicators and Conclusion
Comparable Sales

Investor Surveys

$/Unit
Indication
6.00% - 7.00%
4.70% - 6.60%

Band of Investment 6.50%
Debt Coverage Ratio Analysis 5.96%
Concluded Going-In Capitalization Rate 5.75%
Stabilized Income Estimate
Potential Gross Income $25,459 $127,296
Stabilized % Vacancy & Collection Loss -5.78% (87,353)
Effective Gross Income $23,989 $119,943
Operating Expenses $8,823 $44,114
Operating Expense Ratio 36.8%
Net Operating Income $15,166 $75,829
Capitalization Rate 5.75%
As Is $249,652 $1,248,258
Indicated Income Capitalization Approach Value  As Is (Rounded) $250,000 $1,250,000
PV of Tax Abatement $8,000 $40,000
As Is (Rounded) $270,000 $1,350,000
Market Value Conclusions Asls $1,350,000

Exposure / Marketing Time

Concluded Exposure Time
Concluded Marketing Time

6 to 9 Months or Less
6 to 9 Months or Less

Extraordinary Assumptions and Hypothetical Conditions

An extraordinary assumption is defined in USPAP as an assignment-specific assumption as of the effective date
regarding uncertain information used in an analysis which, if found to be false, could alter the appraiser's opinions
or conclusions. The value conclusions are subject to the following extraordinary assumptions that may affect the
assignment results.

1. Access was only available to the ground floor commercial space and fourth floor unit. The remainder of the
building is presumed to be in a similar condition as the units we accessed, given the age of the property.
Our analysis utilizes the square footages provided by management. We reserve the right to amend our report
if different information becomes available to us.

The use of this extraordinary assumption might have affected assignment results.

A hypothetical condition is defined in USPAP as a condition, directly related to a specific assignment, which is
contrary to what is known by the appraiser to exist on the effective date of the assignment results, but is used for
the purpose of analysis. The value conclusions are based on the following hypothetical conditions that may affect

the assignment results.

1. None

500 Fairmount Avenue
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Introduction

OWNERSHIP HISTORY

The current owner is 500 Fairmount Avenue LLC. The following summarizes a three-year history
of ownership, the current listing status, and pending transactions for the subject property (as
applicable).

Ownership History

To the best of our knowledge, no sale or transfer of ownership has taken place within the three-year period prior to the
effective date of the appraisal.

Listing Status: Not Listed For Sale

Current or Pending Contract: None Reported

Previous Sales

Sales in the Previous Three Years: None

Most Recent Reported Sale: January 24, 2020
Buyer: 500 Fairmount Avenue LLC
Seller: Skyline Dev LLC
Purchase Price: $1,640,000 $328,000 Per Apt. Unit
Deed Information: Document #53629012

I

To the best of our knowledge, no other sale or transfer of ownership has taken place within a
three-year period prior to the effective date of the appraisal.

INTENDED USE AND USER

The intended use and user of our report are specifically identified in our report as agreed upon in
our contract for services and/or reliance language found in the report. No other use or user of the
report is permitted by any other party for any other purpose. Dissemination of this report by any
party to non-client, non-intended users does not extend reliance to any other party and -
will not be responsible for unauthorized use of the report, its conclusions or contents used partially
orin its entirety.

— The intended use of the appraisal is for establishing market value for pricing in
connection with a potential disposition involving each of the subject properties and no
other use.

— The client is Pietragallo Gordon Alfano Bosick & Raspanti, LLP.

— The intended user is Client and OCF Realty and no other party is permitted to use or
rely on the appraisal.
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DEFINITION OF VALUE

Market value is defined as:

“The most probable price which a property should bring in a competitive and open market under
all conditions requisite to 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 to buyer
under conditions whereby:

— Buyer and seller are typically motivated;

— Both parties are well informed or well advised, and acting in what they consider their
own best interests;

— Areasonable time is allowed for exposure in the open market;

— Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto; and

— The price represents the normal consideration for the property sold unaffected by
special or creative financing or sales concessions granted by anyone associated with
the sale.”

(Source: Code of Federal Regulations, Title 12, Chapter I, § 34.42[h]; also Interagency

Appraisal and Evaluation Guidelines, Federal Register, 75 FR 77449, December 10,
2010, page 77472)

APPRAISAL REPORT

This appraisal is presented in the form of an appraisal report, which is intended to comply with
the reporting requirements set forth under Standards Rule 2-2(a) of USPAP. This report
incorporates sufficient information regarding the data, reasoning and analysis that were used to
develop the opinion of value in accordance with the intended use and user.

PURPOSE OF THE APPRAISAL & INTEREST APPRAISED

The primary purpose of the appraisal is to develop an opinion of the Market Value "As Is" of the
Leased Fee interest in the property. (Please see Glossary of Terms for definition(s) of interest(s)

appraised)

Purpose of the Appraisal

Appraisal Premise Interest Appraised Date of Value
Market Value "As Is" Leased Fee 1/1/2022
I
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SCOPE OF WORK
Extent to Which the Property is Identified

Physical characteristics

Legal characteristics

Economic characteristics

Extent to Which the Property is Inspected
I inspected the subject property on April 14, 2023 as per the defined scope of work.
I 2 a personal inspection of the property that is the subject of this report. ||}

I s ot personally inspected the subject.

Type and Extent of the Data Researched

Exposure and marketing time;
Neighborhood and land use trends;
Demographic trends;

Market trends relative to the
subject property type;

Physical characteristics of the site
and applicable improvements;

Type and Extent of Analysis Applied

Flood zone status;

Zoning requirements and
compliance;

Real estate tax data;

Relevant applicable comparable
data; and

Investment rates

We analyzed the property and market data gathered through the use of appropriate, relevant, and
accepted market-derived methods and procedures. Further, we employed the appropriate and
relevant approaches to value, and correlated and reconciled the results into an estimate of market
value, as demonstrated within the appraisal report. The applied scope of work is appropriate and
sufficient to produce credible assignment results for the intended use of this report.

500 Fairmount Avenue
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Economic Analysis

NATIONAL TRENDS AND UNCERTAINTIES

National and Global economies have experienced record setting inflation and interest rates have
continued to increase. Influences of the COVID-19 pandemic on the economy have reduced but
some fallout effects continue. A recession is still a concern among economists and the populace
at large while the yield curve continues to signal a recession. The April 2023 forecast by The
Conference Board shows a strong likelihood of recession later this year. Surveys of economists
are not as severe with usually about 60% saying they expected a recession this year. However,
consumer spending and robust job growth have allowed the economy to continue to grow.

In an effort to curtail inflation, The Federal Reserve embarked on an aggressive strategy which
may be bearing fruit. In spite of three major bank failures, the Fed raised rates another 25 basis
points in May 2023, for a total of 500 basis points over the course of 2022 into 2023. The Fed is
targeting a range of 5.00% to 5.25% for the Federal Funds Rate — the highest since August 2007.
The three 2023 increases were smaller at 25 basis points than the previous increases and the
Fed signaled a tentative hint that the current tightening cycle is near an end brining to a close the
fastest increase in rates the Federal Reserve has ever engineered.

Commercial real estate is receiving an increased amount of attention as prices are demonstrably
falling and transaction volumes plummeting. These effects are a function of the unfavorable
economic and credit conditions as well as other factors such as impacts to office use driven in
part by the COVID-19 pandemic. Credit tightening, which includes wider credit spreads and lower
loan-to-value ratios, is arising due to uncertain economic outlooks, deterioration in real estate
collateral values, and concerns about bank liquidity. According to Real Capital Analytics (RCA),
commercial transaction volume was down 56% in the first quarter of 2023 over the same period
in 2022. Note, however, that the first quarter of 2022 had record high transaction volumes which
skews the comparison.

We have considered, and will address, these issues throughout this appraisal and report including
in our determinations of overall capitalization rates, discount rates, market rent assumptions,
market conditions adjustments, and growth of rents and expenses where applicable.
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GREATER PHILADELPHIA

The subject is located within the Philadelphia-Camden-Wilmington Statistical Area, also known
as Greater Philadelphia. This is the nation’s seventh largest metropolitan area and benefits from
central geography in the heart of the Northeast Corridor and is the keystone of major north-south,
east-west highway and rail networks. More than 100 million people are within a one-day drive of
Philadelphia. The Greater Philadelphia market area spans thirteen counties in Southeastern
Pennsylvania, Southern New Jersey and Northern Delaware (boundary lines are shown in the
following map that comprises the Philadelphia MSA).
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The Greater Philadelphia Region is located at the heart of one of the nation’s wealthiest and most
populous areas. It ranks:

— 2nd largest urban density in the United States (Downtown Philadelphia)

— 4th largest media market

— 6th largest personal income & 6th largest in employment

— Tth in academic R&D expenditures

— T7thin gross metropolitan product (and ranked in the top 3 in the Northeast)
The chart on the left (produced by Select Philadelphia)
demonstrates the excellent transportation access the
Philadelphia region offers to other East Coast markets.

The strength and desirability of Greater Philadelphia is
characterized by its economic diversity and population
density. Its location, high concentration of educational,
medical and government facilities, and a strong
transportation network underscore these strengths.
Residents of the Philadelphia area historically have
enjoyed a quality of life ranked among the highest in the
country. In addition to the numerous and growing number
of high-quality urban housing opportunities, there are an
abundance of desirable suburban communities that are
easily accessible by some of the best highway and mass
transit systems in the country.

Transportation Infrastructure

— New York City and Washington D.C. are within a 2.5-hour drive; high-speed Amtrak Acela
and Metroliner provide fast service to both

— Philadelphia is home to the 3rd busiest Amtrak station in the U.S. with 11,000 daily riders.

— Greater Philadelphia is at the intersection of the county’s major highway infrastructures
with over 100 interstate highways connecting the various submarkets throughout the
Philadelphia region

— 100 million people are located within a one-day drive

— Served by 30 airlines offering more than 550 daily departures to 128 cities, including 40
international destinations

— The Delaware River Port Complex, comprised of active, full-service marine terminals in
Delaware, New Jersey and Pennsylvania, is an active conduit for international trade and
comprises three major ports with full-service docking facilities and over 30 active port
terminals.
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— The Port of Philadelphia is the only major port on the East Coast served by two Class 1
railroads (CSX Transportation and Norfolk Southern) and provides easy access to the
Midwest, Mid-Atlantic, and Northeast markets.

Other Factors Fueling the Growth of Greater Philadelphia

— Top 3 major Bio-Science clusters in the Northeast

— Lower cost of living than other major Northeast Metros (including New York, Boston,
Washington D.C.)

— Lowest rental rates for Class A industrial space compared to other major East Coast cities

— Lowest rental rates for Class A office space in the Northeast Corridor

— 25 Fortune 500 companies call the Philadelphia Region their home

— One of the few regions in the Northeast with active Class 1 railroads

— Average of 125 cultural events take place every day

Major Employers

The Greater Philadelphia Region is well known for its stable and broadly diversified economic
base. This is best characterized by the following list of its major employers with “eds and meds,”
the burgeoning bio-science employment base, and Comcast (Philadelphia is their world HQ)
leading the charge, along with several major pharmaceutical companies in the Top 25.

Over the past six years, the Greater Philadelphia Region has experienced a surge in digital health
innovation. The sector’s growth has both contributed to, and benefited from, the region’s
strengths, with more than 2,000 medical technology companies based within the Greater
Philadelphia market. Of those, over 100 companies are specifically focused in the digital health
vertical, with more than half focusing on enhancing the efficiency of health care delivery and
making medicine more personalized and precise by health care providers, including hospitals,
physicians and other caregivers.
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Rank Employer Employees
1 University of Pennsylvania Health System 46,554
2 Thomas Jefferson University and TJU Health System Inc. 32,000
3 Children's Hospital of Philadelphia 22,051
4 Comcast 17,607
5 Drexel University 9,347
6 Independence Blue Cross 8,210
7  Wells Fargo 6,023
8 Einstein Healthcare Network 4,768
9 SAP America 3,292
10  Elwyn 3,243
11 Deloitte 1,825
12 Rivers Casino 1,680
13 Ernst & Young LLP 1,482
14 Widener University 1,374
15 Saint Joseph's University 1,341
16  KPMG LLP 1,274
17 Burns' Family Neighborhood Markets 1,095
18 The Protocall Group 975
19 La Salle University 930
20 Jacobs 892

Source: Philadelphia Business Journal, 2020; compiled by NKF

Expansion of Life Sciences

Since the 1990s, early gene therapy research was underway at the University of Pennsylvania.
Today, three FDA-approved therapies are on the market as a result of innovations in the region.
They include the first FDA-approved cell therapy, first FDA-approved gene therapy, and the first
FDA-approved aesthetic cell therapy.

More than thirty R&D companies in this space originated within Greater Philadelphia. Leading this
expanding sector includes: University of Pennsylvania Perelman School of Medicine, Children’s
Hospital of Philadelphia, The Coriell Institute for Medical Research, Christiana Care Gene Editing
Institute, Jefferson Health, Temple University, and the Wistar Institute — all of which have the
infrastructure and expertise to support the new medicines.

Labor Pool

With a labor force of approximately 3 million people, there is an abundant supply of skilled workers
available in virtually all occupations.
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— 16% of the population (25 years and older) have advanced degrees, compared with the
U.S. average of 13%
— Greater Philadelphia is the 7th largest labor force among the nation’s largest metro areas
— Over 1.15 million workers worked in Knowledge Occupations as defined by the Economic
Development Administration (EDA), comprising 40.6% of total employment.
Greater Philadelphia is a National Leader in Higher Education
— Over 100 degree-granting institutions including Princeton University and University of
Pennsylvania, two Ivy League universities plus three of the very top liberal arts colleges:
Swarthmore, Haverford, and Bryn Mawr Colleges.
— Approximately 500,000 full- and part-time students
— 6 medical schools, 3 pharmacy schools, and two dental schools
— 39% of residents (25 years and older) hold a bachelor’s degree or higher, well above the
national average of 33%.
Summary
Competitive accessibility and professional talent are hallmark attributes that drive the regional
economy of the Greater Philadelphia Region. As the seventh largest metropolitan center in the
United States, the region offers an extensive array of cultural, historical and recreational facilities.
And from its strategic position in the center of the eastern megalopolis to its economic diversity,
the Greater Philadelphia Region is poised for continued growth and prosperity into the 21st
century. Key industries are thriving in the region because of the region’s global access, deep
talent pool, attractive cost of doing business, diversified customer markets, and high quality of
residential life.
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NEIGHBORHOOD ANALYSIS
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Boundaries

The subject is located in the southern portion of the Northern Liberties neighborhood of Center
City Philadelphia. This area is generally delineated as follows:

North Girard Avenue

South Callowhill Street

East Delaware River

West N. 6™ Street
Access

Primary access to this neighborhood is provided by Interstates 95 and 676. Interstate 95 is a
major arterial that generally extends through the market area in a north/south direction. An
entrance to |-95 is located approximately two miles northeast of the subject and is accessible from
Girard Avenue, providing convenient access to Philadelphia’s northern suburban markets,
Trenton, NJ to the north, and Delaware to the south. Interstate 676, commonly known as the Vine
Street Expressway, is also a major arterial (limited access) and extends through the market area
in an east/west direction. I-676 connects with the Schuylkill Expressway (I-76) just west of the
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subject. These roadways connect the subject to the entire Philadelphia Metro and ease of access
is considered above average.

SEPTA operates numerous bus lines, two intra-city subways, and two major regional commuter
rail stations in Center City. The property is within close proximity to the Spring Garden and Girard
stops of the Market/Frankford elevated subway line (The El), which provides direct access to the
two largest employment centers in the Philadelphia region, Center City Philadelphia and
University City. The subway also provides connections to Suburban Station at 16" Street and JFK
Boulevard, along with 30" Street Station. The regional rail lines provide public transportation to
numerous Pennsylvania suburban communities.

The following map illustrates a 15-minute drive time from the subject property:
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Land Use

The local area has been undergoing major revitalization over the past several years.
Redevelopment has been predominantly residential uses, and the pace at which these properties
are being built has accelerated over time. New commercial construction was also prevalent on
nearby Spring Garden Street. The following was developed from Costar data for the major
property types in the surrounding 0.25 mile radius around the subject.

Surrounding Area Commercial Property Characteristics

By # of Properties By Size (SF)

Specialty Specialty
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Northern Liberties and Surrounding Area Development

Palazzo at the Piazza: The existing Navano and Erbe projects that comprise the higher-end
inventory at the nearby Piazza have recently undergone renovations on a select number of units
which were down for some time and have now come back online, known as the Palazzo at the
Piazza (pictured below, left).
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Also, currently underway directly across from the Piazza at 1075-1099 Germantown Avenue,
developer Post Brothers is constructing a proposed 696-unit high-rise project featuring three 9-
story towers directly adjacent to their existing Piazza complex, to be known as Piazza Alta. While
the developer is to deliver the project in phases, the first phase is nearing completion and pre-
leasing has commenced. This Developer’s continued investment in the area which they have
substantial experience in demonstrates their continued expectations for return on investment in
the neighborhood.

Another proposed complex within the subject’s
immediate vicinity is a 10-story multifamily project
at the recently acquired 1100 N Delaware Ave
site. Recent plans reveal that this proposed
complex may now be a 6-story mixed-use
building, though it is anticipated that the
development plans may continue to evolve prior
to construction commencing.

Finally, The Battery is an ongoing redevelopment of a former PECO power plant along the
Delaware River. Originally constructed in 1920, the property is currently being converted to an 8-
story Class A mixed-use high-rise apartment complex containing 239 apartment units in addition
to 106,524 square feet of commercial (retail/office) space.
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The redevelopment is being done in three phases, as shown in the following exhibit.

500 Fairmount Avenue
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Demographics

A demographic summary for the defined area is illustrated as follows:

Demographic Analysis

Philadelphia-
Camden-
Philadelphia  Wilmington, PA-
1-Mile Radius  3-Miles Radius  5-Miles Radius 19123 Philadelphia City County NJ-DE-MD MSA  Pennsylvania

2010 Total Population 35,265 443,119 928,935 13,791 1,526,006 1,526,006 5,965,343 12,702,379
2022 Total Population 54,969 503,602 989,216 20,318 1,619,078 1,619,078 6,290,595 13,027,451
2027 Total Population 62,005 510,843 989,368 23,700 1,604,021 1,604,159 6,309,366 13,011,297
Projected Annual Growth % 2.4% 0.3% 0.0% 3.1% -0.2% -0.2% 0.1% 0.0%
2010 Total Households 16,261 181,928 364,094 6,312 599,635 599,736 2,260,312 5,018,904
2022 Total Households 27,747 225,939 418,208 10,029 667,219 667,219 2,438,223 5,232,785
2027 Total Households 31,736 231,062 421,445 11,841 664,975 665,034 2,454,567 5,244,451
Projected Annual Growth % 2.7% 0.4% 0.2% 3.4% -0.1% -0.1% 0.1% 0.0%
2022 Median Household Income $86,415 $57,627 $49,395 $84,733 $52,721 $52,721 $81,273 $69,170
2022 Average Household Income $125,137 $101,252 $83,914 $129,693 $83,843 $83,843 $119,011 $99,758
2022 Per Capita Income $63,545 $45,685 $35,603 $62,606 $34,678 $34,678 $46,256 $40,217
2022 Owner Occupied Housing Units 30.2% 37.5% 40.6% 30.1% 46.9% 46.9% 62.0% 62.1%
2022 Renter Occupied Housing Units 57.5% 50.0% 47.6% 57.3% 43.5% 43.5% 31.1% 28.4%
2022 Median Home Value $365,103 $299,214 $224,766 $377,085 $224,010 $224,010 $299,485 $232,971
Median Year Structure Built 1970 1940 1940 1973 1948 1948 1965 1964

Miscellaneous Data Items

2022 Bachelor's Degree 33.0% 25.0% 19.6% 34.6% 19.3% 19.3% 24.5% 20.8%
2022 Grad/Professional Degree 27.8% 21.6% 15.4% 25.9% 13.6% 13.6% 16.6% 13.4%
2022 College Graduate % 60.8% 46.6% 35.0% 60.5% 32.8% 32.8% 41.1% 34.2%
2022 Average Household Size 1.85 2.1 2.28 1.95 2.36 2.36 2.52 2.41
2022 Median Age 35.2 335 33.8 359 35.7 35.7 39.7 41.9
Source: ESRI,_

— As shown above, the current population within the subject's zip code was estimated to
be 20,318 in 2022. The population in the area is expected to grow over the next five
years at a significantly faster pace than the City of Philadelphia as a whole.

— Median household income is significantly higher in Northern Liberties than in the
surrounding area at an estimated $84,733. The median owner-occupied home values
are also considerably higher in Northern Liberties.

500 Fairmount Avenue
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Demand Generators

Center City is a dynamic and growing “24-hour” market, one of only a few in the United States.
Comprising retail, office, residential and many other forms of institutional and commercial
development, Center City has a diverse and balanced economic base containing multiple levels
of demand generators ranging from office-related employment to retail, cultural, education,
medical, entertainment, and residential. The center core of the CBD is considered to be City Hall,
which is located at Penn Square at the intersection of Market and Broad Streets. Center City
Philadelphia, the focal point of the Greater Philadelphia Metropolitan Area, offers a blend of some
of the most acclaimed historic properties and architecture in the United States. Some key facts
regarding Greater Center City are summarized below:

— In the middle of the nation's Northeast Corridor and at the center of a nine—county
region of about 5.9 million residents.

— Philadelphia is the second largest city along the East Coast. Greater Center City now
ranks second only to Midtown Manhattan in size of population among U.S. downtown
districts.

— Center City has a transit network that sees more than 4 million passerbys in a year,
namely Amtrak’s 30" Street Station. 30" Street Station is the third busiest train station
in the Northeast Corridor.

— Close proximity to major colleges and universities also gives employers access to the
latest research of colleges and steady stream of recent graduates and affords
employees numerous opportunities for continuing education. University of
Pennsylvania leads medical research with the assistance of federal grants in the
region.

— Philadelphia has potential to become a major energy hub. With its proximity to
Marcellus Shale natural gas production and its unique industrial infrastructure (oil
refineries, ports, pipeline systems, freight rail network), Philadelphia has potential to
become a major energy hub.

— Philadelphia includes a wide array of arts, significant history and cultural institutions,
four public squares, historic public markets, shops, restaurants, and outdoor cafes, all
of which add to the vitality of the city. In fact, Center City was ranked 4th most walkable
city in the United States behind New York, San Francisco, and Boston.

— The combined spending on research at Drexel, Temple, Thomas Jefferson and Penn
totals more than $1.23 billion. Penn’s expenditures accounted for nearly 75% of this

total.

500 Fairmount Avenue
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Employment
— Center City is the largest center of employment in the state and is considered a major
economic driver for the region. The primary sectors in the Center City office sector
employment are education, health care, finance, insurance, real estate, engineering
and legal services. Office sector employment accounts for over 40% of downtown
private-sector jobs.

— Major employers include the City of Philadelphia,
University of Pennsylvania, Temple University, two
major medical schools and three major hospitals. It
is the headquarters for Comcast, Cigna, ACE, Blue
Cross of Pennsylvania, Delaware Valley
Investments, and several others. Moreover, there
are numerous City and Federal agencies located in
Center City (EPA, HUD, Justice Department, U.S.
Mint, and The Federal Reserve) and many others.

— While office jobs are the largest employment sector in Center City, the education and
healthcare institutions are the largest segment of the balance of the city’s economy,
accounting for 20% of citywide employment or nearly 60,000 jobs. Thomas Jefferson
University and Hospital is the largest private employer. Even Penn, with most of its
employees in University City, employs about 4,000 people in Center City.

Residential Market

— Center City has continued to benefit from demographic, energy, and cultural trends,
including a growing desire for workers to live closer to their jobs and a preference for
mixed-use environments. Two of the nation’s largest demographic groups, empty-
nesters and millennials, have been attracted in large numbers to the dense and
walkable urban setting of Center City. Millennials make up 40% of the downtown
population (more than twice the national average), while those over 60 constituted
21% of Greater Center City residents.

Conclusion

— The market is in the growth stage of its life cycle. Given the history and growth trends,
it is our opinion that property values will increase in the near future.
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MULTIFAMILY MARKET ANALYSIS
Classification

The subject is located in the Northern Liberties submarket of the Philadelphia multifamily market.
The property is considered a Class A Apartment Building in this market.

Multifamily Market Overview

The following discussion outlines overall market performance in the surrounding multifamily
market using Costar market metric data. Presented first are market statistics of the City of
Philadelphia and the subject’s submarket overall.

Asking Rent Per Unit

Northern

A Period  Philadelphia Liberties
' Q42019 $1,548 $2,211
Q12020 $1,556 $2,220
20000 Q220200  §1.562 $2.229
Q32020 $1,571 $2,232
FH00040 Q4 2020 $1,572 $2.230
Q12021 $1,602 $2,236
$1,800.00 —— Q2 2021 $1,661 $2,274
P Q32021 $1,703 $2,285
$160000 " Q4 2021 $1,719 $2,290
Q12022 $1,747 $2,306
$1,400.00 Q2 2022 $1,793 $2,329
Q4 2019 Q3 2020 Q2 2021 Q1 2022 Q4 2022 Q32022 31,787 32,369
e Philadelphia Northern Liberties Q4 2022 $1,775 $2,365
Q12023 $1,800 $2,369

Source: Costar; Compiled by Newmark Valuation & Advisory

Occupancy Rate

100.0% Northern
Period  Philadelphia Liberties
95.0% —— Q42019 93.3% 89.5%
——— Q12020 92.9% 89.8%
90.0% Q22020 92.8% 86.9%
Q32020 92.7% 84.8%
85.0% Q42020 92.7% 85.1%
Q12021 93.7% 86.4%
80.0% Q2 2021 94.6% 89.0%
Q3 2021 95.6% 93.0%
75.0% Q4 2021 95.5% 90.7%
Q12022 95.6% 91.7%
70.0% Q2 2022 95.3% 91.5%
Q42019 Q3 2020 Q22021 Q12022 Q4 2022 Q32022 94.6% 91.1%
e Philadelphia Northern Liberties 042022 93.9% 76.9%
Q12023 93.4% 80.1%
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Market and Submarket Trends

Multifamily Market Trends

Philadelphia Northern Liberties

Inventory  Completions Asking Rent  Inventory  Completions Asking Rent
(Unit) (Unit) Vacancy % Per Unit (Unit) (Unit) Vacancy % Per Unit
Q12021 211,324 1,192 6.3% $1,602 1,347 23 13.6% $2,236
Q2 2021 213,749 2,425 5.4% $1,661 1,379 32 11.0% $2,274
Q3 2021 215,704 1,955 4.4% $1,703 1,379 0 7.0% $2,285
Q4 2021 217,262 1,558 4.5% $1,719 1,502 123 9.3% $2,290
Q12022 218,828 1,566 4.4% $1,747 1,542 40 8.3% $2,306
Q22022 220,460 1,632 4.7% $1,793 1,750 208 8.5% $2,329
Q32022 223,520 3,060 5.4% $1,787 1,785 35 8.9% $2,369
Q4 2022 225,546 2,026 6.1% $1,775 2,480 695 23.1% $2,365
Q12023 227,689 2,143 6.6% $1,800 2,480 0 19.9% $2,369
* Forecast
source: Costar || |

— Vacancy rates for the subject’s submarket have been significantly higher in Northern
Liberties compared to the overall Philadelphia market over the past two years. New
‘luxury’ multifamily developments have been abundant in Northern Liberties and in
nearby Fishtown over the past five years, as young professionals seek housing options
within close proximity to Center City, with more off-street parking opportunities and
easier access to highway networks.

— The average rental rate for the submarket is higher than that of the overall Philadelphia
market. Over the past two years, effective rental rates have been following a generally
increasing trend in both the market and submarket.

Supply & Demand

Construction Versus Absorption

Construction/Absorption Change

Market / Submarket Prior Calendar Years History
Prior Calendar Year History Prior Three Year History Prior Five Year History
. . Units Const. . . Units Const. . . Units Const.
Units Built Absorbed Abs. Rat/io Units Built Absorbed Abs. Ratéo Units Built Absorbed Abs. Ratlio
Philadelphia 8,284 4,235 2.0 23,992 23,799 1.0 37,489 37,969 1.0
Northern Liberties 978 552 1.8 1,219 809 1.5 1,280 888 1.4
Source: Cosrar;_

— Fewer units are being absorbed compared to the amount being delivered in Northern
Liberties, as supported by vacancy rate statistics for the area. The construction of
Class A multifamily properties has exceeded demand significantly over the past year.

— Market participants suggest that 2024 will be one of the highest supply years for
multifamily projects in Philadelphia.
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Trends and Projections

Subject and Market Historical and Forecast Trends

Market Vacancy Rate Indicators

Most - - TH
Current Recent Full Trailing 3- Trailing 5- Trailing 10-
Year Year Year
Year
Philadelphia 6.60% 6.10% 7.30% 7.20% 6.90%
Northern Liberties 19.90% 23.10% 14.90% 9.70% 6.50%
Direct Competition 5.00%
Subject 0.00%
Concluded Subject Vacancy Rate 5.00%
source: Costor

— Northern Liberties, along with the Art Museum neighborhood of Philadelphia, have had
the highest amount of multifamily construction compared to other neighborhoods
within the metro area. Approximately 85% of the delivered multifamily construction is
Class A luxury construction.

— Based on the key metro and submarket area trends, construction outlook and the
performance of competing properties, we have established a 5.00% vacancy rate for
the subject. This figure is lower than the current vacancy rate for Northern Liberties
but considering our survey of the comparable projects in the market area, 5% is
deemed reasonable.

500 Fairmount Avenue
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RETAIL MARKET ANALYSIS
Classification

As noted, the subject features 1,120 square feet of ground floor commercial space. We therefore
provide a brief retail market analysis herein.

Retail Market Overview

The following discussion outlines overall market performance in the surrounding retail market
using Costar market metric data. Presented first are market statistics of the City of Philadelphia
area and the subject’'s 19123 submarket overall.

Occupancy Rate

City of

99.0% Period  Philadelphia 19123
Q4 2019 96.9% 97.3%
97.0% Nm———— Q12020 96.7% 96.8%
95.0% Q2 2020 96.9% 96.4%
Q3 2020 96.7% 95.7%
93.0% Q4 2020 96.5% 92.6%
Q12021 96.8% 93.6%

91.0%
Q2 2021 97.0% 93.6%
89.0% Q3 2021 96.8% 92.5%
Q4 2021 96.8% 93.5%
o Q12022 97.0% 94.1%
85.0% Q2 2022 97.1% 91.9%
Q42019 Q32020 Q22021 Q12022 Q42022 Q3 2022 97.0% 03.4%
ws City of Philadelphia 19123 Q4 2022 97.1% 93.2%
Q12023 97.1% 94.5%

soure:costor
Asking Rent Per SF
City of

$32.00 Period Philadelphia 19123
Q4 2019 $22.02 $19.29
$30.00 Q12020 $22.62 $19.37
$28.00 Q22020  $21.47 $20.19
Q3 2020 $21.88 $20.62
$26.00 Q4 2020 $22.47 $20.36
T N L ——— Q12021 $23.80 $22.95
. Ve Q2 2021 $23.19 $23.14
$2200 = N\_—" Q3 2021 $23.60 $25.68
$20.00 Q4 2021 $23.63 $26.38
Q12022 $24.07 $27.07
$18.00 Q2 2022 $24.24 $29.48
Q42019 Q3 2020 Q2 2021 Q1 2022 Q4 2022 Q3 2022 32460 331 05
e City of Philadelphia 19123 Q4 2022 $24.25 $30.86
Q12023 $24.16 $30.86

500 Fairmount Avenue
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Retail Market Statistics

Trailing Four Quarters Ended Q1 2023

Completions Net Absorption NNN Rent
Market / Submarket Inventory (SF) (SF) Vacancy (%) (SF) Overall / SF
City of Philadelphia 77,292,301 564,768 2.90% 524,346 $24.16
19123 2,315,740 14,250 5.50% -4,087 $30.86

— The average vacancy rate for the subject submarket is higher than that of the overall
market area.

— The average rental rate for the submarket is higher than the overall City of Philadelphia
market.

— Approximately 0.6% of the submarket inventory, and 0.7% of the market inventory,
represents newer construction.

— Absorption for the last 12 months was positive for the overall market area and flat at
the submarket level.

Market and Submarket Trends

Retail Market Trends

City of Philadelphia

Completions NNN Rent Inventory  Completions NNN Rent
(SF) Vacancy % Overall / SF (SF) (SF) Vacancy %  Overall / SF

Inventory
(SF)

Q12021 76,887,714 44,896 3.2% $23.80 2,372,622 0 6.4% $22.95
Q22021 76,987,574 113,660 3.0% $23.19 2,372,622 0 6.4% $23.14
Q32021 77,000,650 21,620 3.2% $23.60 2,372,622 0 7.5% $25.68
Q42021 76,930,517 265,677 3.2% $23.63 2,339,617 11,000 6.5% $26.38
Q12022 76,802,605 10,247 3.0% $24.07 2,330,158 0 5.9% $27.07
Q22022 77,086,912 298,830 2.9% $24.24 2,330,158 0 8.1% $29.48
Q32022 77,061,288 19,344 3.0% $24.60 2,311,212 9,722 6.6% $31.05
Q42022 77,193,283 149,600 2.9% $24.25 2,311,212 0 6.8% $30.86
Q12023 77,292,301 96,994 2.9% $24.16 2,315,740 4,528 5.5% $30.86
source: Costar, [

— The overall market area and submarket have been relatively stagnant with respect to
occupancy over the past year. Both market areas are operating at stabilized levels
currently.

— Over the past several years, effective rental rates have been following a generally
increasing trend within the market and submarket. Asking rents fluctuated throughout
2020 & 2021 due to COVID-19 but have since recovered and continued their upward
trajectory.
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Supply & Demand
Construction Versus Absorption

Construction/Absorption Change

Market / Submarket Prior Calendar Years History
Prior Calendar Year History Prior Three Year History Prior Five Year History
. F nst. . F nst. . F nst.
SF Built Absirbed Aﬁg. ;tatéo SF Built Absirbed Aﬁ:. thatéo SF Built Abs?)rbed Af):. :tatéo
City of Philadelphia 478,021 501,788 1.0 1,247,891 471,664 2.6 1,895,198 1,032,392 1.8
19123 9,722 -33,650 -0.3 84,322 -125,259 0.7 122,218  -117,806 -1.0
Source: Costar; |||

— Absorption in the 19123 submarket is outpacing construction.

Trends and Projections

Subject and Market Historical and Forecast Trends

Market Vacancy Rate Indicators

Most o - -
Current Recent Full Trailing 3- Trailing 5- Trailing 10-
Year Year Year
Year
City of Philadelphia 2.90%  2.90% 3.50% 3.00% 4.20%
19123 5.50%  6.80% 7.40% 3.70% 7.00%
Subject 0.00%
Concluded Subject Vacancy Rate 4.00%
source: Costor,

— Based on key metro trends, construction outlook, and the performance of competing
properties, il expects the mix of property fundamentals and economic
conditions in this market and submarket to have a positive impact on the subject
property’s performance over the long term.

— We have concluded to a vacancy rate of 4.00%, exclusion of collection loss.
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Land and Site Analysis

Tax Map

500 Fairmount Avenue
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Land Parcels

Parcel Summary Associated APN(s) Land Area (SF) Land Area (Acres)
500 Fairmount Avenue 56148950 1,818 0.0417
Total Gross Land Area 1,818 0.0417
Total Usable Land Area 1,818 0.0417
Total Surplus Land Area 0 0.0000
Total Excess Land Area 0 0.0000
I

Land Description

Total Land Area

Usable Land Area
Excess Land Area
Surplus Land Area
Source of Land Area
Site Characteristics
Primary Street Frontage

Secondary Street Frontage

0.0417 Acres; 1,818 SF
0.0417 Acres; 1,818 SF
None

None

Public Records

Fairmount Avenue (39 FF)
N. 5th Street (41 FF)

Traffic Control at Entry None

Traffic Flow Moderate
Accessibility Rating Average
Visibility Rating Good

Shape Irregular
Corner Yes
Topography Generally Level
Easement/Encroachments None Noted
Environmental Issue None Noted
Flood Zone Analysis

Flood Area Panel Number 4207570184H
Date 11/18/2015
Zone Zone X
Description Area of minimal flood hazard, usually depicted on Flood

Insurance Required?
Utilities
Utility Services

Insurance Rate Maps as above the 500-year flood level.
No

Electricity, gas, sewer, water

500 Fairmount Avenue
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EXCESS OR SURPLUS LAND

Analysis of the site and current use indicates that there is not an area of the site that is not in use
and would be viewed as excess / surplus land.

EASEMENTS, ENCROACHMENTS AND RESTRICTIONS

We were not provided a current title report to review. Further, there do not appear to be any
easements, encroachments, or restrictions other than those that are typical for the property type.
Our valuation assumes no adverse impacts from easements, encroachments, or restrictions, and
further assumes that the subject has clear and marketable title.

ENVIRONMENTAL ISSUES

No environmental issues were observed or reported i is not aualified to detect the
existence of potentially hazardous issues such as soil contaminants, the presence of abandoned
underground tanks, or other below-ground sources of potential site contamination. The existence
of such substances may affect the value of the property. For this assignment, we have specifically
assumed that any hazardous materials that would cause a loss in value do not affect the subject.

CONCLUSION

Overall, the subject is considered to have good functionality by means of accessibility to and from
the property.
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ZONING AND LEGAL RESTRICTIONS

Zoning and Legal Restrictions

| RsA-S

Zoning Map

500 Fairmount Avenue
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Zoning Summary

Category Description
Zoning Jurisdiction City of Philadelphia

Zoning Designation RSA-5

Description Residential Single Family Attached
Legally Conforming? No

Zoning Change Likely? Unlikely

Permitted Uses Single-Family Residential
Minimum Lot Area 1,440 SF

Minimum Lot Width 16 ft.

Maximum Occupied Area 80%

Maximum Building Height 38 ft.

Minimum Rear Yard Setback 9 ft.

I

We are not experts in the interpretation of zoning ordinances. A qualified land use/zoning expert
should be engaged if there are any zoning concerns or if a determination of compliance with
zoning is required. The subject’s current use as a mixed-use retail/multifamily property is a legal
non-conforming use within this zoning district. The subject's legal non-conforming use does not
negatively impact the subject's marketability. Building and variance permits were not available
for review though the structure is presumed to be legally permissible.
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Improvements Analysis

The “Subject Property” is a four-story mixed-use condominium located within the Northern
Liberties neighborhood of Philadelphia. The property contains 3,700 square feet, net rentable
area, and consists of one ground floor commercial unit, with (4) 1BR/1BA apartments and (1)
2BR/2BA apartment located on the upper levels. The improvements were constructed in 2018
and are in excellent condition and are of good quality. The corner site encompasses 1,818 square
feet (0.042 acres). At time of inspection, the property was fully leased and occupied. The
improvements are more fully described in the table on the following page.

-

e

Front View of Subject from Intersection of Fairmount Avenue and N. 5" Street
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Improvements Description

Component Structures
Improvements (Structures)

General Improvement Type
No. Buildings

No. Commercial Units
No. Apartment Units
Total No. Units

GBA (SF)

Commercial Rentable SF
Multifamily Rentable SF
Rentable SF

Average Unit Size (SF)
Occupied Units

% Occupied
Construction Status
Construction Class
Quality

Current Condition

Age/Life Depreciation Analysis

Year Built

Actual Age (Yrs.)
Economic Life (Yrs.)
Effective Age (Yrs.)

Remaining Economic Life (Yrs.)

Floor Area Analysis
Number of Stories

Max Ceiling Height (Ft)
Est. Ground Floor Area (GBA)
Attributed Site Area (SF)
Site Coverage

Floor Area Ratio (FAR)
Unit Density (Units/Acre)
Land to Building Ratio
Parking Type
Construction Details
Foundation

Basement

Structural Frame/Construction Summary

Exterior Walls
Windows

Roof

Primary Use
Multifamily
1

1

5

6

6,015
1,120
2,580
3,700

516

6

100.00%
Existing, Stabilized Operations
D

Good
Excellent

2018
5

60

1

59

4
13

1,818

1,818

100.0%

3.309

143.8

0.30:1

No off-street parking

Concrete
Unfinished storage space

Masonry
Brick with wall panels

Double pane (Low-E) glass with vinyl

frames

Fiberglass membrane; roof deck

Interior Finish

Floors
Walls
Ceilings

Lighting

Hardwood and ceramic tile

Textured and painted sheetrock
Textured and painted sheetrock

Ceiling-mounted incandescent
lighting fixtures

500 Fairmount Avenue
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Engineering & Mechanical
HVAC Central air conditioning; forced warm
air heat; gas furnaces; individual
HVAC units.
Electrical Assumed adequate
Plumbing Assumed adequate
Utility Meters Individually metered
Elevators 1
Fire Sprinklers Wet

UNIT MIX - COMMERCIAL

Occupancy Summary

Rentable Leased
Type of Space Area (SF) % Total (SF) % Leased
Retail/Office 1,120 100.0% 1,120 100.0%

UNIT MIX - RESIDENTIAL

Unit Size Rentable  Occupied Unit
Unit Description (SF) Area (SF) Units Occupancy
4 1BR/1BA 1BR-430 SF 430 1,720 4 100.0%
4 1BRTotal 430 1,720 4 100.0%
1 2BR/2BA 2BR-860 SF 860 860 1 100.0%
1  2BRTotal 860 860 1 100.0%
5 Totals 2,580 5
Averages 516 100.0%
I
PROPERTY CONDITION

Deferred Maintenance
Our observation of the property indicated no significant items of deferred maintenance.

OTHER PROPERTY CONSIDERATIONS

Functional Utility
Based on our inspection and consideration of its current and/or future use, there do not appear to
be any significant items of functional obsolescence.

500 Fairmount Avenue
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ADA Compliance

Based on our observation as well as any information provided, no ADA compliance issues were
noted. However, the client is advised to obtain review by a qualified professional versed in ADA
compliance as we do not have expertise.

Environmental Assessment

Although requested, we were not provided a Phase | Environmental Assessment. We did not
observe any potentially hazardous materials such as lead paint, asbestos, urea formaldehyde
foam insulation, or other potentially hazardous construction materials on or in the improvements.
However, it is noted that we did not search for such materials and are not qualified to detect such
materials. The existence of said hazardous materials (if any) may have an effect on the value of
the property. Therefore, for the purpose of this appraisal, we have specifically assumed that the
property is not affected by any hazardous materials that may be present on or in the
improvements. We strongly recommend that a qualified environmental engineering firm be
retained by the Client prior to making a business decision.

Personal Property

Certain items in apartment projects are sometimes considered personal property, such as
furniture, fixtures or equipment. These items include kitchen appliances (stove, refrigerator and
dishwasher) in each unit and various items in the common areas including miscellaneous
maintenance tools, pool furniture, leasing office furniture, recreational room and clubhouse
furniture, and various exercise machines. The apartment units are rented on an unfurnished basis.
However, typically personal property is included in the sale of multifamily apartment complexes.
The personal property items contained in the subject are not considered to contribute significantly
to the overall value of the real estate.

CONCLUSION

— The improvements are of good quality construction and are in excellent condition,
having been constructed within the last five years.

— The improvements are considered to be functional and adequately suited for the
existing use.

500 Fairmount Avenue
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Real Estate Taxes

Real estate taxes in Pennsylvania are assessed under the jurisdiction of the individual counties
that comprise the region. They are derived on an ad valorem basis with a total taxation reflecting
the application of appropriate tax rates to a proportion of perceived market value — known as
assessed value. These tax rates, or millage rates, are assembled from three components,
applicable to their specific county authorities, local municipalities, and school districts. They are
then applied on an annual dollar for dollar basis per $1,000 of total assessed value. It is further
noted that the counties and municipalities set their tax rates on a calendar year and school districts
typically operate on a fiscal year. In the City of Philadelphia, the Office of Property Assessment
(OPA) has affirmed a tax rate of 1.3998% through 2023.

Real estate taxes and assessments for the subject for the 2023 tax year are shown in the following
table. The current assessed value is identical to the concluded market value present herein, given
Philadelphia’s Actual Value Initiative. Tax records show that the property qualified for the 10-year
tax abatement program in the beginning of 2017, leaving 3 years left in the program.

Taxes and Assessments

Tax Year 2023 Assessor's Market Value Assessed Value Tax Rates Taxes and Assessments
Assessment Ad Valorem Direct

Tax ID Land Improvements Total Ratio Land Improvements Total Land Taxes Assessments Total

56148950 $263,700 $0 $263,700 100.0% $263,700 $0 $263,700 1.3998% $3,691 $0 $3,691

]

In Pennsylvania, properties are not automatically reassessed upon sale. Reassessments may be
triggered by the issuance of building permits to improve a property, or through the appeal by a
proper authority (i.e. school district/municipality) or individual taxpayer. In the City of Philadelphia,
assessments can change each year by the assessment office. However, it is illegal to spot assess
a specific property in Pennsylvania. Therefore, if the city is to reassess a property, it would need
to do so across all properties of that type. On the following page, we establish the assessment as
if fully assessed. As of the effective valuation date, the City of Philadelphia has not yet established
an assessment for the improvements. We therefore base our estimate on the comparable
properties located in the following table.

TAX COMPARABLES

Tax Year 2023 1 2 3 4 Subject (Actual)
Address 135 N. 3rd Street 512 E. Girard Avenue 257 N. 3rd Street 30 S. Front Street 500 Fairmount Avenue
City, State Philadelphia, PA Philadelphia, PA Philadelphia, PA Philadelphia, PA Philadelphia, PA
No. Apartment Units 16 17 7 27 5
Total Assessed Value $4,090,000 $3,707,200 $1,849,000 $7,000,000 $1,275,000
Assessed Value/Unit $255,625 $218,071 $264,143 $259,259 $255,000

500 Fairmount Avenue
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It is noted that the property has qualified for (and currently benefits from) the 10-year tax
abatement pursuant to Council Ordinance 1130, as Amended 2 Section 19-1303(3) of the
Philadelphia Code, which offers abatement of real estate taxes on improvements to properties
whereby the property owner receives a 10-year tax abatement on the value added by the
construction of the improvements. The benefit of the savings associated with the abatement over
the 10-year period is added to the stabilized value as a lump sum adjustment. Therefore, it is
necessary to calculate the value of the three remaining years on the abatement.

The value of the tax abatement is the present value of the difference between the estimated
stabilized taxes and the projected land value over the life of the abatement. The abated taxes are
based upon the current assessed value of $52,740 per apartment unit times the tax rate less the
land assessment times the tax rate. Additionally, we conclude to the current land assessment of
$263,700 for the value of the land. The actual taxes are shown on the previous page. The
difference is the cash savings each year and this figure is discounted to present value at a 5%
discount rate for the duration of the ten years. The discount rate is estimated at safe levels given
the certainty of the cash savings of the tax abatement program. We note that the Philadelphia
Tax Abatement program was modified at the beginning of 2022, resulting in fewer tax benefits
over the 10 year life of the abatement. However, the subject ownership was granted the
abatement upon completion of construction in 2017. Our present value calculation is shown
below. We note that the retail tenant only reimburses the landlord $50/month ($600/year) which
is considered to have a de minimus effect on value. For this reason, we exclude tax
reimbursements from the following calculations:

Projected Unabated Taxes based on Projected Land Assessment

Current Real Estate Taxes - Abated
Assessment $263,700
Real Estate Taxes $3,691

Stabilized Real Estate Taxes
Assessment $1,275,000
Real Estate Taxes $17,847

PV Tax Abatement

Present Value at

Year Current Taxes Unabated Taxes Tax Benefit 5.0% Discount Rate  Present Value
1 $3,691 $17,847 $14,156 0.9615 $13,612
2 $3,802 $18,383 $14,581 0.9246 $13,481
3 $3,916 $18,934 $15,018 0.8890 $13,351
Total $11,409 $55,165 $43,755 $40,444
Rounded $40,000
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Highest and Best Use

AS VACANT
Legally Permissible

The site is zoned RSA-5 which allows for single-family residential uses. Based on available data
and analysis, no other legal restrictions such as easements or deed covenants are present which
would impair the utility of the site. Given that surrounding properties have similar zoning and the
future land use plan is focused on similar uses as well, it is unlikely that there would be a change
of zoning classification. Further information and analysis about the legal restrictions to the subject
property is included in the Site Analysis and Zoning and Legal Restrictions sections of this report.

Physically Possible

Although the property is a condominium, it has its own address and site area separate from the
0.41 acres that the complex sits on. The subject site contains 1,818 square feet (0.042 acres),
has favorable topography, adequate access, and all necessary utilities to support the range of
legally permissible uses. No significant physical limitations were noted. The size of the site is
typical for the categories of uses allowed under zoning. In total, the site is physically capable of
supporting the legally permissible uses.

Financially Feasible

Of the legally permissible and physically possible uses, only a residential use is most probable
based on observation of surrounding properties. This use is most probable given the limited
amount of permitted uses within this zoning district. This use is more fully analyzed for its financial
feasibility. Given the underlying market conditions and activity, it appears that a residential
development would have a sufficient degree of feasibility.

While market metric data and both market and economic trends are not favorable at present,
there is evidence of improvement in the near term. Therefore, a residential development could be
feasible in the foreseeable future.

Maximally Productive

The test of maximum productivity is to determine the actual use of the property that results in the
highest land value and/or the highest return to the land. It is important to consider the risk of
potential uses as a use that may generate the highest returns in cash could also be the riskiest
and thus not as likely for a developer to consider. In this case, the maximally productive use is a
residential development.
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Highest and Best Use Conclusion — As Vacant

The highest and best use of the subject as though vacant is the eventual development of a
residential use. The most likely buyer would be an owner-user, investor, or developer. An investor
is a potential buyer as a result of the fact that immediately development is not possible and the
investor could capture appreciation as market conditions improve.

AS IMPROVED
Legally Permissible
The existing mixed-use retail/multifamily improvements are a legal non-conforming use within this

zoning district. Variances and permits were not available for review but were presumed to be
obtained.

Physically Possible

The current improvements conform to the physical characteristics of the site. The subject is in
excellent condition and consists of ground floor retail space with 5 upper-level apartments and a
communal roof deck. The corner site allows for more fenestration which has tenant appeal for
both residential and commercial tenants. Similarly, the property includes an elevator that serves
all levels, which appeals to tenants that require additional accessibility needs. Therefore,
continued mixed use of the property is reasonably probable and appropriate.

Financially Feasible

Financial feasibility focuses on positive and excess returns from the improved property. In this
case, the subject is an income producing property and is capable of generating sufficient income
to support the continuation of the use. This is demonstrated in the income capitalization approach
by the fact that a positive income stream can be generated.

Maximally Productive

The existing mixed use improvements are legally nonconforming, are physically possible, and
financially feasible. The concluded value as though improved exceeds the value of the underlying
land and removal of the improvements for redevelopment or substantial conversion to an
alternative use is not indicated based on current neighborhood trends. Given no alternatives, the
maximally productive use of the property is consistent with the existing mixed-use
retail/multifamily development.

Highest and Best Use — As Improved

Therefore, the highest and best use of the subject as improved is the existing mixed use property.
The most likely buyer would be a single investor or investment partnership.
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Appraisal Methodology

COST APPROACH

The cost approach is based on the proposition that the informed purchaser would pay no more
for the subject than the cost to produce a substitute property with equivalent utility. This approach
is particularly applicable when the property being appraised involves relatively new improvements
that represent the highest and best use of the land, or when it is improved with relatively unique
or specialized improvements for which there exist few sales or leases of comparable properties.

SALES COMPARISON APPROACH

The sales comparison approach utilizes sales of comparable properties, 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, etc., or economic units
of comparison such as gross rent multiplier. Adjustments are applied to the property units of
comparison derived from the comparable sale. The unit of comparison chosen for the subject is
then used to yield a total value.

INCOME CAPITALIZATION APPROACH

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

Application of Approaches to Value

Approach Comments

Cost Approach The Cost Approach is not applicable and is not utilized in this appraisal.

Sales Comparison Approach The Sales Comparison Approach is applicable and is utilized in this appraisal.
Income Capitalization Approach The Income Capitalization Approach is applicable and is utilized in this appraisal.
|

The cost approach was not utilized in this appraisal as market participants considering properties
like the subject do not give consideration to the cost approach. The exclusion of this approach is
not considered to impact the reliability of the appraisal.

500 Fairmount Avenue
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Sales Comparison Approach

The sales comparison approach value is derived by analyzing closed sales, listings, or pending
sales of properties that are similar to the subject. The sales comparison approach includes the
following steps.

— Research and verify information on properties in the competitive market that are similar
to the subject and that have recently sold, are listed for sale, or are under contract.

— Select the most relevant units of comparison in the market and develop a comparative
analysis.

— Examine and quantify via adjustments differences between the comparable sales and
the subject property using all appropriate elements of comparison.

— Reconcile the various value indications to a value bracket and then a single value
indication.

The unit of comparison applied in this sales comparison analysis is price per square unit as it
mirrors the primary comparison method used by market participants.

(& . 0w
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500 Fairmount Avenue
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Comparable Sales Summai

Sale 2 Sale 5

>

Address 500 Fairmount Avenue  964-968 N. Marshall Street 848 N. 15th Street 251 E. Girard Avenue 1335 N. Marston Street

City, State Philadelphia, PA Philadelphia, PA Philadelphia, PA Philadelphia, PA Philadelphia, PA Philadelphia, PA

Land Size 0.04 Acres 0.08 Acres 0.05 Acres 0.10 Acres 0.08 Acres 0.09 Acres

Rentable Area (SF) 3,700 SF 7,629 SF 5,121 SF 10,690 SF 6,695 SF 11,571 SF

Number of Apt. Units 5 9 3 & 5 8

Average Unit Size (SF) 617 SF 848 SF 1,707 SF 1,527 SF 1,339 SF 1,446 SF

Year Built (Renovated) 2018 1920 (Extensively 2019 2017 1908 (Extensively 2019

Renovated) Renovated)

Occupancy 100% 95% 95% 95% 95% 95%

Condition Excellent Excellent Excellent Excellent Excellent Excellent

Buyer - 968 Marshall LLC Gillian W. Thackray J5 Property LLC Elfeky Osama 1335 N. Marston LLC
Living Trust

Seller - High Street Germantown LP 848 N. 15th St Leopoldo & Anna Girard 251 LLC G Prime Marston LLC
Realty LLC Mancilla

Interest Conveyed Leased Fee Leased Fee Leased Fee Leased Fee Leased Fee Leased Fee

Competitive Class Class A Class A Class A Class A Class B ClassA

Transaction Status - Closed Closed Closed Closed Closed

Transaction Date - Mar-21 Oct-21 Apr-21 May-21 Jan-22

Price - $2,480,000 $1,165,000 $2,280,000 $2,230,000 $2,590,000

Price per Unit - $275,556 $388,333 $325714 $446,000 $323,750

]

ANALYSIS OF IMPROVED COMPARABLE DATA
Property Rights Conveyed

All comparable sales are transfers of the leased fee interest. The property rights appraised for the
subject property is also that of the leased fee interest. As such, no adjustments are required.

Financing Terms

All sales yielded cash to the seller or sold with conventional financing terms. Therefore, no
adjustment is necessary.

Conditions of Sale

Conditions of sale are extraordinary motivations of the buyer or seller. No adjustments were
required.

Market Conditions

Although the market for multifamily assets has significantly increased over the last several years,
given the recent (last several months) increase in interest rates and increased cost of capital,
pricing for similar assets has decreased as a result of higher overall capitalization rates. As a
result, downward adjustments for market conditions of 3% per year is deemed reasonable and
utilized herein.

500 Fairmount Avenue
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Location/Access/Exposure

Sales 2, 3, and 5 all received upward adjustments for their inferior locations in Francisville and
Brewerytown. Sale 4 received a significant downward adjustment for its cor