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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 861 N. 3" STREET, 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 861 N. 3" Street, Philadelphia, PA 19123 (the “3'™
Street 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 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 3" Street

Property.
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4. 861 N. 3 St. LLC, a Receivership Entity, is the owner of record of the 3™ Street
Property and the Receiver is vested with full legal authority to act on behalf of 861 N. 3" St. 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 3" Street
Property.

5. In accordance with the Order Authorizing Sale, the Receiver has entered into a
Purchase and Sale Agreement for the sale of the 3™ Street Property (the “Contract”). The Contract,
which is subject to approval by this Court, is scheduled for a closing within 30 days of Court
approval, provided the Court approves the Contract and authorizes the sale of the 3 Street
Property.

6. Attached hereto as Exhibit 1 is a Declaration of Ryan K. Stumphauzer. Esg. (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 3 Street 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 3" Street Property is a
bona fide offer from a proposed buyer with whom the Receiver has no relationship and is the
product of arms-length negotiation.

9. The Receiver proposes to proceed with the sale of the 3" Street Property pursuant
to the Contract, provided that 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 3" Street Property is
attached as Exhibit 2.

11.  To provide an opportunity for any potential objections to the sale of the 3 Street
Property pursuant to the Contract, the Receiver requests that the Court enter the Proposed Order
no earlier than April 29, 2024, so that the Court may consider and resolve any potential objections
to the Contract. Additionally, given that the closing date is scheduled for May 2, 2024 (eight days
from the date of this motion), the Receiver respectfully requests that the Court enter the Proposed
Order as soon as practicable on or after April 29, 2024.

WHEREFORE, the Receiver respectfully requests that the Court enter the Proposed Order
on or after April 29, 2024, approving the Contract and authorizing the Receiver to sell the 3™ Street
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.
82001 and 28 U.S.C. §2004 for the sale of the 3™ Street Property.

Dated: April 24, 2024 Respectfully Submitted,
STUMPHAUZER KOLAYA
NADLER & SLOMAN, PLLC
Two South Biscayne Blvd., Suite 1600

Miami, FL 33131
Telephone: (305) 614-1400

By: _/s/ Francis D. Murray
FRANCIS D. MURRAY
Florida Bar No. 108567
fmurray@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
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CERTIFICATE OF SERVICE

| HEREBY CERTIFY that on April 24, 2024, | 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/ Francis D. Murray
FRANCIS D. MURRAY
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Exhibit 1

Declaration of Ryan K. Stumphauzer. Esq.
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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. | am the Court-appointed Receiver for certain Receivership Entities?, including 861
N. 39 St. LLC. 861 N. 3" St. LLC owns the real property located at 861 N. 3" Street, Philadelphia,

PA 19123 (the “Property” or the “3™ Street 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
1



Case 9:20-cv-81205-RAR Document 1847-1 Entered on FLSD Docket 04/24/2024 Page 3 of
166

The legal description of the Property is:
ALL THAT CERTAIN Unit in Ortlieb's Square, a Planned Community.

SITUATE in the City of Philadelphia, Commonwealth of Pennsylvania, as set
forth in the declaration of Ortlieb's Square, a Planned Community, recorded on
8/11/2015 as Document number 52952172 and as depicted on the Declaration
Plat recorded as Exhibit "D" thereto.

BEING Unit 37, 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, Pennsylvania, dated June 2,
2015, prepared for Poplar East Associates, bounded and described as follows:

BEGINNING at the intersection of the Easterly line of North 3rd Street (50 feet
wide on City Plan, legally open) and the Southwesterly line of Poplar Street (33
feet wide on City Plan, legally open); thence

I. From said point of beginning, extending South 57 degrees 00 minutes 50
seconds East along the Southwesterly line of said Poplar Street, a distance of
82.994 feet to a point, a comer of Unit 12; thence;

2. Leaving the line of said Poplar Street and extending South 18 degrees 36
minutes 38 seconds West along Unit 12, a distance of 13.563 feet to a point, a
comer of the Common Element; thence

3. Extending North 71 degrees 23 minutes 22 seconds West along the Common
Element and then along Unit 36, a distance of 75.833 feet to a point on the
Easterly line of said North 3rd Street; thence

4. Extending North 11 degrees 00 minutes 17 seconds East along the Easterly
line of said North 3rd Street, a distance of 34.471 feet to the point and place of
beginning.

BEING known as No. 861 North 3rd Street.

2. | have personal knowledge of the facts detailed in this Declaration and make this

Declaration in support of the Proposed Sale of the Property.

LLC; and ALB Management, LLC; and the Receivership also includes the property located at 107
Quayside Dr., Jupiter FL 33477.
2
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3. Specifically, and as detailed below, | have completed my marketing efforts for the
3" Street 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], | 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. 861 N. 3 St. LLC purchased the Property from Skyline Development, L.P. on
April 30, 2019 for $1,800,000. The Property is located in the Northern Liberties neighborhood in
Philadelphia and consists of three two bedroom / two bath apartments and ground floor commercial
space.

6. Before listing the Property, | obtained a Pennsylvania Certified Residential
Appraisal of the Property dated May 31, 2023 [the “Appraisal”]. The Appraisal valued the Property

at $1,550,000. A true and correct copy of this Appraisal is attached as Exhibit A.?

2 For security purposes, the Appraiser’s identity has been redacted.
3
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7. I initially listed the Property for sale for $1,980,000.00. Based upon feedback from
prospective buyers and the Broker, I periodically reduced the listing price to its final listing price
of $1,700,000.

8. The Property was shown to prospective buyers 16 times. | received 4 offers for the
Property. As a result of my marketing efforts and after negotiations, | have received an offer from
3 & P__, LLC? a third party unaffiliated with the Receivership Entities (collectively
“Buyer”), to purchase the Property out of receivership for $1,468,500. The Buyer’s broker also
has agreed to reduce its commission by $14,500 and the Receiver’s net proceeds at settlement will
be credited by that amount. The Buyer’s offer is the highest unconditional offer received for the
Property.* | accepted this offer because, although it is slightly less than the Appraised Value, it is
consistent with 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.

3 For security purposes, the Buyer’s identity has been redacted.

4 | previously received a conditional offer of $1,600,000, which that prospective buyer
withdrew immediately after inspecting the Property. That prospective buyer did not submit
another offer. 1 also received an offer of $1,500,000 from another prospective buyer. That offer
was contingent upon certain factors and I declined it in favor of the Buyer’s all cash offer of
$1,468,500.

4
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9. The offer is an “all cash” offer with no contingencies. In my reasonable business
judgment, | believe Buyer’s offer to purchase the Property for $1,468,500 is appropriate, and
consistent with the Property’s current market value. As a result, on or about April 12, 2024, |
entered into a contingent Contract for Sale of Real Estate (“Contract”) for the Property with Buyer,
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 May 2, 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, less the commission
reduction of $14,500 to be credited to me at settlement.

11.  Accordingly, I respectfully request that this Court enter an Order approving the sale
of the 3 Street Property, as provided for in the Contract.

| declare under penalty of perjury that the foregoing is true and correct to the best of my

knowledge, information, and belief.

Executed on April 24, 2024 /sl Ryan K. Stumphauzer
Ryan K. Stumphauzer
Court-appointed Receiver
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Exhibit A

Pennsylvania Certified Residential Appraisal
Dated May 31, 2023
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861 North 3rd
Street

861 North 3rd Street
Philadelphia, PA 19123

Appraisal Report Prepared For: { 4‘1

Timothy M. Hazel, Esquire

Pietragallo Gordon Alfano Bosick & Raspanti,
LLP

One Oxfaord Centre, 38th Floor

Pittsburgh, PA 15219

Prepared By:
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May 31, 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 861 North 3rd Street, Philadelphia, PA
19123,

Dear Mr. Hazel:

The “Subject Property” is a mixed-use property consisting of 3 2BR/2BA apartment units and
1,400 square feet of ground floor commercial space. The improvements were delivered to market
in 2017, are of good condition and total 5,600 square feet of total rentable area. As of the effective
appraisal date, all 3 apartments and the commercial units are leased and occupied. The property
is located at the southeast corner of North 3™ Street and Poplar Street in the Northern Liberties
neighborhood of Philadelphia.

Strengths

1. Located in the Northern Liberties section of Philadelphia, an area that has experienced tremendous
growth over the past decade and is among the city s most desirable neighborhoods due to its high-
end housing stock and ample cultural and entertainment opportunities just outside the CBD.

2. Strong accessibility from subject location. Girard station of the Market-Frankford subway line is
located within 1/2 mile of the subject property, and all three of Philadelphia s major highway
systems (Interstates 95, 76, and 676) can be reached within a 10-minute drive time. Subject is also
located in the immediate proximity of a surface trolley line and several bus routes.

3. Subject benefits from 6 years of remaining tax abatement.

Risk Factors

1. New construction that continues to enter the market.
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May 31, 2023
TIMOTHY M. HAZEL, ESQUIRE

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

year.
3. 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.

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

Appraisal Premise Interest Appraised  Date of Value Value Conclusion
Market Va ue Asls Leased Fee 4/11/2023 $1,550,000

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. Individual unit sizes were not available for this property. We measured one apartment unit and have estimated the
size of the commercial unit based on the square footage referenced in the lease. We reserve the right to amend
our analysis if additional information is made available at a later date.

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 resuilts.

1. None

861 North 3rd Street
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May 31, 2023
TIMOTHY M. HAZEL, ESQUIRE

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 XI of the Financial Institution Reform, Recovery and Enforcement Act (FIRREA) of 1989, and
the Interagency Appraisal and Evaluation Guidelines (December 2, 2010).

861 North 3rd Street
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CERTIFICATION 5

Certification

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

1.
2.

10.

1.

12.

13.

14.
15.

16.

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, has completed the continuing education
program for Designated Members of the Appraisal Institute.
As of the date of this report has completed the Standards and Ethics Education Requirements

for Candidates of the Appraisal Institute.

made a personal inspection of the property that is the subject of this report.

has not personally inspected the subject.
No ane 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, and similar forms 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.

861 North 3rd Street
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CERTIFICATION 6

17.

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. 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.

861 North 3rd Street
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Executive Summary

Property Type

Street Address

City, State & Zip

Gross Building Area (SF)

Net Rentable Area (SF) Commercial

Net Rentable Area (SF) Multifamily

Net Rentable Area (SF) Total

Number of Apartment Units

Year Built

Land Area

Zoning

Highest and Best Use As Vacant

Highest and Best Use As mproved
Analysls Detalls

Valuation Date

Market Value "As s"

nspection Date and Date of Photos

Report Date

Report Type

Client

ntended Use

ntended User
Appraisal Premise
ntended Use and User

nterest Appraised
Exposure Time (Marketing Period) Estimate

Rental Unit Subtotals
Average Unit Size

Average Unit Contract Rent
Unit Occupancy

Unit Market Rent

Number of Sales
Range of Sale Dates
Adjusted Range of Comparables ($/SF)

ndicated Sales Comparison Approach Value As s

Mixed Use Multifamily Walk Up, Retail Urban Retail
861 North 3rd Street

Philadelphia, Philadelphia County, PA 19123
6,724

1,400

4,200

5,600

3

2017

0 042 acres; 1,841 SF

CMX 3, Community Commercial Mixed Use
Mixed Use Development

Continued Mixed Use

April 11,2023

April 11, 2023

May 31, 2023

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

Client and OCF Realty and no other user is permitted by any other party for any other purpose

Market Value "As s"

The intended use and user of our report are specificaily 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

Leased Fee
6 Months (6 Months)

2BR Average
1,400 SF 1,400 SF
$2,665 $2,665
100 0% 100 0%
$2,700 $2,700
4
Jan 22 to Oct 22
$244 69 to $304 75
$294 64 $1,650,000

861 North 3rd Street
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Capltalization Rate Indicators and Conclusion Indication
Comparable Sales 550% 650%
nvestor Surveys 600% 750%
Market Participants 550% 650%
Band of nvestment 750%
Concluded Going n Capltalization Rate 6 00%
Stabillzed income Estimate
Potential Gross ncome $26 39 $147,786
Stabilized % Vacancy & Collection Loss 6 98% (810,321)
Effective Gross ncome $24 55 $137,464
Operating Expenses $8 80 $49,262
Operating Expense Ratio 35 8%
Net Operating ncome $1575 $88,203
Capitalization Rate _ 6 00%
ndicated ncome Capitalization Approach Value  As s $276 79 $1,550,000
Market Value Conclusions Asls $276.79 $1,550,000
Exposure / Marketing Time
Concluded Exposure Time 6 Months or Less
Concluded Marketing Time 6 Months or Less

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 resuits.
1. Individual unit sizes were not available for this property. We measured one apartment unit and have
estimated the size of the commercial unit based on the square footage referenced in the lease. We reserve
the right to amend our analysis if additional information is made available at a later date.

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

861 North 3rd Street
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Introduction

OWNERSHIP HISTORY

The current owner is 861 N 3rd St 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 know edge, no sa e or transfer of ownersh p has taken p ace w th n the three-year per od pr or to the effect ve date
of the appra sa.

L st ng Status: Not L sted For Sa e

Current or Pend ng Contract: None Reported

Previous Sales

Saes n the Prev ous Three Years: None

Most Recent Reported Sa e: Apr 29,2019
Buyer: 861N 3rd St LLC
Se er: Sky ne Deve opment LP
Purchase Pr ce: $1,800,000 $321.43 Per SF (Net Rentab e Area)
Deed Informat on: Document ID #53510523

[

To the best of our knowledge, no other sale or transfer of ownership has taken place within a

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 I
will not be responsible for unauthorized use of the report, its conclusions or contents used partially
or in 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;

— Avreasonable 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 Vaue As s Leased Fee 4/11/2023
S
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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 11, 2023 as per the defined scope of work. =
I ade 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;
Demagraphic trends;

Market trends relative to the
subject property type;

Physical characteristics of the site
and applicable improvements;

Type and Extent of Analysis Applied
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.

Flood zone status;

Zoning requirements and
compliance;

Real estate tax data;

Relevant applicable comparable
data; and

Investment rates

861 North 3rd Street
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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 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 the strong likelihood of a 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 bringing 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.

861 North 3rd Street
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Source: Costar

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.

— 7th in academic R&D expenditures.

— 7" in gross metropolitan product (and ranked in the top 3 in the Northeast).

861 North 3rd Street
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. The chart on the left (produced by Select Philadelphia)
Greater Philadelphia is perfectly ;
Ppasitioned in the heart of 40% of i ‘ demonstrates the excellent transportation access the

the US population. 6.4 Million people . . .
call Oreater Philadelphia home. Philadelphia region offers to other East Coast markets.

The strength and desirability of Greater Philadelphia is

Bashiue. G characterized by its economic diversity and population
PHL-B0S A

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
2‘-"'-_" E 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.

— 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.
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~ 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 heaith
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 on 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.

861 North 3rd Street
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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 KPMGLLP 1,274
17 Burns Family Neighborhood Markets 1,095
18  The Protocall Group 975
19 La Salle University 930
20 Jacobs 892
(E—

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.

— 16% of the population (25 years and older) have advanced degrees, compared with the
U.S. average of 13%.
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— 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 lvy League universities plus three of the very top liberal arts colleges:
Swarthmore, Haverford, and Bryn Mawr Colleges.

— Approximately 500,000 fuil- 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%.

Conclusion-Greater Philadelphia

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. Despite some pandemic setbacks over the past 24 months, 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 Northern Liberties neighborhood of Center City Philadelphia. Greater
Center City is generally delineated as follows:

North Girard Avenue

South Washington Avenue

East Delaware River

West Schuylkill River
Access

Primary Access

Primary access to this neighborhood is provided by Interstates 95 and 676. Interstate 95 is a
limited access, major arterial that generally extends through the market area in a north/south
direction. An Interstate 95 entrance is approximately one mile east of the subject and is accessible
from Girard Avenue and provides easy access to Philadelphia’s northern suburban markets and
Trenton, NJ to the north and southern points such as the Philadelphia International Airport and
the State of Delaware. Interstate 676, commonly known as the Vine Street Expressway, is also a
major arterial with limited access, and extends through the market area in an east/west direction.
Interstate 676, less than one mile south of the subject connects the Schuylkill Expressway (I-76)
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and Interstate 95. Interstate 676 is accessible from North Third Street and provides easy access
to various Center City points of interest. These roadways connect the subject to the entire
Philadelphia Metro, and ease of access is considered above average.

Transportation

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 Girard station of the
Market/Frankford elevated subway line which provides direct access to the two largest
employment centers in the Philadelphia region, Center City Philadelphia and University City,
within 15 minutes. The subway also provides connections to Suburban Station at 16th Street and
JFK Boulevard and 30th Street Station. The regional rail lines provide public transportation to
numerous Pennsylvania suburban communities.

Distance from Key Locations
The following graphic illustrates the 30-minute drive time from the subject.

pt
Wilmingten
w 5
Land Use

The following was developed from Costar data for the major property types in the surrounding
0.25-mile radius around the subject.
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Surrounding Area Commercial Property Characteristics
By # of Properties By Size (SF)

Specialty Specialty

Mutti-

souce: ot

Land uses in the immediate vicinity of the subject are comprised of a mix of single family and
multifamily properties, some with ground floor retail and commercial space. Additional commercial
uses are more prevalent along Girard Street north of the property and 2nd Street to the east. The
neighborhood is characterized by its industrial past, and many multifamily properties in the
submarket are redevelopments of former loft-type industrial properties.

Below, we present a section on development in the adjacent Northern Liberties neighborhood.

Northern Liberties Development

Piazza Alta is a 696-unit high-rise project featuring three 9-story towers nearby to the subject.
Asking rents at this complex are currently at about $4.00 per square foot. Post Brothers’ continued
investment in the area, which they have substantial experience in, demonstrates their continued
expectations for return on investment in the neighborhood.
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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 downed for some time and have now come back online, known as the Palazzo at the
Piazza (pictured below, left). Given the proximity of this project to the subject and its overall
similarities following the recent renovation to this component of the property, we discuss this
property further in our subsequent competitive property and market rent analyses.

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. Asking rents at this complex are currently at about $4.00 per square
foot with unit sizes similar to those proposed at the subject. 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.
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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. Shown right

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. The redevelopment is being done in
three phases, as shown in the following exhibit.

PHASE | [ES

Demographics
A demographic summary for the defined area is illustrated as follows:
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Demographic Analysis
Philadelphia-
Camden-
Wilmington, PA-

1-Mile Radlus  3-Miles Radius  5-Miles Radius 19123 Philadelphla City NJ-DE-MDMSA  Pennsylvania

Papulation

2010 Total Population 32,825 430,243 923,894 13,791 1,526,006 5,965,343 12,702,379
2022 Total Population 49,185 488,045 984,170 20,318 1,619,078 6,290,595 13,027,451
2027 Total Population 54,905 495,125 984,473 23,700 1,604,021 6,309,366 13,011,297
Projected Annual Growth % 22% 03% 00% 31% 02% 01% 00%
2010 Total Households 14,627 176,669 361,364 6,312 599,635 2,260,312 5,018,904
2022 Total Households 23,806 219,059 415,481 10,029 667,219 2,438,223 5,232,785
2027 Total Households 26,901 224111 418,778 11,841 664,975 2,454,567 5,244,451
Projected Annual Growth % 25% 05% 02% 34% 01% 01% 00%
2022 Median Household ncome $85,207 $58,160 $49,659 §84,733 $52,721 $81,273 $69,170
2022 Average Household ncome $124,236 $102,354 $84,294 $129,693 $83,843 $119,011 $99,758
2022 Per Capita ncome $60,521 $46,178 $35,727 §62,606 $34,678 $46,256 $40,217
2022 Owner Occupied Housing Units 379% 37 5% 40 6% 301% 46 9% 62 0% 621%
2022 Renter Occupied Housing Units 49 9% 501% 47 7% 57 3% 43 5% 311% 28 4%
2022 Median Home Value $351,584 $302,334 $226,579 $377,085 $224,010 $299,485 $232,971
Median Year Structure Built 1969 1940 1940 1973 1948 1965 1964
2022 Bachelor's Degree 330% 24 8% 197% 34 6% 193% 24 5% 20 8%
2022 Grad/Professional Degree 24 6% 21 6% 155% 259% 13 6% 16 6% 13 4%
2022 College Graduate % 57 6% 46 3% 352% 60 5% 328% 411% 342%
2022 Average Household Size 196 212 228 195 236 282 241
2022 Median Age 358 335 38 359 357 397 419

As shown above, the current population within the one-mile radius of the subject is 49,185, and
the average household size is 1.96. Population in the area has grown since the 2010 census, and
this trend is projected to continue over the next five years. Compared to Philadelphia overall, the
population within the one-mile radius is projected to grow significantly (2.2% annually), while the
city is expected to contract.

Median household income is $85,207, which is higher than the household income for
Philadelphia. Residents within the immediate area have higher levels of educational attainment
than those of the City of Philadelphia, and the median household values are also higher.

Demand Generators

The subject is located in Northern Liberties, an area characterized by its artistic, culinary and
entertainment activity. Highlights from the local area include The Fillmore, a 25,000 square foot
former mill type industrial building converted to concert venue, and Punch Line Philly, a
contemporary 300-seat comedy club, as well as Frankford Hall, Johnny Brenda’s and Philadelphia
Brewing Company, which contribute to the draw of the area. Frankford Avenue, the area's main
commercial corridor, is lined with art galleries and trendy boutiques that are a direct result of the
revitalization of this former industrial area and its neighboring community, Fishtown.
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In addition to the above demand generators, numerous national and international companies are
located within Center City Philadelphia (extending southward from Girard Avenue), just southwest
of the subject’'s neighborhood. The local area is accessible to the Philadelphia CBD and Center
City via the Broad Street Subway Line to the west. 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, entertainment, and academic employment. Center City
Philadelphia is the focal point of the Greater Philadelphia Metropolitan Area for business,
government and cultural activities. Prominent employers in Center City include Comcast Corp
(global headquarters), Aramark (food service), Cigna (healthcare), and Thomas Jefferson
University and Health System.

Conclusion

The positive trends reflected across Greater Center City and extending into the Fishtown, Olde
Kensington and Northern Liberties areas to the east and The North Broad Avenue of the Arts to
the west will have an impact on the foreseeable future of the subject’'s immediate market area
and ongoing urban renewal. We anticipate that property values will slowly increase over the long
run at this location.
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MULTIFAMILY MARKET ANALYSIS
Classification

The subject is in the Fishtown / Northern Liberties / Olde Kensington submarket of the City of
Philadelphia market. The property is considered a Class A Walk-Up Apartment Complex 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 area and the subject Fishtown / Northern Liberties / Olde Kensington submarket

overall.
100.0% Fishtown / Northern
08.0% City of Liberties / Olde
Period  Philadelphia Kensington

0% g S Q42019 94.5% 90.8%

S S T — Q12020 94.4% 85.1%

92.0% R Q2 2020 93.6% 82.8%

90.0% ' Q3 2020 92.8% 83.9%

- Q4 2020 92.8% 84.9%

i Q1 2021 93.3% 86.9%

Q2 2021 94.1% 89.6%

84.0% Q3 2021 95.2% 92.6%

82.0% Q4 2021 95.0% 91.3%

80.0% Q12022 95.2% 92.2%

Q4 2019 Q32020 Q22021 Q12022 Q4 2022 Q2 2022 94.8% 91.9%

City of Philadelphia Q3 2022 94.4% 91.8%

Fishtown / Northern Liberties / Olde Kensington Q4 2022 93.8% 84.9%

Q12023 93.8% 85.4%
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Asking Rent Per Unit
$2,300.00 Fishtown / Northern
City of Liberties / Olde
2,200.
S Period  Philadelphia Kensington

$2,100.00 Q42019 $1,502 $2,061
$2,000.00 Q1 2020 $1,508 $2,068
$1,900.00 Q2 2020 $1,507 82,072
Q3 2020 $1,502 $2,073
51,800.00 Q4 2020 $1,496 $2,072
$1,700.00 Qt 2021 $1,520 $2,077
$1,600.00 — e — Q2 2021 $1,560 $2,091
= Q3 2021 $1,582 $2,106
S1500:00 i — Q42021  $1,507 $2,113
$1,400.00 Q12022 $1,612 $2,131
Q42019 Q32020 Q22021 Q12022 Q42022 Q2 2022 $1,648 $2.161
City of Philadelphia Q3 2022 $1,641 $2,184
s Fishtown / Northern Liberties / Olde Kensington Q4 2022 31'632 $2,182
Q12023 $1,654 $2,185

Multifamily Market Statistics

Trailing Four Quarters Ended Q1 2023

Comp et ons Net Absorpt on  Ask ng Rent Per  Effect ve Rent
Market / Submarket nventory (Un t) (Un t) Vacancy (%) (Unt) Un t Per Un t
Ctyof Ph adepha 145,396 4,996 6 20% 2,828 $1,654 $1,633
F shtown / Northern L bertes / 0 5,144 1,095 14 60% 665 $2,185 $2,112

— 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. The subject Northern Liberties / Fishtown submarket is considered an upper
tier submarket as compared to the other submarkets in the overall

— Approximately 21.3% of the submarket inventory, and 3.4% of the market inventory,
represents newer construction like the subject. This new construction is responsible
for the current lower overall occupancy rate as new projects continue to lease-up.

— Absorption for the last 12 months was positive for the overall market area and at the
submarket level despite major supply additions, which illustrates the strong demand
for multifamily product in this submarket.

861 North 3rd Street
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Market and Submarket Trends

Multifamily Market Trends

Fishtown / Northern Liberiies / Olde Kensing

Inventory — Comp et ons Ask ng Rent = Inventoy  Comp el ons Ask ng Rent
% Per Un t (Un't) Un t) Vacancy % Per Un t
Q1 2021 136,830 566 6.7% $1,520 3,543 26 13.1% $2,077
Q2 2021 138,102 1,272 5.9% $1,560 3,693 150 10.4% $2,091
Q3 2021 138,910 808 4.8% $1,582 3,804 m 7.4% $2,106
Q4 2021 139,782 1,007 5.0% $1,597 4,009 205 8.7% $2,113
Q12022 140,405 651 4.8% $1,612 4,049 40 7.8% $2,131
Q2 2022 141,982 1,582 5.2% $1,648 4,257 208 8.1% $2,161
Q3 2022 143,292 1310 5.6% $1,641 4,306 49 8.2% $2,184
Q4 2022 144,582 1,290 6.2% $1,632 5,022 716 15.1% $2,182
Q1 2023 145,396 814 6.2% $1,654 5,144 122 14.6% $2,185

— The overall market area and submarket have been generally improving with respect
to occupancy over the past year, with major fluctuations in the submarket as new
inventory is added.

— Over the past several years, effective rental rates have been following an increasing
trend.

Supply & Demand
Supply Additions — City of Philadelphia
The following table shows a summary of some of the new, larger multifamily developments within

the Center City Philadelphia submarket (greater than 100 units) as of this snapshot in time and
reported per Reis research over the past 12 months.

861 North 3rd Street
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New Multifamily Projects in the Center City Pipeline

Praject / Location

1600 Carpenter St

The P azza /1001 N 2nd St
2301 Wa nut St

21st St & Lud ow St

1001 S Broad St

2120 Market St

1101 Wa nut St

412 N 2nd St

435-443 N Broad St
5th & Spr ng Garden St
700-730 N De aware Ave
918 N De aware Ave
arper Square / 113-121 S 19th St
ta an Market Apts/1101 S 9th St
L berty onthe Rver Ph 1/
1375 S Chr stopher Co umbus B vd
L ts Tower / 701 Market St
Mercato / 1021 N ancock St
Per34/735S Chr stopher Co umbus 8 vd
V ne St Apts /1201 V ne St
900 Ca owh St
619 N Broad St
417Ca owh St
210 S 12th St Apts
2012 Chestnut St
801 N 19th St
200 Spr ng Garden St
12+ Sansom / 123-127 S 12th St
1153 Chestnut St Apts
1001 S Broad St Ph 2 & 3
1100 Chestnut St
The mper um /1499 S Chr stopher Co umbus B vd
The Carson / 501 Spr ng Garden St
Rena ssance P aza-Res dent a /
400 N Chr stopher Co umbus B vd
Fa rmount Ave Apts / 650 Fa rmount Ave
Broad & Lombard / 500 S Broad St
1428-1438 Ca owh Street
Mura West / 523 N Broad St
Fest va P er Waterfront South Tower /
501 N Chr stopher Co umbus B vd
Fa rmount North / 2601 Pop ar St
Festva P er Waterfront North Tower /
501 N Chr stopher Co umbus B vd
933 N Penn St
1120 Frankford Ave
139 N 23rd St
The annahCa owh /1306 Ca ownh St
1223-1245 Wash ngton Ave
The Laure R ttenhouse / 1911 Wa nut St

No. Units
131

695

172

304

1,457
147

198

397

344
329
466
462
215
157

280
342
280
308
360
146
119
220
378
162
115
360
399
396
511
396
370
373

1,358
297
468
162
200

223
108

247
196
150
115
181
375
245

Status

Proposed

Under Construct on
Proposed
Proposed

Under Construct on
Proposed
Praposed
Proposed

Under Construct on
Under Construct on
Proposed
Under Construct on
Proposed
Proposed

P anned

Proposed
Proposed
Proposed

Under Construct on
Proposed
Proposed

Under Construct on
Under Construct an
Proposed
Proposed

Under Consiruct on
Under Construct on
Under Construct on
P anned

Proposed

P anned

Under Construct on

P anned
P anned
P anned
Proposed
Proposed

Proposed
Under Construct on

Proposed
Proposed
Proposed
Under Construct on
Under Construct on
Under Construct on
Under Construct on

861 North 3rd Street
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The De ah /900 N 8th St 338 Proposed
Quarters Co-Lvng/1201-1205Ca owh St 239 P anned
One Dock St 272 Under Construct on
545N Broad St 108 Under Construct on
Penns Land ng / 300 N Chr stopher Co umbus Bvd 360 Under Canstruct on
741 Spr ng Garden St 306 Under Canstruct on
1620 Sansom St 306 Under Construct on
2101 Wash ngton Ave 247 Under Construct on
1130-1134 N De aware Ave 182 Proposed
Tota 17,672
| E——|

New construction continues to enter the submarket; as of this writing, a total of 17,672 apartment
units are in the submarket pipeline. The planned and proposed projects may or may not come to
fruition depending on the availability of construction financing, increasing material and labor costs,
material supply shortages, and changing market conditions and economic uncertainty.

Supply Additions — Local Market Area

The local area has been undergoing major revitalization over the past several years.
Redevelopment has been predominately residential uses, and the pace at which these properties
are being built has accelerated over time. A summarized list of current developments is as follows:

— 130 W. Girard Avenue — proposed, 7-story, mixed-use building containing 84
apartment units and 4,100 square feet of ground floor commercial space.

— 1148 Frankford Avenue — 60 units comprising studio, one-, and two-bedroom units.
The project is currently under construction and expected to deliver by year-end 2023.

— 23 W, Girard Avenue — proposed mixed-use property comprised of 107 apartment
units and 5,661 square feet of ground-floor retail. Building permits have been issued
and construction is expected to commence by March 2023.

— 1924 N. Front Street - Permits have been issued for the construction of a five-story,
32-unit mixed-use building at 1924-32 North Front Streetin Norris Square. The
development will replace a three-story church on the west side of the block between
West Berks and West Norris streets, next to the elevated Market-Frankford Line and
across Front Street from Fishtown. Designed by Square Architects, the development
will span 32,605 square feet and feature ground-floor commercial space, elevator
service, bicycle storage, and a roof deck

— 605 N. Columbus Boulevard - proposed, six-story mixed-use complex that will
consist of 470 apartment units and 46,482 square feet of ground floor retail. The
commercial space will be anchored by a 24,740 square foot Sprouts Farmer's Market.
The project is expected to deliver in 2024.
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— 933 Canal Street - proposed 120 unit mid/high rise apartment complex. Property
amenities will include the following: Parking, Package Room, 2-story
Clubhouse/Amenities Building, Bike Storage. The project is part of a larger, 462-unit,
six-building development.

— 1649 N. 5' Street - proposed, Class A, mixed-use apartment complex development
that will contain 200 apartment units and 14,298 square feet of ground floor
commercial space. Note that the development is part of a larger development, known
as Avenue V, which consists of two phases. Phase | is complete and Phase Il is
nearing completion

— 5™ and Spring Garden: the project will contain 373 apartment units comprised of
263,158 square feet of rentable area and six, ground-floor commercial units
encompassing 19,601 square feet of rentable area. The apartment units will consist of
studio, one- and two-bedroom units. Apartment amenities will include garage parking,
a fitness center with yoga studio, two roof decks with an outdoor kitchen and lounge
area, rooftop dog park, bike storage, and an indoor basketball court. Note that the
development will also feature a 40,000 square foot grocer tenant (condominium unit),
which is 100% leased to Amazon. The project is currently nearing completion.

— 417 Callowhill: Upon completion, the proposed development will contain 220
apartment units. Amenities will include garage parking, resident lounge, game room,
bar, coffee bar, reading room, pool, fitness center, dog run, conference center, and
dining terrace. Completion of the improvements is anticipated by Q1 2024

— 499 N. 5th Street: Upon completion of the proposed development, the Subject will
contain 329 apartment units and 13,925 square feet of ground floor retail. The
apartment units will consist of studio, one- and two-bedroom units. Apartment
amenities will include covered parking on the first floor, a community rooftop deck, a
fitness center, business center, work/study areas, bicycle storage and repair, and an
exterior community deck on the second floor. Completion of the proposed
improvements is anticipated by Q1 2024.

— Additional developments include LVL North, a 410-unit project developed by Alterra
Property Group; a 368-unit project planned by Toll Brothers next to Rail Park; 297
luxury apartment units and 107 condo units at 650 Fairmount, developed by SBG
Management.
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Construction Versus Absorption

Construction/Absorption Change
Market / Submarket Prior Calendar Years His
Prior Calendar Year History Prior Three Year History Prior Five Year History

Units  Const./ Unlts  Const./ Units  Const./
Unhs Bullt  pcorbed Abs. Ratio UM BUM  pocorbed Abs. Ratio UTMSBUI oy orbed Abs. Ratio
City of Philadelphia 4833 2848 17 11679 9,848 12 18508 17990 10
Fishtown / Northern Liberties / Olde Kensington 1,013 608 17 2,103 1,663 13 2,661 2195 12

— Absorption in the Fishtown / Northern Liberties / Olde Kensington submarket has fallen
behind construction over the past three years.
Trends and Projections
Subject and Market Historical and Forecast Trends

Market Vacancy Rate Indicators

Most
Current Recent Full Trailing 3- Trailing 5- Tralling 10-
Year Year Year Year

City of Philadelphia 6.20%  6.20% 7.20% 6.30% 6.70%
Fishtown / Northern Liberties / Olde Kensington  14.60% 15.10% 15.10% 9.40% 7.20%

Subject 0.00%
Concluded Subject Vacancy Rate 7.00%
source: costo

— As previously mentioned, the submarket vacancy rate is particularly high due to the
influx of new development activity in the area, which has resulted in the delivery of
several new projects that are still in the initial lease-up stage. While there are
continued additions that are planned to come online in the submarket in coming years,
we anticipate the current rates are generally reflective of the expected occupancy
moving forward.

— The forecast is for 7% stabilized vacancy, in line with the average for Class A
multifamily projects in Philadelphia.
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RETAIL MARKET ANALYSIS
Classification

As noted, the subject features 1,400 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 19123 submarket overall.

Occupancy Rate

City of

99.0% Perlod  Philadelphia 19123
Q4 2019 96.9% 97.3%
97.0% S—m—— S — Q1 2020 96.7% 96.8%
= Q2 2020 96.9% 96.4%
Q3 2020 96.7% 95.7%
93.0% Q4 2020 96.5% 92.6%
Q1 2021 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%
e Q1202  97.0% 94.1%
85.0% Q2 2022 97.1% 91.9%
Q42019 Q32020 Q2 2021 Q12022 Q42022 Q3 2022 97.0% 93.4%
City of Philadelphia 119123 Q4 2022 97.1% 93.2%
Q12023 97.1% 94.5%

Source: Cosrar._

861 North 3rd Street
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City of
$32.00 Period  Philadelphia 19123
Q4 2019 $22.02 $19.29
$30.00 Q1 2020 $22.62 $10.37
$28.00 Q2 2020 $21.47 $20.19
Q3 2020 $21.88 $20.62
$26.00 Q4 2020 $22.47 $20.36
$24.00 Q1 2021 $23.80 $22.95
Q2 2021 $23.19 $23.14
$22.00 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
Q4 2019 Q3 2020 Q22021 Q12022 Q4 2022 Q3 2022 324.60 331_05
City of Philadelphia 119123 Q4 2022 $24.25 $30.86
Q12023 $24.16 $30.86
Source. Ceglar
Tralling Four Quarters Ended Q1 2023
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

Source

— 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.

861 North 3rd Street
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Market and Submarket Trends
City of Philadel b’ 19123
Q12021 76,887,714 44,896 3.2% $23.80 2,372,622 0 6.4% §22.95
Q2 2021 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 77292301 96,594 2.9% $24.16 | 2315740 4528  5.5% $30.86

Source: 1.

— 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.

Supply & Demand
Construction Versus Absorption

Market / Submarket Prior €alendar Years Histor
SF Const. / SF Const. / . SF Const. /
SF Built Absorbed Abs. Ratio SF Built Absorbed Abs. Ratio SF Built Absorbed Abs. Ratio
Ctyof Ph adepha 478,021 501,788 10 1,247,891 471,664 26 1,895,198 1,032,392 18
19123 9,722 -33,650 03 84,322 -125,259 07 122,218 -117,806 10

Source

— Absorption in the 19123 submarket is outpacing construction.

861 North 3rd Street
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Trends and Projections
Subject and Market Historical and Forecast Trends

Most - - -
Current Recent Full Trailing 3- Trailing 5- Trailing 10
Year Year Year
Year
City of Philadelphia 290%  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: Costar,

— Based on key metro trends, construction outlook, and the performance of competing
properties, 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 upon stabilization, and over the long term.

861 North 3rd Street
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Land and Site Analysis
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RSA-S

RSAS

861 North 3rd Street
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Total Land Area

Usable Land Area

Excess Land Area
Surplus Land Area
Source of Land Area
Location

Site Characteristics
Primary Street Frontage
Secondary Street Frontage
Traffic Control at Entry
Traffic Flow
Accessibility Rating
Visibility Rating

Shape

Corner

Topography

Site Vegetation
Easement/Encroachments
Environmental Issue
Flood Zone Analysis
Flood Area Panel Number
Date

Zone
Description

Insurance Required?
Utilities
Utility Services
Utility Service Providers
Water
Sewer
Electricity
Natural Gas

EXCESS OR SURPLUS LAND

0.0423 Acres; 1,841 SF
0.0423 Acres; 1,841 SF
None
None

Public Record
None noted

North 3rd Street (34 FF)
Poplar Street (83 FF)
None

Moderate

Average

Good

Irreqular

Yes

Gently sloping west to east
Minimal

None Noted

None Noted

4207570184H
11/18/2015
Zone X

Area of minimal flood hazard, usually depicted on Flood Insurance

Rate Maps as above the 500 year flood level.
No

Electricity, gas, sewer, telephone, water

Philadelphia Water Department (PWD)
Philadelphia Water Department (PWD)
PECO Energy

Philadelphia Gas Works (PGW)

Analysis of the site and current use indicates that there is no area of the site that is not in use and
would be viewed as excess or surplus land.

861 North 3rd Street
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EASEMENTS, ENCROACHMENTS AND RESTRICTIONS

We were not provided a current title report to review. Further, we are not aware of any easements,
encroachments, or restrictions that would adversely affect value. 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. is not qualified 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.

ZONING AND LEGAL RESTRICTIONS

Category
Zonng Jur sdct on

Zon ng Des gnat on

Descr pt on

Lega y Conform ng?
Zon ng Change L ke y?
Perm tted Uses

M n mum Lot Area
Max mum Occup ed Area
A owab e Bu dngArea
Setback Requ rements
Front
Sde
Rear
Bu d ng He ght Restr ct ons
Park ng Requ rement

Description
Ctyof Ph adepha
CMX-3, Commun ty Commerc a M xed Use

Commun ty- and reg on-serv ng m xed use deve opment, nc ud ng reta
and se v ce uses.

Yes

Un key

Mut fam yhous ng; group v ng; parks and open spaces; pub ¢, ¢ v ¢ and
nst tut ona uses; off ce; reta sa es; var ous commerc a serv ces and
ow mpact ndustra.

None noted

Intermed ate ots - 75% of ot area; Corner - 80%

9,205

None
8' f used for bu d ngs contanngdwe ngunts
None
None
None

861 North 3rd Street
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SIVIRS |

Table 14-701-3: Dimensional Standards for Commercial Districts

Lot: Intermediata 75%

Max. Occupied Area Carner 80%

8 ft. if used for buildings containing

dwalling units B E

R
mo%' SLUTIERLANT TERGTE Ly i e

With additional bonuses

Min. Side Yard Width

Max Floor Area Ratio

The existing mixed-use development appears to be a legally conforming use.

861 North 3rd Street
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The “Subject Property” is a mixed-use property consisting of 3 2BR/2BA apartment units and
1,400 square feet of ground floor commercial space. The improvements were delivered to market
in 2017, are of good condition and total 5,600 square feet of total rentable area. As of the effective
appraisal date, all 3 apartments and the commercial units are leased and occupied. The property
is located at the southeast corner of North 3™ Street and Poplar Street in the Northern Liberties
neighborhood of Philadelphia. The improvements are more fully described in the following table.

Component Structures
mprovements (Structures) 861 North 3rd Street
Genera mprovement Type M xed Use
Use Descr pt on Mut fam y/ Ground F oor Reta
No Bu dngs 1
No Unts 3
GBA (SF) 6,724
Rentab e SF - Commerc a 1,400
Rentabe SF-Mut fam y 4,200
Rentab e SF - Tota 5,600
Average Unt S ze (SF) 1,400
% Occup ed 100 00%
Construct on Status Ex st ng, Stab zed Operat ons
Construct on C ass D
Qua ty Good
Current Cond t on Good
Age/Life Depreciation Analysis
Year Bu t 2017
Year Renovated None
Actua Age (Yrs) 6
Econom c L fe (Yrs) 50
Effect ve Age (Yrs ) 6
Rema n ng Econom c L fe (Yrs ) 44
Percent Deprec at on 12 00%
Floor Area Analysis
Number of Stor es 4
Max Ce ng e ght (Ft) 14
Est Ground F oor Area (GBA) 1,681
Attr buted S te Area (SF) 1,841
S te Coverage 91 3%
F oor Area Rat o (FAR) 3652
Land to Bu d ng Rat o 0271
Park ng Type Street park ngony
Construction Details
Foundat on Re nforced concrete
Basement Fu , unf n shed basement used for commerc a tenant storage and bu d ng
mechancas Not ncuded nca cu at ons of rentab e area
ExterorWa s Br ck
W ndows Doub e pane (Low-E) g ass wthv ny
frames
Roof F berg ass roof deck
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Apartment un ts have hardwood throughout v ng areas and ceramct e
F oors bathrooms; commerc a space has hardwood/LVP
Wa s Pa nted drywa
Apartment un ts have pa nted drywa ce ngs; commerc a unthas 14'ce ngs
Ce ngs exposed to under y ng construct on
L ght ng LED F xtures
Engineering & Mechanical
VAC Gas-f red rooftop mounted package
unts
Eectrca Assumed adequate
P umb ng Assumed adequate
Ut ty Meters ndv dua y metered
E evators None
Fre Sprnk ers Wet
UntAment es n-un t washer/dryer; overs ze v ng/d nngroom; f oor to ce ngw ndows; pr vate
pat o or roof deck; w de-p ank oak f oor ng; sta n ess stee Bosch k tchen
app ances; wa k- n ¢ osets; wak-nt e showers
UNIT MIX
Unit Size  Rentable = Occupied
No. Units Unit Description (SF) Area (SF) Units  Uni Occupancy
3 2BR/2BA2BR/2BA 1,400 SF 1,400 4,200 3 100.0%
3  Totals 4,200 3
Averages 1,400 100.0%

In addition to the unit mix of apartments, the subject has 1,400 square feet of ground floor
commercial space, which is 100% leased and occupied as of the effective appraisal date.

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

Functional Utility
Based on our inspection and consideration of its current future use, there do not appear to be any
significant items of functional obsolescence.
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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. We do note that the building is not elevator served.

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. 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 consist of a newly-constructed mixed use property with three
apartment units and one ground floor retail space.

— The improvements are of good quality construction and are in good condition.

— Apartment units feature high-end fixtures and finishes commensurate with competing
Class A developments in the submarket.

— Overall, the quality, condition, and functional utility of the improvements are rated as
above average for their age and location.
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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 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; school districts
typically operate on a fiscal year. In the City of Philadelphia, the Office of Property Assessment
(OPA) has affirmed a millage rate of 1.3998% through 2023.

In Pennsylvania, real property is not automatically mandated to be reassessed upon sale as in
some states. Reassessments are either triggered by the issuance of building permits to
significantly improve a property, or through the appeal by a proper authority (i.e. school
district/municipality) or individual taxpayer or by announced county-wide reassessment. The City
of Philadelphia recently released new assessment data effective for tax year 2023.

Real estate taxes and assessments for the 2023 tax year are shown in the following table.

Taxes and
Tax Year 2023 Assessed Value Millage Rates Assessments
871509556 - Unabated Assessment $432,600 $1,730,400 $2,163,000 13.99800 $30,278
871509556 - Abated Assessment $432,600 50 $432,600 13.99800 $6,056

According to City of Philadelphia tax records, the subject property has a total current assessment
of $2,163,000. Application of all current millage rates applicable to Philadelphia therefore result
in a total annual tax liability of $30,278. Note that the subject has been granted the 10-year real
estate tax abatement program within the City of Philadelphia, 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 ten-year
tax abatement on 100% of the value added by the construction of the improvements. The property
has 6 years of remaining tax abatement following 2023.

To check the reasonableness of the subject’s assessment and related tax expense, we analyze
the assessments of several competitive properties, summarized as follows:

861 North 3rd Street



Case 9:20-cv-81205-RAR Document 1847-1 Entered on FLSD Docket 04/24/2024 Page 60 of

166
REAL ESTATE TAXES 53
TAX COMPARABLES
Tax Year 2023 1 2 3 Subject (Actual)
Property Name 1836 Frankford Ave 457 E Girard Ave 41 W Wildey St 861 North 3rd Street
City, County, State Philadelphia, PA Philadelphia, PA Philadelphia, PA Philadelphia, PA
Improvements SF 3,100 3,090 5,800 5,600
Total Assessed Value $1,320,000 $729,700 $1,578,200 $2,163,000
Assessed Value/SF $425.81 $236.15 $272.10 $386.25
SUBJECT TAX CONCLUSION
Unabated
Comparable Data ) Assessment Abated Assessment Projection
Tota Assessed Va ue $2,163,000 $432,600 $2,163,000
Tota Assessed Va ue/SF $236.15 - $425.81 $311.35 $386.25 $77.25 $386.25
Tax Rate 1.39980% 1.39980% 1.3998%
Ad Va orem Taxes $30,278 $6,056 $30,278
D rect Assessments $0 $0 $0
Actua / Pro Forma Taxes $30,278 §6,056 $30,278
Reported Tax De nquenc es None None None
6 years of remanng
Tax Exempt ons or Abatements None tax abatement None

The properties displayed in the preceding exhibit represent recently constructed muitifamily and
mixed-use properties in comparable locations, i.e. Northern Liberties and immediately
surrounding neighborhoods. As shown above, tax assessments for comparable properties range
from $236.15 - $425.81 per square foot. The subject's 2023 total assessed value of $386.25 per
square foot is approximately 24% above the average of the comparable data and above the
concluded market value. We suggest ownership consider appealing the current assessment.
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TAX ABATEMENT

As previously noted, the subject currently benefits from the 10-year real estate tax abatement
program within the City of Philadelphia, 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 ten-year tax abatement on
100% of the value added by the construction of the improvements. The abatement commenced
in 2020. As will be shown later in the analysis, the real estate tax amount utilized in the direct
capitalization is based upon the stabilized estimate. The benefit of the savings associated with
the abatement over the remaining four-year abatement period is added to the stabilized value as
a lump sum adjustment. Therefore, it is necessary to calculate the value of the abatement.

PRESENT VALUE OF TAX ABATEMENT

As will be shown later in the analysis, the real estate tax amount utilized in the direct capitalization
approach is based upon the total assessment regardless of the abatement. The benefit of the
savings associated with the abatement is added to the value of the property with the stabilized
taxes in place. The value of the tax abatement is the present value of the difference between the
stabilized (unabated) taxes of $30,728 ($2,163,000 x 1.3998%) and the abated taxes only, or
$6,056 ($432,600 x 1.3998%). There is a risk that the underlying land assessment could be
increased in the future, but there is no certain means to quantify land value estimates by the
assessment office, thus we reflect the risk in the discount rate noted below.

The unabated tax figures are trended at 3% annually. This cash savings is then discounted to
present value at a 6.0% discount rate. The discount rate is estimated at safe levels given the
certainty of the cash savings of the tax abatement program but adjusted upward for the risk of an
increase in the assessment of the land. It is important to note that that the tax abatement benefit
applies only to the residential component of the subject property and not the commercial portion
(which represents 25% of the total rentable area — 1,400 SF / 5,600 SF); the commercial portion
will be reimbursed to the landlord by the commercial tenant. See calculation in the following
exhibits.
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Projected Real Estate Taxes - Unabated
Total Current Assessment Unabated $2,163,000
Total Real Estate Taxes @ 1.3998% $30,278
Less Expense Reimbursements Commercial Space (25% of total NRA) (87.569)
Net Abated Real Estate Taxes $22,708
Actual Real Estate Taxes - Abated
2023 Assessment (Abated Assessment) $432,600
Total Real Estate Taxes @ 1.3998% $6,056
Less Expense Reimbursements Commercial Space (25% of total NRA) (81,514)
Net Stabilized (Unabated Real Estate Taxes) $4,542
Projected Stabilized  Projected Abated Present Value @ 6.0%
Year (Unabated) Taxes Taxes Tax Benefit Discount Rate Present Value

1 $22,708 $4,542 818,167 0.9434 817,138

2 $23,390 $4,678 $18,712 08900 $16,653

3 $24,091 $4,818 $19,273 0.8396 $16,182

4 $24,814 $4,963 $19,851 0.7921 815,724

5 $25,558 $5,112 $20,447 0.7473 $15,279

6 $26,325 $5,265 $21,060 0.7050 $14,847

Tota $95,823
Rounded  $100,000
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Highest and Best Use

AS VACANT

Legally Permissible

The site is zoned CMX-3, Community Commercial Mixed Use which allows for a variety of
commercial 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.

Physically Possible

The subject site contains 1,841 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 mixed-use development consisting
of multifamily and commercial uses is considered to be reasonably probable. As presented in the
Market Analysis section of this report, the subject submarket is supportive of these potential uses.
Given the underlying market conditions and activity, it appears that a mixed-use development
would have a sufficient degree of feasibility.

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
mixed use development. The associated risk is typical and market conditions appear to be
supportive.

Highest and Best Use Conclusion — As Vacant

The highest and best use of the subject as though vacant is the development of a mixed use
propenrty.
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AS IMPROVED
Legally Permissible

The existing mixed-use improvements appear to be legally conforming to zoning. There are no
known legal restrictions to the continued use of the improvements as they were designed.

Physically Possible

As previously discussed, the improvements are rated as good for their age and location. The
improvements conform to the expectations of the market and conform in general terms to the
highest and best use as though vacant conclusion above. The improvements were designed for
this use. Based on our analysis and review, the improvements do not appear to suffer from
significant functional obsolescence. Therefore, continuation of the existing mixed-use property
use 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 permissible, 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 development.

Highest and Best Use — As Improved

Therefore, the highest and best use of the subject as improved is the existing mixed-use
development. Market and economic conditions are supportive of this continued use. The most
likely buyer would be a local investor.
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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.

Approach Comments

Cost Approach The Cost Approach s notapp cabe and snotut zed nths apprasa

Sa es Compar son Approach The Sa es Compar son Approach s app cabeand sut zed nths appra sa
ncome Cap ta zat on Approach The ncome Capta zat on Approach s app cabe and s ut zed nths apprasa

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.
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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 foot as it
mirrors the primary comparison method used by market participants.
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Subject Sale 1 2 Sale 3 Sale 4
Property Name 861 North 3rd Street Nylon Lofts 3712 Midvale Ave 2031 2033 S Juniper 1335 37 North Marsion
Street Street
Address 861 North 3rd Street 2045 Trenton Avenue 3712 Midvale Avenue 2031 S Juniper St 1335 37 North Marston
Street
City, State Philadelphia, PA Philadelphia, PA Philadelphia, PA Philadelphia, PA Philadelphia, PA
Land Size 004 Acres 009 Acres 005 Acres 010 Acres 008 Acres
Rentable Area (SF) 5,600 SF 12,036 SF 4,800 SF 8,857 SF 8,933 SF
Year Built (Renovated) 2017 1903 (2020) 2022 2016 2018
Occupancy/Owner Occ 100% 83% 100% 100% 100%
Condition Goad Good New Good Good
Buyer FB Wesleyan LLC RK Real Estate Services G Prime Juniper LLC
LLC
Seller Sharouq Matari ESA nvestments LLC  Elitza Betta Acquisitions 1335 N Marston LLC
LLC
nterest Conveyed Leased Fee Leased Fee Leased Fee Leased Fee Leased Fee
Competitive Class Class B Class B Class B Class 8 Class B
Transaction Status Closed Closed Closed Closed
Transaction Date Oct 22 Apr 22 Jan 22 Jan 22
Price $3,900,000 $1,385,000 $2,150,000 $2,590,000
Operating Status at Sale Sub stabilized Operations ~ Stabilized Operations Stabilized Operations Stabilized Operations
Price per SF $324 03 $288 54 $242 75 $289 94
Cap Rate 550% 7 52%
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ANALYSIS OF IMPROVED COMPARABLE DATA

Property Rights Conveyed

All comparables are transfers of the leased fee interest. The property rights appraised for the
property in this case is that of the leased fee interest as well so no adjustment for property rights
conveyed is necessary.

Financing Terms

All sales yielded cash to the seller so no adjustment for financing terms is necessary.

Conditions of Sale
All sales are arms-length transactions. 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 resulting from higher overall capitalization rates. As a
result, downward adjustments for market conditions of 3% per year is deemed reasonable and
utilized herein.

Location

Market or submarket influences on sale price; surrounding land use influences. Convenience to
transportation facilities; ease of site access; visibility; traffic counts. As previously discussed, the
subject is located within Northern Liberties, which is currently among Philadelphia’s most
desirable residential neighborhoods. Each of the sales are adjusted upward for inferior respective
locations, with the exception of Sale 1 which is located in a similarly-desirable neighborhood.

Project Size

Inverse relationship that often exists between project size and unit value. Adjustments are made
to address size differences where appropriate.

Age/Condition/Quality

Effective age; physical condition; quality of building improvements. Sales 1 and 2 are adjusted
downward for superior building age/condition given their more recent vintage.

Features/Amenities

As discussed in greater detail in the Improvements Analysis section of this report, the subject
property lacks the amenity package of many competing Class A developments. Accordingly, Sale
4 is adjusted downward for superior amenities.
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Retail Component

Sales 1 and 4 lack the subject's ability to generate additional income via retail spaces.
Accordingly, these sales are adjusted upward for inferior income potential via their lack of retail
spaces.

Tax Abatement

Each of the comparable sales benefit from more than five years of remaining tax abatement,
granted by the City of Philadelphia to new construction or improvements to existing structures.
While the subject will benefit from it as well, we add back the present value of the abatement to
our stabilized value conclusion at the end of this section rather than accounting for the abatement
in the adjustment grid. As such, we apply downward adjustments to each of the sales for superior
tax abatement benefit.

Economic Characteristics

This category adjusts for non-stabilized occupancy, tenancy, above/below market rents, and other
economic factors. Sale 2 is adjusted upward for sub-stabilized occupancy as of the effective sale
date as this property’s retail space was vacant.

Based on our comparative analysis, the following table summarizes the adjustments warranted
to each comparable.
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Subject Sale 1 Sale 2 Sele 3 Sale 4
Property Name 861 North 3rd Street Nylon Lofts 3712 Midvale Ave 2031 2033 S Juniper 1335 37 North Marston
Street Street
Address 861 North 3rd Street 2045 Trenton Avenue 3712 Midvale Avenue 2031 S Juniper St 1335 37 North Marston
Street
Clty Philadelphia, PA Phlladelphla, PA Philadelphla, PA Philadelphia, PA Philadelphla, PA
Land Size 004 Acres 009 Acres 005 Acres 010 Acres 008 Acres
Size (Rentable Area) 5,600 SF 12,036 SF 4,800 SF 8,857 SF 8,933 SF
Year Bullt (Renovated) 2017 1903 (2020) 2022 2016 2018
NO /SF $1546 $1782 N/A $18 25 N/A
Transaction Type Closed Closed Closed Closed
Transaction Date Oct 22 Apr22 Jan 22 Jan 22
Actual Sale Price $3,900,000 $1,385,000 $2,150,000 $2,590,000
Price per SF $324 03 $288 54 $24275 $289 94
Occupancy 100% 83% 100% 100% 100%
Cap Rate 5 50% 0 00% 752% 0 00%
Transactlon Adjustments
Property Rights 0% 0% 0% 0%
Financing 0% 0% 0% 0%
Conditions of Sale 0% 0% 0% 0%
Market Conditions (Time) 4/11/2023 1% 3% 4% 4%
Subtotal (adjustments are multiplied) 10% 30% 40% 40%
Transaction Adjusted Price per SF $32079 §279 89 $23304 $278 34
Property Adjustments
Location 0% 5% 10% 5%
Project Size 0% 0% 0% 0%
Age/Condition/Quality 5% 5% 0% 0%
Features/Amenities 0% 0% 0% 5%
Retail Component 5% 0% 0% 5%
Tax Abatement 5% 5% 5% 5%
Economic Characteristics 0% 5% 0% 0%
Subtotal (adjustments are summed) 5% 0% 5% 0%
Gross Adjustment 16% 23% 19% 24%
Overall Adjusiment 595% 30% 08% 40%
inflcated Price per SF 304,56 §279.89 244,69 278,34
PRICE PER UNIT CONCLUSION
Price per SF Low High Average
Unadjusted Range $242.75 $324.03 $286.31
Adjusted Range $244.69 $304.75 $276.92
Concluded Price per SF Indication $275.00
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SALES COMPARISON APPROACH — CONCLUSION

Reconclliation of Price per SF Indication Value Indication
Adjusted Va ue Range - Low $244 69
Adjusted Va ue Range - gh $304 75
Reconc ed As Stab zed Va ue - Pr ce per SF Effect ve Date 4/11/2023 $275 00
Subject Rentab e Area (SF) 5,600
Reconc ed As Stab zed Va ue - Sa es Compar son Approach Effect ve Date 4/11/2023 $1,540,000
Asls Value Indication
Reconc ed As Stab zed Va ue Effect ve Date 4/11/2023 $1,540,000
Present Va ue of Tax Abatement B $100,000
As sVaue Effect ve Date 4/11/2023 $1.640,000
Rounded $1,650,000

Adjustments to Value

Present Value of Tax Abatement

Capitalization of the projected stabilized net operating income results in an As Stabilized value
indication. To this amount, it is necessary to add the present value of the tax abatement benefit.
As noted in the Real Estate Tax Analysis section of this report, the present value of the tax
abatement benefit is added as a lump-sum adjustment to each valuation conclusion. See following
table for reference. We add the tax abatement benefit of $100,000 to the value conclusion.

Projected Stabilized Projected Abated Present Value @ 6.0%
Year (Unabated) Taxes Taxes Tax Benefit Discount Rate Present Value
1 $22,708 $4,542 $18,167 0.9434 $17,138
2 $23,390 $4,678 $18,712 0.8900 $16,653
3 $24,001 $4,818 $19,273 0.8396 $16,182
4 $24,814 $4,963 $19,851 0.7921 $15,724
5 $25,558 $5,112 $20,447 0.7473 $15,279
6 $26.325 $5.265 $21,060 0.7050 $14,847

Tota  $95823
Rounded  $100,000
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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.

The direct capitalization method is normally more appropriate for properties with relatively stable
operating histories and expectations. The DCF analysis is more appropriate for investment
properties with multiple or long-term leases, particularly leases with cancellation clauses or
renewal options, and especially in volatile markets.

In this analysis, we utilized only direct capitalization because investors and market participants
typically rely more on this method.

MULTIFAMILY RENT ROLL

A summary rent roll for the property is shown below, based on our review of the owner's rent roll.
Market rent will be developed below.

Avg.
Unit Size  Rentable  Occupied Contract Market Rent
No. Units Unit Description (SF) Area (SF) Units  UniOccupancy  Rent  Market Rent PSF
3 2BR/2BA2BR/2BA-1,400 SF 1,400 4,200 3 100 0% $2,665 $2,700 $193
3 Totas 4,200 3
Averages 1,400 100 0% $2,665 $2,700 $193

— As of the effective appraisal date, the subject’s 3 apartment units are 100% leased
and occupied.

MULTIFAMILY MARKET RENT ANALYSIS

In estimating market rent for the subject property, we considered data and opinions from the
following:

- Leasing activity with competing properties;
— Market area leasing trends; and

— opinions of market rent derived from our interviews of leasing agents active in the local
market.
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_ MARKET RENT ANALYSIS - 2BR/2BA

Photo Property Unit Size (SF) Rent ($) §/SF RA Tenant Pays Comparlson 1o Subject
SUBJECT: 861 N 3rd St, Philadelphia, PA, 19123
1,400 $2,665 $1.50
820 N Lawrence St #E, 1,620 $2,800 $1.73 All utllities Mildly supertor
Philadelphia, PA 19123 Similar location, condltion, in-unit
washer/dryer, rcoof deck; mildly
superior for off-street parking
and size
-~ ®20N 3rd St #305, Philadelphia, 1,540 $2,750 $1.79 Allwtilitles Roughly similar
T h ‘l!‘ PA19123 Simifar location, conditlon, slze,
I inrunit washer/dryer, roof deck
526 Brown ST #506, 1,097 2,595 $2.37 All wilities Mildly inferior
Philadelphia, PA 19123 Similar location, condltion, in-unit
washer/dryer, roof deck; mildly
inferior size
— . 413-15 Wallace St #2E, 1115 $2,500 $2.24 All utilties Inferior
- n b ':n‘__' Philadelphia, PA 19123 Similar conditlon, location, In-unit
’1 Ny w0 washer/dryer, mlldly Inferior for
lack of private roof deck and size
COMPETITIVE RENT SUMMARY
Average Rent
Compeliors Subject
2BR/2BA ‘ $2,661 $2,700
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Market Rent Conclusions

The following is a summary of the subject’s unit mix and our market rent conclusions based on
our analysis of the subject rent roll and comparable market data detailed in the preceding.

Avg.
Unit Size  Rentable  Occupied Contract Market Rent
No. Units Unit Description (SF) Area (SF) Units  Unl Occupancy  Rent Market Rent PSF
3 2BR/2BA2BR/2BA-1,400 SF 1,400 4,200 3 100 0% $2,665 $_2,700 §193
3 Totas 4,200 3
Averages 1,400 100 0% $2,665 $2,700 $193

COMMERCIAL RENT ROLL / TENANT OVERVIEW

As noted, the subject includes two segments — a multifamily component and a retail component.
The commercial segment will now be addressed. A summary rent roll for this portion of the
property is shown below, based on our review of the owner's rent roll.

Rentable Lease Term Rem. Reimb. Vear 1 Market Rent  Year 1 Contract Rent

Tenant Area (SF) Start End  Mos. MLA Category Method $Total $PSF  $Total  §PSF
KH nvestors, nc d/b/a Doggie Styie Pels 1400  Jun18  Aug23 5 Ground Floor Retail ~ Triple Net 542000 83000  $39,393  §2814
Occupied 1,400 5 $42,000 $3000  $39,393 $2814
Total (Average) 1,400 5 $42,000 $3000 $39,393 52814

— As of the effective valuation date, the subject's single commercial space is 100%
leased and occupied.

— The tenant is a retailer of pet supplies and grooming services.

—~ The five-year lease term expires in August 2023. Upon expiration, the tenant retains
2, five-year options to renew.

Tenancy Analysis

— Overall, the credit quality of the tenancy appears to be typical of the subject’s property
class, i.e. local tenancy.

Expense Structure

— The commercial unit is leased on a triple net basis, in which the tenant’s pro rata share
of real estate taxes and operating expenses are reimbursed to the landlord.

— Expense recoveries are based on the commercial space’s pro rata share of rentable
area (25.0%) multiplied by real estate taxes, utilities, insurance, repairs/maintenance,
and management.
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COMMERCIAL MARKET RENT ANALYSIS

In estimating market rent for the subject property, we considered data and opinions from the

following:
- actual recent leases from comparable buildings;
- asking rents from competitive properties (presented in the office market analysis
section of this report); and
— opinions of market rent derived from our interviews of leasing brokers active in the
local market.
o [S]
L 5 r
: .
W
Q
Subje(_:t 861 North 3rd Street 861 North 3rd Street, PHiIadeIphia, PA 19123
1 The Mills Philadelphia 1150 1156 North American Street, Philadelphia, PA
2 The Piazza 1001 N. 2nd Street, Philadelphia, PA
3 Common Frankford 965 Frankford Avenue, Philadelphia, PA
4 1317 Frankford Avenue 1317 Frankford Avenue, Philadelphia, PA
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Analysis of Comparable Leases
Ground Floor Retall Space Subject Leage 1 Lease 2 Lease3 Lease 4
Property Name 861 North 3rd Street The Mills Philadelphia The Piazza Common Frankford 1317 Frankford Avenue
Address 861 North 3rd Street 1150 1156 North 1001 N 2nd Street 965 Frankford Avenue 1317 Frankford Avenue
American Street
City, State Philadelphia, PA Philadelphia, PA Philadelphia, PA Philadelphia, PA Philadelphia, PA
Rentable Area (SF) 5,600 SF 52,012 SF 344,385 SF 27,819 SF 4,158 SF
Year Built (Renovated) 2017 2022 2006 (2019) 2021 2019
Condition Good New Average New Good
Lease Status Signed Lease Signed Lease Signed Lease Signed Lease
Lease Date Apr23 Dec 21 Apr 21 Apr 22
Term (Mos ) 120 126 120 120
Lease Size {SF) 4,000 1,138 2,609 1,816
Tenant Name CKO Northern Liberties, Bagels & Co Vince's Pizzeria Bagels & Co
Full Building Lease No No No No
Base Rental Rate 5875 $36 91 $36 00 i
Lease Reimbursement Method Triple Net Triple Net Triple Net Triple Net
Ground Floor Retall Space Subject Comparable 1 Comparable 2 Comparable 3 Comparable 4
Property Name 861 North 3rd Strest The Mills Philadelphia The Piazza Common Frankford 1317 Frankford Avenue
Address 861 North 3rd Street 1150 1156 North 1001 N 2nd Street 965 Frankford Avenue 1317 Frankford Avenue
American Street
Lease Date Apr 23 Dec 21 Apr 21 Apr22
Term (Mos ) 120 126 120 120
Size (SF) 4,000 1,138 2,609 1,816
Tenant Name CKO Northem Liberties, Bagels & Co Vince's Pizzeria Bagels & Co
LLC
Base Rental Rate $2875 $3691 $36 00 $3172
Base Rent Escalation Type Fixed Percentage Fixed Steps Fixed Percentage Fixed Percentage
Lease Reimbursement Method Triple Net Triple Net Triple Net Triple Net
Financial Adjustments
Expense Structure ($ PSF Adjustment) $0 00 5000 $0 00 $000
Expense Structure 0% 0% 0% 0%
Conditlons of Lease 0% 0% 0% 0%
Market Conditlons (Time) 4/11/2023 0% 0% 0% 0%
Subtotal 0% 0% 0% 0%
Financial Adjusted Rent Per SF 52875 $3691 $36 00 81172
Physlcal Adjustments
Location/Access/Exposure 0% 5% 5% 5%
Size 0% 0% 0% 0%
Age/Condition/Quality 0% 0% 0% 0%
[Economic Characteristics 0% 0% 0% 0%
Subtotal Ton T 5% 5% T
Overall Adjustment 0% 5% 5% 5%
Adjusted Rent Per SF $2875 $3506 $§3420 $3013
Range of Adjusted Rents $2875 $3506
Average . $32 04 o o
ndicated Rent $30 00
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Rents 2, 3 and 4 are adjusted downward for superior retail locations as they are located in more
heavily-trafficked pedestrian areas.

COMMERCIAL MARKET RENT CONCLUSION
Based on the preceding analysis, the following is the concluded market lease terms for the

subject:

Term
MLA Category Rantablea SF  Market Rent Measwre Rent Escalations Reimbuwsement Method  (Mos.)  Mos. Free
Ground Floor Retail Space 1,400 $30 00 $/SF/Year 2 50%/year Triple Net 60 0

GROSS INCOME ESTIMATE

Operating History

Three years of historical operating data, trailing 12-month data, year-to-date, and a current budget
for the property were requested. Three years of historical operating data and trailing 12-month
data were provided. As appropriate, the owner's operating expenses are reclassified into standard
categories and exclude items that do not reflect normal operating expenses for this type of

property.
Period Length 12 Mos 12 Mos 12 Mos 12 Mos T-12 Mos Newmark
Perlod Ending 127317200 123172021 1213172022 3NN 20D Proyection
SF 5600 5,600 5,600 5,600 5,600
Muitifamily income Towl ¢ (723 Total § 8F Total § $/6F Totl $ Total § §sF Totl § 4I5F
Rental income $125,105 2234 $128,838 a0 §132723 §2370 $133,700 $133,700 $2388 $95.940 EIPAK]
firos Expunse & 00 s S0 00 $0 $0 00 S0 $o Soqo $1,800 $032
Potential Gross Multifsmily income $§125,105 $2234 $126,830 $2301 $132,723 52370 $133,700 $133,700 $2388 $97.240 $1745
Vacancy $0 $000 $0 $000 S0 $000 S0 $0 $000 (56,842) (51 22)
Lodrection Lags o 3000 5t 500 50 50 Di ] i0 $0 00 159771 {5017
EtiwcUve Gross M amTy inoone $125,105 [ ET] $128,8% 2101 [TEFEFE] $21.70 $10,790 $3,004 [=XT] $29,921 11685
Commarcial nooiss Totad § W3F Tol § sk Tol ¥ Y5 Towd § Ton § o] Toul § 415F
PotenLial fase Rent 50 5000 ol 520 1] $0.00 50 i S0 £39,393 470
Eagenug Racovenat 1] $00a S §rdg 1] 4000 il ] Suna $10453 $180
Porential Groas Comaeetinl Invoine ] 5000 §a12 5148 50 4000 50 bi] souo $50.044 au
Yamancy Alkowance ] $00a 5 $000 50 4000 S 50 So o0 {52000 0 2}
All k2] $000 50 000 50 $000 50 £ sogo 15500) (30 69)
Effrctivs Groes Commencil incoums s $0.00 88,202 $1.40 o $0.00 8 ] .60 $47.50 88
Effectiva Gross Income $125,105 $2.4 $137,130 $20.49 132,73 $23.70 $1%3,700 $133,700 .0 $137,464 $24.55
Operating Expenses Totsd § $ISF Total ¢ §IsF Totd § /8¢ Totl§ Towl § $ISF Total§ $13F
Real Eslate Taxes $0 $000 $0 $0.00 $0 $0 00 $0 S0 $o00 §30278 8541
Insurance $0 $0 00 $5M $010 S0 $0 00 $0 $0 $0 00 $2.860 80 51
Utilies (5971) (017} {8979) $0179) {$1.067) 30 19) ($1,087) $1.087) 150 159) $3.400 $061
Repairs and Maintenance $238 $0.04 $5.747 $103 $12,199 $218 $12215 $12,215 5218 $5350 $096
Genaral and Administrative S168 $003 $4375 $0 78 $3,383 $0 60 §2,670 $2,670 s048 $2,150 $038
Management $4,080 3073 $4,080 5073 $4,080 $073 $4,080 $4,080 $073 $4124 $0 74
Othes Expenses $6.956 5124 $6.652 $119 $6,199 (1R} $6,199 $6,199 $in $0 $0 00
Breplacement Restrves {1 $000 ) _ s000 50 $0 00 80 _S0 $000 $1,100 020
Total Operating Expences $104n $187 $20,446 $365 $24,794 $443 $24,077 $24077 $430 $49,262 58 80
Opetsting Eacense Rallo B a4 149% 18 7% 180% 18 0% 359%
Nat Operating Income $114,634 $20.47 $116,684 $20.04 $107,929 $19.27 $109,623 $109,623 $19.58 $63,209 $15.75
]

The subject includes two revenue sources — a multifamily segment and a retail segment. In the
analysis of gross income which follows, both segments are developed to their own effective gross
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income amounts and then the two segments are added for the overall effective gross income

estimate.

Multifamily Effective Gross Income Derivation

Potential Gross Rent - Multifamily

Potential Potential
Avg. Contract Gross Rent- MarketRent/ Gross Rent-

Unit Description No. SFs Rent / SF Contract SF Market
2BR/2 BA 2BR/2BA 1,400 SF 3 o $2,665 $95,940 $2,700 $97,200
Grand Total 3 $2,665 $95,940 $2,700 $97,200

— Our analysis utilizes contract rents in place as of the effective appraisal date.

Concessions - Multifamily
— We project no concessions in our analysis, in accordance with local market practice
for properties of the subject's asset class and ownership’s reported lack of
concessions being offered as of the effective appraisal date.

Potential Rental Income — Multifamily

A

Subject $/SF Total
12 Months Ending Dec 2020 $22 34 $125,105
12 Months Ending Dec 2021 $23.01 $128,838 *———08——0 $20
12 Months Ending Dec 2022 §2370 $132,723
Mar 2023 T 12 Mos 23 $133,700 50
$1713 §95,940 —e— Subject Actuals u

— Note that the owner's income/expense data does not bifurcate multifamily and
commercial rental income streams.

Gross Expense Reimbursements — Multifamily

Subject - Total
$1,800

- Based on our review of residential leases and the owner’s rent roll, apartment tenants
reimburse the landlord $50 per unit per month. Although not included in ownership's
historical income/expense data, we include this figure
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Vacancy & Collection Loss Allowance — Multifamily

The vacancy estimate for the subject was previously developed in the market analysis section of
this report. The following table recaps the vacancy benchmarks from our preceding multifamily
market analysis:

Most Recent Trailing 3- Trailing 5- Trailing 10-

Current Full Year Year Year Year
City of Philadelphia 6.20% 6.20% 7.20% 6.30% 6.70%
Art Museum / Northern Liberties 9.00% 9.80% 10.10% 10.90% 12.30%
Subject 0.00%
Concluded Subject Vacancy Rate 7.00%

Saurce Costar

— We project a vacancy rate of 7.00% for the subject’s multifamily component, and we
also include an additional 1.00% allocation for collection loss.

— Based on this analysis, the total stabilized vacancy and collection loss allowance for
the subject is 8.00%.

Effective Gross Income - Multifamily

Subject §/SF Total 340
12 Months Ending Dec 2020 $2234 $§125,105
12 Maonths Ending Dec 2021 $2301 $128.838 *——s—0o—0 . $20
12 Months Ending Dec 2022 $2370 $132,723
Mar 2023 T 12 Mos $2388 $133,700 $0
§16 06 $89,921 —e— Subject Actuals n

— Note that the owner's income/expense data does not bifurcate multifamily and
commercial rental income streams.

Commercial Effective Gross Income Derivation
Potential Gross Rent - Commercial
Figures presented below reflect the 12-month period following the effective date of the appraisal.
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Leased Potential Rent At Contract Potential Rent At Market Contract as

MLA Category SF Annual $ISF/Vr Annual $ISF/Yr % of Market
Ground F oor Reta Space: 1,400 $39,393 $28.14 $42,000 $30.00 93.8%
Occup ed Space Tota 1,400 $39,393 $28.14 $42,000 $30.00 93.8%
Overall Total 1,400 $39,393 $28.14 $42,000 $30.00

For this analysis, potential gross rent is based on contract rent in place.

Expense Recoveries - Commercial

Subject $/SF Total
12 Months Ending Dec 2020 $0 00 50
12 Menths Ending Dec 2021 $148 $8,292 $1
12 Months Ending Dec 2022 $0 00 50
Mar 2023 T 12 Mos $0 00 $0 $0
$190 $10,653 —e— Subject Actuals &

— The subject’s retail space is leased on a triple net basis, which is typical in the market
and consistent with the current lease structure. Therefore, our expense recovery
estimate is based on the commercial component’s pro rata share of taxes, insurance,
and repairs and maintenance, and management.

Vacancy & Collection Loss Allowance — Commercial
A vacancy rate of 4.0% is deemed reasonable in this submarket for this type of ground-floor space
in the subject’s submarket, as was analyzed in the market analysis section of the report. We have

also included a 1.0% collection loss allowance in this scenario.

Effective Gross Income — Commercial

Subject $/SF Total 810
12 Months Ending Dec 2020 $000 50 l
12 Months Ending Dec 2021 $148 98,292 85
12 Months Ending Dec 2022 $0 00 50
© Mar2023T12 Mos $000 %0 e Te_a ! s
8849 $47,543 —e— Subject Actuals

Effective Gross Income - Overall
The following depicts the total effective gross income for the property.
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Subject $/SF Total §40

12 Months Ending Dec 2020 $2234 $125,105

12 Months Ending Dec 2021 $24 49 $137,130 » $20

12 Months Ending Dec 2022 $2370 $132,723

Mar 2023 T 12 Mos $23 88 $133,700 40

$§24 55 $137,464 —e— Subject Actuals u

Our pro forma estimate is generally in line with the subject’s operating history.

OPERATING EXPENSE ANALYSIS

Expense data for the subject and comparable properties are summarized in the following table.

Comp 1 Comp 2 Comp 3 Comp 4 Comp 5 Subject Historical and Projections

Year Built 2022 2022 2019 2017 2019 2017
SF 4,395 4,996 4,158 14,200 13,650 5,600 5,600 5,600 5,600 5,600
Operating Data Type Budge Budge Ac ual Ac ual Ac ual Ac ual Ac ual Ac ual T12 Mos
Year 2023 2023 2021 2021 2020 2020 2021 2022 2023 Projection
Oprraling Expensen Pas 5F
Real Es a e Taxes $308 $339 $0 48 $015 $217 $541
Insurance $0 40 8035 $0 68 $0 64 $186 $010 $0 51
U ili ies 30 34 $0 30 $144 $0 64 $2 08 $017 5017 5019 $019 $0 61
Repairs and Main enance $0 57 $0 50 $072 50 61 $112 $0 04 $103 $218 $218 $096
General and Adminis ra ive $074 5065 $150 5057 $163 $003 5078 50 60 $0 48 $038
Managemen $133 §127 $077 30 40 5048 %073 5073 $073 $073 5074
0 her Expenses 5000 $0 00 $0 00 $0 00 $122 $124 $119 $S111 $111
Feptacemen Reserves $0 00 $0 00 $0 00 $0 00 50 00 $0 20
To al Opera ing Expenses Per SF §6 46 56 46 3559 5301 $10 56 $187 $3 65 $4 43 $430 $8 80
Real Estate Taxes
Source $ISF Total $6.00
Comparables Low 8015
Comparables High $339 8400
Comparables Average §185 =
Subject

2020 (Actua Operat ans) $000 ) X $2.00

2021 (Actua Operat ons) $000 50

2022 (Actua Operat ons) $000 $0 O——0—0 - $0.00

2023 (T-12 Mos Operat ons) $000 $0 —e— Subject Actuals = Comps Range (X=Average)

$541 $30,278 [ ]

— This expense category includes all local, county, and state property tax levies.

— Our projection is based on the property assessment and tax rate for the subject, as
discussed previously in the Real Estate Tax Analysis. Real estate taxes were not
included as operating expenses in the owner’s income and expense data submitted
for our review. The estimate is above the comparable set due to our utilization of the
subject’s full (unabated) tax load.

861 North 3rd Street



Case 9:20-cv-81205-RAR Document 1847-1 Entered on FLSD Docket 04/24/2024 Page 84 of

166
INCOME CAPITALIZATION APPROACH 77
Insurance
Source $ISF Tatal — $2.00
Comparables Low $035
Comparables High $186 $1.50
Comparables Average $079 §1.00
Subject X ’
2020 (Actua Operat ons) $000 $0 $0 50
2021 (Actua Operat ons) $010 $571
2022 (Actua Operat ons) $000 $0 L S—. < 8000
2023 (T-12 Mos Operat ons) $000 80 . —e—Subject Actuals = Comps Range (X=Average)
$0 51 52,860  m

- Insurance expense includes property and casualty insurance for the subject. We
researched comparable properties for our insurance estimate, as the provided
historical operating income expenses exclude insurance.

— The projected expense reflects $650 per apartment unit and $0.50 per square foot of

retail space.

Utilities
Swurce S/SF Tatal $300
Comparables Low $030
Comparables High $208 = $200
Comparables Average $096
Subject

2020 (Actua Operat ons) 8017 (8971 X & $1.00

2021 (Actua Operat ons) 8017 (8979) -—

2022 (Actua Operat ons) 8019 (81,067) $0.00
____..._2023 (T-12 Mos Operat on_s)_ $019 (31'087)_ —eo— Subject Actuals = Comps Range (X=Average)

061 $3400 w

— Utility charges include cold water, sewer, and common area electricity, all of which are
centrally metered and billed to the owner. All other utilities are billed directly to the
tenants.

— Our projection is reflective of $900 per apartment unit and $0.50 per square foot of
retail space and is supported by the comparable set.

- Note that the owner’s utility expenses reflect only overage refunds, with no actual
expenses being tabulated.
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Repairs and Maintenance
Source $/5F Total $3.00
Comparables Low $069
Comparables High §229 - $2.00
Comparables Average §130 0]
Subject X
2020 (Actua Operat ons) $087 $2,184 - $1.00
2021 (Actua Operat ons) $262 $6,608
2022 (Actua Operat ons) $179 $4,514 < $0.00
2023 (T-12 Mos_Operat ons) §167 §4,221 —e— Subject Actuals = Comps Range (X=Average)
$156 $3938 =

— The umbrella category of repairs and maintenance includes expenditures to repair and
maintain mechanical systems and structural components, encompassing payroll and
contract costs, as appropriate, pest control, snow removal, trash removal, and
appliance/kay replacement. Excluded are alterations and major replacements, which
are considered capital costs rather than periodic expenses.

— Our projected estimate for repairs and maintenance falls in line with comparable
properties and the subject’s historical figures, and is based on a projection of $1,200
per apartment unit and $1.25 per square foot of retail space.

General/Administrative

Source $18F Total $2.00
Comparables Low $057 —
Comparables High §163 $150
Comparables Average §102 X $1.00
Subject
2020 (Actua Operat ons) $003 $168 — - $0.50
2021 (Actua Operat ons) $078 $4,375
2022 (Actua Operat ons) $0 60 $3,383 - $0.00
2023 (T-12Mos Operat ons) $048 S_Qﬂ —e— Subject Actuals = Comps Range (X=Average)
$038 $2150 =

- General and administrative expenses are minimal for the subject and include licenses
and permits, legal expenses, and inspections and tests.

— Our projected estimate reflects $600 per apartment unit and $0.50 per square foot of
retail space, and is well supported by the comparable set and subject’s operating
history.
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Management
Source S/SF Total 4 4.0%
Comparables Low $0 40
Comparables High $133 hd . . W 30%
Comparables Average $085 |
Subject '
2020 (Actua Operat ons) $073 $4,080 1 10%
2021 (Actua Operat ons) $073 $4,080
2022 (Actua Operat ons) $073 $4,080 b oy 4 0.0%
2023 (112 Mos Operat ons) $073 $4,080 —e—Subject Actuals = Comps Range (X=Average)
(] 5074 $4124 =
i=——]

— Typical management fees for properties of this type range from 2% to 4%

— Considering that the subject has typical management needs, we project an overall
management fee of 3% of effective gross income.

Other Expenses

Although ownership has historically utilized a common area maintenance fee in the amount of
$6,199 to account for various operating expenses (including real estate taxes, insurance and
utilities), our analysis projects individual expense items as is typical in this market. We therefore
project individual expenses for those line items, and do not include any “other expenses”.

Replacement Reserves
— For multifamily properties, it is customary to include replacement reserves as an
expense line item in developing an estimate of net operating income. Replacement
reserves are estimated to account for replacement costs of certain capital items, such
as the roof and HVAC systems.

— Our analysis utilizes a projection of $250 per apartment unit and $0.25 per square foot
of retail space.

Total Operating Expenses

Total Operating Expenses

Source $ISF Total 1 §15
Comparables Low $301
Comparables High $10 56 - 1 $10.00
Comparables Average §6 42 |
Subject X
2020 (Actua Operat ons) $187 $10471 /..,4—- _ 1 $5.00
2021 (Actua Operat ons) $3 65 $20,446
2022 (Actua Operat ons) §4.43 $24,794 4 $0.00
2023 (T-12 Mos_Operat ons) $430 $24077 —e— Subject Actuals = Comps Range (X=Average)
=0 =] $8 80 $49262 =
—
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— The total projected operating expenses are above the recent operating as the owner’s
income/expense data does not reflect typical expense categories including real estate
taxes, utilities or insurance.

— The projected expenses are well-supported by the comparable set.

NET OPERATING INCOME

Net Operating Income

Source $/SF Total 4 $30
Comparables Low $0 00
Comparables High $000 ——, o ] s20
Comparables Average $0 00 o
Subject
2020 (Actua Operat ons) $20 47 §114,634 1 $10:00
2021 (Actua Operat ons) $20 84 $116,684
2022 (Actua Operat ons) $1927 $107,929 > 4 $0.00
2023 (T-12 Mos_Operat ons) §19 58 §109,623 —o—Subject Actuals = Comps Range (X=Average)
(E— $1575 508203 w
()
DIRECT CAPITALIZATION

As we all know, the national and global economies are shaky and interest rate changes are having
a significant impact on the commercial real estate market. The Federal Reserve has raised the
Federal Funds Rate to a range of 4.50% to 4.75% and continues to signal further increases.

The impacts to both the residential and commercial real estate markets have been material as
borrowing costs have increased significantly. “Rescue equity” has been observed replacing some
of the capital shortfalls as values decline and cost of debt rises. Further, negative leverage is
occurring as mortgage rates trend above capitalization rates and this is unsustainable.
Transactions have slowed, deals have stalled, and there has been a lack of current data points
which has reduced clarity with respect to price discovery and valuations. The majority of investors
surveyed by PwC expect capitalization rates to increase over the next six months.

Real Capital Analytics reported in their Q1 2023 Capital Trends publication that “Deal volume is
down at double-digit rates from a year earlier, prices are in retreat and cap rates are ticking
upward.” “The RCA CPPI National All-Property Index fell 8.0% from a year earlier in the first
quarter, marking two consecutive quarters of year-over-year declines.”

Cost of Capital

The increase in base interest rates directly affects financing rates. Various debt sources are
quoting and achieving mortgage interest rates of 6% and above with bank financing commonly at
7% and above. This is creating a situation where debt coverage ratios are too low based on
existing cash flows and this, in turn, is forcing lower leverage and greater equity positions. Where
stress testing is employed, the higher stressed rates also tend to force lower leverage. Equity
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funds generally carry higher rates of return than debt and this translates to higher capitalization
rates as well.

Capitalization Rates

The majority of investors surveyed by PwC for their First Quarter 2023 Real Estate Investor
Survey expect capitalization rates to increase over the next six months. This translates to slowing
transaction volume but also directly impacts pricing expectations. “We need higher returns due
to rising capital costs and additional risk,” remarks one investor surveyed by PwC.

In the past, there tended to be a
noticeable lag between changes
I in capitalization rates and
'EI"M A [V “1 } \ underlying financing rates. The
\ AN g _ graph to the left from Real Capital
/| W Il Il‘fl\'.]-. v V N/ ™ Analytics depicts the spread
' between capitalization rates and
k | ! "l Vg underlying interest rate vyields
. | \ | (bond rates in this case). As
\""Vf | Y interest rates began to climb into
2007, while capitalization rates
continued a slow downtrend, the
spread fell to below 200 basis points. In 2009, capitalization rates hit a peak while the spread
widened to the 350 to 500 basis point range. Very recently (Fourth Quarter 2022 and First Quarter
2023), the spread had again fallen to around 200 basis points largely reflecting investors’
continued interest in CRE.

Cap rates have begun reacting.
As shown in the graph above,
the past three quarters reflected
a tick up in the Real Capital
Analytics cap rate data (which is
based on closed transactions).
The graph to the right depicts ’_\’-‘\‘—/,

investor survey data for \/\,,_./
suburban office properties from
PwC and Situs RERC. Situs | s Ry A W N BT R ——
RERC has reflected upward —e—PwC Nationa Olfce - Sububan  —s--Situs RERC - Nauoaai Ofice - Subutben

trending cap rates since the first
of 2022 while PwC'’s data has only recent reflected upward trends. PwC reports that 60% of their

Investor Surveys - Capitalization Rates
7 50%

7 00%
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respondents expect capitalization rates for suburban office to increase in the next six months
while the other 40% expect cap rates for this category to hold steady.

Green Street tracks capitalization rates in six property types in the top 50 MSA’s. Their February
2023 Cap Rate Observer, which is inclusive of both REIT and actual transaction data, reflects
even more dramatic indicated changes in capitalization rates. The following summarizes the
weighted averages for various property types in these 50 top MSA's. Because the index does
include REIT returns, it tends to be more reactionary to macro-economic conditions and stock
market trends. This makes the Green Street data more reflective of trends as opposed to actual
changes now occurring.

Green Street - Cap Rate Observer - February 2023

March 22 March 23 One Year
Property Type Sector Cap Rates Cap Rates A (bps)
Apartment 3.9% 5.2% +130
Industr a 3.9% 4.6% +70
Off ce 6.5% 8.7% +220
Str p Center 5.5% 6.6% +110
Se f Storage 4.3% 51% +80
SngeFam yRenta 4.6% 51% +50

Investors expect, and the data is showing, that capitalization rates are increasing. We have also
heard of specific transaction examples including repricing of deals and simply offers at lower
levels owing to the increased cost of capital — not to mention other economic factors such as
inflation, recession, supply chain, Ukraine, etc.

Property Values

Property values are declining both | Ghange in Commercial Property Values
from transactional evidence and | 5=

from REIT valuations. The graph
to the right from Green Street is
their most recent Commercial
Property Price Index report on | 0%
February 6, 2023 reflects the
change from the recent peak. -15.2% 152%

U%
0.2%

-S%

Past Month Past 12 Months From Rerent Peak
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Change In Commercial Property Values

Green Street CPPI®: Sector-Level Indexes
Past Month
All Property 1314 -02%
Core Sector 1305 0.2%
Apartment 150.7 0.0%
industrial 2212 0.0%
Malt 795 0 0%
Office 852 0.0%
Strip Retail 1129 -2.0%
Heaith Cara 1338 -0.8%
Lodging 108.9 1.2%
Manufactured Home Park 283.8 0.0%
Net Lease 976 0.0%
Self-Storage 2818 1.0%

Past 12 Mos

-15%
-18%
21%
-13%
-15%
-25%
-14%
-10%

-1%
-12%
-16%
-10%

Recent Poak |

-15%
-18%
-21%
3%
-18%
25%
-14%
1%

4%
2%
6%
-10%

The lead-in to this report stated the
following: The Green  Street
Commercial Property Price Index®
decreased by 0.2% in March. The
index has fallen by 15% since
property prices peaked a year ago.

All property sectors have now turned
negative since the recent peak as
shown in the table to the left. The

largest downturn is in the malls and apartment sectors. The apartment sector appears to have
been impacted by financing availability in that agency debt has been priced higher forcing more
bank and life insurance company financed transactions. However, it is our understanding the
Agencies have recently adjusted terms to capture more potential transactions (such as relaxed
prepayment penalties). Self-storage and hotels are the least impacted at this time but still down
from their recent peaks.

Again, note that the Green Street data is heavily REIT based and tends to be more volatile than
the CRE market by itself and this should be viewed as an indication of trends and not necessarily
absolute change. For the alternate view, Real Capital Analytics data is reflective of closed
transactions only.

LD AU g (] U e U Ut 108 e 38 320

Deal volume has been falling
from recent peaks. According to
Real Capital Analytics, 7\
investment sales averaged k) N

about $87.8b across every first \ \ ,f"

quarter from 2005 to 2019. For :
first quarter 2023, investment s !
sales totaled $85.0b which £ \- |

means that the first quarter was \/
in line with historical averages.
However, against first quarter
2022, sales volume is down 56%
this quarter. Demand is clearly falling — which means that pricing will fall as well just from a simple
economics supply and demand model. On the other hand, pricing metrics from Real Capital
Analytics have not been severely impacted — for first quarter 2023, the price change was only -
8.0% year over year. The graph to the right shows price per unit for apartments (orange line) and

861 North 3rd Street
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price per square foot for commercial properties (blue line) — neither has moved significantly
downward yet.

Final Thoughts / Action Items

It is important to acknowledge that there is a dearth of transactions in the marketplace which
makes it more difficult to determine the impact on cap rates. This is partly a function of the reported
disconnect between sellers and buyers — brokers and capital markets professional report this
disconnect is as much as 30%.

We have to make sure we are considering data relevant to the property we are appraising.
Remember, the definition of market value talks about the buyer and seller being “knowledgeable”
and “well informed or well advised”. These individuals will be fully cognizant of the challenges
they face from cost of capital and will make appropriate adjustments in their underwriting — this
means that we must do the same.

It is beyond important that we use all available sources to properly analyze market value because
all of it together provides us the best view. The above is a short review of available data from a
macro standpoint but the market participants relevant to the property we are appraising are the
most significant data source. We must continuously keep our ears to the ground and talking to
investors and brokers which is a must in this environment.

— Investors have become selective, cautious, and tentative as cost of capital has
increased.

— Volatility in the market has led to the disconnect between buyers and sellers thus
reducing transaction volume — both in number of sales and overall price volume.

— Although the number of transactions has dropped precipitously, market participants
are saying that price discovery is demonstrating that values are trending lower.

— Negative leverage is present in the market and this cannot be sustained which is
putting downward pressure on values.

— Brokers report re-trades are occurring at lower pricing and higher indicated
capitalization rates.

— There is a significant amount of capital (dry powder) from both the debt and equity side
waliting to be invested once transactions start occurring.

861 North 3rd Street




Case 9:20-cv-81205-RAR Document 1847-1 Entered on FLSD Docket 04/24/2024 Page 92 of
166

INCOME CAPITALIZATION APPROACH 85

Comparable Sales

Comparable Multifamily Sales Summary

Rentable Price per
No. Property Location Yr. Built Sale Date Area  0Occ. % SF OAR
1 528-540 West Oxford Street, Ph ade ph a, PA 2021 Nov-2022 25,235 94% 9385  5.62%
2 2045 Trenton Avenue, Ph ade ph a, PA 1903 Oct-2022 12,036 83% $324 5.50%
4 2031 S. Jun per St., Ph ade ph a, PA 2016 Jan-2022 8,857 100% $243 7.52%
Average (Mean) Cap Rate; 6.21%

— The above-referenced sales occurred in an superior economic climate.

— Based on this information, a capitalization rate within a range of 5.50% to 6.50% could
be expected for the subject.

Investor Surveys
Multifamily

Investor Surveys - Capitalization Rates

Source Period Low High Average
ACLI - National Mixed Use - Dverall Q4 2022 N/A NtA 6.37%
PwC - Mid-Atlantic Multitamily - Region Q12023 4.00% 6.50% 503%
Situs RERC - National Multifamily - Overall Q12023 4.30% 6.00% 4.80%

Realtiﬂates - National Multifamily - All Types Q4 2022 507% 12.10% B.48%
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Retail
Investor Surveys - Capitalization Rates
Source Period Low High Average
Rea Capta Anaytcs-Nat ona Reta -Overa Q12023 N/A N/A 6.54%
PwC - Nat ona Reta - Strp Shopp ng Center Q12023 5.00% 10.00% 7.23%
S tus RERC - Nat ona Reta - Ne ghborhood/Commun ty Q12023 5.00% 7.00% 6.00%
Rea tyRates - Nat ona Reta -A Types Q4 2022 5.58% 14.10% 9.82%
SR
Investor Surveys Capitalization Rates
0 60%
r
— N - — _ J_/' :
9 00% ‘w,“\l\?‘ . il —— - T, - u__._.._ z -
8 00%
7 00%

6100z l——'"’.w-

500%
Q420 9Q 2020 Q22020Q3 2020 Q4 2020 Q 202 Q2202 Q3202 Q4202 Q 2022 Q2 2022 Q32022 Q4 2022Q 2023

=@=Rea Ca aAaycs-NaoaRea Ovea . PwC-NaoaRea -S So gCe e
=@l=S UsRERC -Na 0 a Rea -Neg o ood/Commu y==@=Rea yRaes-Na o aRea -A Ty es

- We note that investor surveys focus on the stronger institutional product. A rate above
the presented survey averages can therefore be expected.

— We also consider the retail lease in place.

— Accordingly, based on the survey data, a capitalization rate within a range of 6.00% to
7.50% could be expected for the subject. Minimal weight is placed on the investor
surveys.
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Market Participants

Market Participant Survey - Capitalization Rates

Respondent Cap Rate Comments
f50100 b lend d t
Multifamily Broker #1 575% 6.00% Increase.o : 00 bps over calendar year due to curren
economic climate.
Multifamily is 5.50% 5.75%; retail I d
Multifamily Broker #2 Around 6 ultifamily is 5.50% 5.75%; retail component places upwar
pressure on cap rate.
Private Equity Investor 5 50% 6.00% For stabilized, nfaw construction mixed use assets in and
around Center City.
Subject Indication 5.50% 6.00%
o |

— Market participants generally viewed the subject property favorably due to strong
location and brand-new condition, although noted inferior economic climate compared

with previous quarters.

— Additional upward pressure is placed on the subject property due to the lack of project
and in-unit amenities, and smaller unit sizes.

— Based on these responses, a capitalization rate within the range of 5.50% - 6.00% is

indicated for the subject.

Band of Investment

Band of Investment

Mortgage/Equity Assumptions

Loan to Value Ratio 70%

Interest Rate 5.80%

Amortization (Years) 25

Mortgage Constant 0.0759

Equity Ratio 30%

Equity Dividend Rate 7.00%

Weighted Average Of Mortgage/Equity Requirements

Maortgage Requirement 70% X 7.59% = 531%
Equity Requirement 30% X 7.00% = 2.10%
Indicated Capitalization Rate (Rounded) 7.50%

861 North 3rd Street
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Capitalization Rate Conclusion

Capitalization Rate Conclusion

Source Indication
Comparable Multifamily Sales 5.50% 6.50%
Investor Surveys 6.00% 7.50%
Market Participants 5.50% 6.50%
Band of Investment 7.50%
Concluded Going In Capitalization Rate 6.00%
[E—————

Adjustments to Value

Present Value of Tax Abatement

Capitalization of the projected stabilized net operating income results in an As Stabilized value
indication. To this amount, it is necessary to add the present value of the tax abatement benefit.
As noted in the Real Estate Tax Analysis section of this report, the present value of the tax
abatement benefit is added as a lump-sum adjustment to each valuation conclusion. See following
table for reference. We add the tax abatement benefit of $100,000 to the value conclusion.

Present Value of Tax Abatement

Projected Stabilized  Projected Abated Present Value @ 6.0%
Year (Unabated) Taxes Taxes Tax Benefit Discount Rate Present Value

1 $22,708 $4,542 $18,167 0.9434 $17,138
2 $23,390 $4,678 $18,712 0.8900 $16,653
3 $24,001 $4,818 $19,273 0.8396 $16,182
4 $24,814 $4,963 $19,851 0.7921 $15,724
5 $25,558 85,112 $20,447 0.7473 $15,279
6 $26,325 $5,265 $21,060 0.7050 $14,847

Tota $95,823

Rounded  $100,000
[

Direct Capitalization Summary

Net operating income is divided by the capitalization rate to derive the stabilized value of the
subject. Valuation of the subject by direct capitalization is shown in the table immediately
following.
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Income Capitalization Approach
Summary of Stabilized Net Operating Income

Multifamily income 4,200 SF
Renta ncome $2284 $95,940
Potent a Gross Mut fam y ncome $2327 $97,740
Vacancy 7 00% ($163) ($6,842)
Co ecton Loss -100% (80 23) (8977)
Effective Gross Multifamily Income $21.41 $69,921
Commercial Income 1,400 SF
Potent a Base Rent $28 14 $39,393
Expense Recover es $7 61 $10,653
Potent a Gross Commerc a ncome $3575 $50,046
Vacancy A owance -4 00% (51 43) ($2,002)
Co ecton A owance -1 00% (50 36) (8500)
Effective Gross Commercial Income $33.96 $47,543
Effective Gross Income $24.55 $137,464
Operating Expenses 5,600 SF
Rea Estate Taxes $541 $30,278
nsurance $0 51 $2,860
Ut tes $0 61 $3,400
Repa rs and Ma ntenance $0 96 $5,350
Genera and Adm n strat ve $0 38 $2,150
Management 300% S0 74 $4,124
Rep acement Reserves $0 20 $1,100
Tota Operat ng Expenses 35 84% $8 80 549,262
Net Operating income $15.75 $88,203
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Direct Capitalization Method
Stab zed Net Operat ng ncome $1575 $88,203
Overa Capta zat on Rate 6 00%
As Stab zed Va ue Effect ve Date 4/11/2023 $1,470,043
Rounded $258.93 $1,450,000
Valuation Matrix
OAR Va ue
550% $1,603,683
575% $1,533,958
6.00% $1,470,043
6 25% $1,411.241
6 50% $1,356,963
Asis
As Stab zed Va ue as of Current Date Effect ve Date 4/11/2023 $1,470,043
Present Va ue of Tax Abatement $100,000
As s Vaue Effect ve Date 4/11/2023 $1,570,043
Rounded $276.79 $1,550,000
[Be =]

861 North 3rd Street
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Reconciliation of Value

The values indicated by our analyses are as follows:

Market Value Indications

Market Value Premise Asls
As of Date: April 11, 2023
Cost Approach: Not Used
Sales Comparison Approach: $1,650,000
Income Capitalization Approach: $1,550,000
Market Value Conclusion $1,550,000
=
Cost Approach

The Cost Approach has best applicability for properties with new or nearly new improvements. It
is a summation approach in that the underlying land value is added to the depreciated
replacement cost for the indicated value. In this case, the cost approach was not utilized due to
the age of the improvements which results in significant depreciation thereby reducing the
reliability of this approach. More significantly, however, market participants considering properties
like the subject do not give consideration to the cost approach.

Sales Comparison Approach

The Sales Comparison Approach is focused on comparing the subject to sale and other market
transactions with the aim to develop an indication of value that is founded on the theory of
substitution. Basically, the intention is to determine value through considering the prices of
properties which would be a substitute property to the subject. In this case, a selection of
reasonably similar sales were obtained and the adjustment process was well founded by
reasoning and direct evidence. Although this analysis is considered to be well founded and
reliable, the subject property is an income producing property and the sales comparison
approach, like the cost approach, is limited it its ability to directly consider the income levels of
the subject and the sales. Accordingly, secondary weight is given to the sales comparison
approach.

Income Capitalization Approach

The subject property is a mixed-use property. It is distinctly an income producing property and
this approach is specifically designed to address the value of such a property. Market rent was
well established by reasonably similar lease data. The property has a stable history and both
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income and expense estimates track with historical trends. Capitalization rates were developed
from a number of sources including the sales used in the sales comparison approach. In total, the
income capitalization approach is considered to be most applicable to the subject and most
reliable. This approach is given greatest weight for that reason.

FINAL VALUE CONCLUSIONS

Value Conclusions

Appraisal Premise Interest Appraised  Date of Value Value Conclusion
Market Va ue Asls Leased Fee 4/11/2023 $1,550,000
===l

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 opinians or conclusions.
The value conclusions are subject to the following extraordinary assumptions that may affect the assignment results.

1. None
A hypathetical 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

EXPOSURE TIME

Exposure time is the estimated length of time the subject property would have been offered on
the market prior to the hypothetical consummation of a sale at market value on the effective date
of the appraisal. It is a retrospective estimate based on an analysis of past events assuming a
competitive and open market.

Recent sales transaction data for similar properties, supply and demand characteristics for the
local market, and the opinions of local market participants were reviewed and analyzed. Based
on this data and analysis, it is our opinion that the probable exposure time for the subject at the
concluded market value stated previously is 6 months.

MARKETING TIME

Marketing time is an opinion of the amount of time it might take to sell a real or personal property
interest at the concluded market value level during the period immediately after the effective date
of an appraisal. Marketing time differs from exposure time, which is always presumed to precede
the effective date of an appraisal. As no significant changes in market conditions are foreseen in
the near term, it is our opinion that a reasonable marketing period for the subject is likely to be
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the same as the exposure time. Accordingly, we estimate the subject's marketing period at 6
months.
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Assumptions and Limiting Conditions

The Appraisal contained in this Report (herein “Report”) is subject to the following assumptions
and limiting conditions:

1. Unless otherwise stated in this report, title to the property which is the subject of this report
(herein “Property”) is assumed to be good and marketable and free and clear of all liens
and encumbrances and that there are no recorded or unrecorded matters or exceptions
to title that would adversely affect marketability or value. No responsibility is assumed for
the legal description, zoning, condition of title or any matters which are legal in nature or
otherwise require expertise other than that of a professional real estate appraiser. This
report shall not constitute a survey of the Property.

2. Unless otherwise stated in this report, it is assumed: that the improvements on the
Property are structurally sound, seismically safe and code conforming; that all building
systems (mechanical/electrical, HVAC, elevator, plumbing, etc.) are in good working order
with no major deferred maintenance or repair required; that the roof and exterior are in
good condition and free from intrusion by the elements; that the Property and
improvements conform to all applicable local, state, and federal laws, codes, ordinances
and regulations including environmental laws and regulations. No responsibility is
assumed for soil or subsoil conditions or engineering or structural matters. The Property
is appraised assuming that all required licenses, certificates of occupancy, consents, or
other legislative or administrative authority from any local, state, or national government
or private entity or organization have been or can be obtained or renewed for any use on
which the value estimates contained in this report is based, unless otherwise stated. The
physical condition of the Property reflected in this report is solely based on a visual
inspection as typically conducted by a professional appraiser not someone with
engineering expertise. Responsible ownership and competent property management are
assumed.

3. Unless otherwise stated in this report, this report did not take into consideration the
existence of asbestos, PCB transformers or other toxic, hazardous, or contaminated
substances or underground storage tanks, or the cost of encapsulation, removal or
remediation thereof. Real estate appraisers are not qualified to detect such substances.
The presence of substances such as asbestos, urea formaldehyde foam insulation,
contaminated groundwater or other potentially hazardous materials and substances may
adversely affect the value of the Property. Unless otherwise stated in this report, the
opinion of value is predicated on the assumption that there is no such material or
substances at, on or in the Property.
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4. All statements of fact contained in this report as a basis of the analyses, opinions, and
conclusions herein are true and correct to the best of the appraiser's actual knowledge
and belief. The appraiser is entitled to and relies upon the accuracy of information and
material furnished by the owner of the Property or owner's representatives and on
information and data provided by sources upon which members of the appraisal
profession typically rely and that are deemed to be reliable by such members. Such
information and data obtained from third party sources are assumed to be reliable and
have not been independently verified. No warranty is made as to the accuracy of any of
such information and data. Any material error in any of the said information or data could
have a substantial impact on the conclusions of this Report. The appraiser reserves the
right to amend conclusions reported if made aware of any such error.

5. The opinion of value stated in this report is only as of the date of value stated in this report.
An appraisal is inherently subjective and the conclusions stated apply only as of said date
of value, and no representation is made as to the effect of subsequent events. This report
speaks only as of the date hereof.

6. Any projected cash flows included in the analysis are forecasts of estimated future
operating characteristics and are predicated on the information and assumptions
contained within this report. Any projections of income, expenses and economic
conditions utilized in this report are not predictions of the future. Rather, they are
estimates of market expectations of future income and expenses. The achievement of
any financial projections will be affected by fluctuating economic conditions and is
dependent upon other future occurrences that cannot be assured. Actual results may vary
from the projections considered herein. There is no warranty or assurances that these
forecasts will occur. Projections may be affected by circumstances beyond anyone’s
knowledge or control. Any income and expense estimates contained in this report are
used only for the purpose of estimating value and do not constitute predictions of future
operating results.

7. The analyses contained in this report may necessarily incorporate numerous estimates
and assumptions regarding Property performance, general and local business and
economic conditions, the absence of material changes in the competitive environment and
other matters. Some estimates or assumptions, however, inevitably will not materialize,
and unanticipated events and circumstances may occur; therefore, actual results achieved
during the period covered by the analysis will vary from estimates, and the variations may
be material.

8. All prospective value opinions presented in this report are estimates and forecasts which
are prospective in nature and are subject to considerable risk and uncertainty. In addition
to the contingencies noted in the preceding paragraphs, several events may occur that
could substantially alter the outcome of the estimates such as, but not limited to changes
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in the economy, interest rates, capitalization rates, behavior of consumers, investors and
lenders, fire and other physical destruction, changes in title or conveyances of easements
and deed restrictions, etc. In making prospective estimates and forecasts, it is assumed
that conditions reasonably foreseeable at the present time are consistent or similar with
the future.

9. The allocations of value for land and improvements must not be used in conjunction with
any other appraisal and are invalid if so used. This report shall be considered only in its
entirety. No part of this report shall be utilized separately or out of context.

10. Neither all nor any part of the contents of this report (especially any conclusions as to
value, the identity of the appraiser, or any reference to the Appraisal Institute) shall be
disseminated through advertising media, public relations media, news media or any other
means of communication (including without limitation prospectuses, private offering
memoranda and other offering material provided to prospective investors) without the prior
written consent of the Firm. Possession of this report, or a copy hereof, does not carry
with it the right of publication.

11. Client and any other Intended User identified herein should consider this report and the
opinion of value contained herein as only one factor together with its own independent
considerations and underwriting guidelines in making any decision or investment or taking
any action regarding the Property. Client agrees that Firm shall not be responsible in any
way for any decision of Client or any Intended User related to the Property or for the advice
or services provided by any other advisors or contractors. The use of this report and the
appraisal contained herein by anyone other than an Intended User identified herein, or for
a use other than the Intended Use identified herein, is strictly prohibited. No party other
than an Intended User identified herein may rely on this report and the appraisal contained
herein.

12. Unless otherwise stated in the agreement to prepare this report, the appraiser shall not
be required to participate in or prepare for or attend any judicial, arbitration, or
administrative proceedings.

13. The Americans with Disabilities Act (ADA) became effective January 26, 1992. No survey
or analysis of the Property has been made in connection with this report to determine
whether the physical aspects of the improvements meet the ADA accessibility guidelines.
No expertise in ADA issues is claimed, and the report renders no opinion regarding the
Property’'s compliance with ADA regulations. Inasmuch as compliance matches each
owner’s financial ability with the cost to cure the non-conforming physical characteristics
of a property, a specific study of both the owner's financial ability and the cost to cure any
deficiencies would be needed for the Department of Justice to determine compliance.
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14. Acceptance and/or use of this report constitutes full acceptance of these Assumptions and
Limiting Conditions and any others contained in this report, including any Extraordinary
Assumptions and Hypothetical Conditions, and is subject to the terms and conditions
contained in the agreement to prepare this report and full acceptance of any limitation of
liability or claims contained therein.

861 North 3rd Street
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The following definitions are derived from The Dictionary of Real Estate Appraisal, 7th ed.
(Chicago: Appraisal Institute, 2022).

¢ Absorption Period: The actual or expected period required from the time a property, group of properties, or
commodity is initially offered for lease, purchase, or use by its eventual users until all portions have been sold or
stabilized occupancy has been achieved.

¢ Absorption Rate: 1) Broadly, the rate at which vacant space in a property or group of properties for sale or lease
has been or is expected to be successfully sold or leased over a specified period of time. 2) In subdivision analysis,
the rate of sales of lots or units in a subdivision.

¢ Ad Valorem Tax: A tax levied in proportion to the value of the thing(s) being taxed. Exclusive of exemptions, use-
value assessment provisions, and the like, the property tax is an ad valorem tax. (IAAQ)

¢ As Is Market Value: The estimate of the market value of real property in its current physical condition, use, and
zoning as of the appraisal date. (Interagency Appraisal and Evaluation Guidelines) Note that the use of the “as is”
phrase is specific to appraisal regulations pursuant to FIRREA applying to appraisals prepared for regulated
lenders in the United States. The concept of an “as is” value is not included in the Standards of Valuation Practice
of the Appraisal Institute, Uniform Standards of Professional Appraisal Practice, or International Valuation
Standards.

¢ Assessed Value: The value of a property according to the tax rolls in ad valorem taxation; may be higher or lower
than market value, or based on an assessment ratio that is a percentage of market value.

¢ Cash Equivalency Analysis: An analytical process in which the sale price of a transaction with atypical financing
or financing with unusual conditions or incentives is converted into a price equivalent or consistent with what a
cash buyer would pay with all other factors the same.

¢ Cash-Equivalent Price: The sale price of a property that is equivalent to what a cash buyer would pay.
¢+ Contract Rent: The actual rental income specified in a lease.

¢+ Disposition Value: The most probable price that a specified interest in property should bring under the following
conditions: 1) Consummation of a sale within a specified time, which is shorter than the typical exposure time for
such a property in that market. 2) The property is subjected to market conditions prevailing as of the date of
valuation. 3) Both the buyer and seller are acting prudently and knowledgeably. 4) The seller is under compulsion
to sell. 5) The buyer is typically motivated. 6) Both parties are acting in what they consider to be their best interests.
7) An adequate marketing effort wili be made during the exposure time. 8) Payment will be made in cash in US
dollars (or the local currency) or in terms of financial arrangements comparable thereto. 9) 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. This definition can also be modified to provide for valuation with
specified financing terms.

¢ Economic Life: The period over which improvements to real estate contribute to property value.

¢ Effective Gross Income (EGI): The anticipated income from all operations of the real estate after an allowance
is made for vacancy and collection losses and an addition is made for any other income.

¢ Effective Rent: Total base rent, or minimum rent stipulated in a lease, over the specified lease term minus rent
concessions; the rent that is effectively paid by a tenant net of financial concessions provided by a landlord.

¢ Excess Land: Land that is not needed to serve or support the existing use. The highest and best use of the
excess land may or may not be the same as the highest and best use of the improved parcel. Excess land has the
potential to be sold separately and is valued separately. See also surplus land.

¢ Excess Rent: The amount by which contract rent exceeds market rent at the time of the appraisal; created by a
lease favorable to the landlord (lessor) and may reflect unusual management, unknowledgeable or unusually
motivated parties, a lease execution in an earlier, stronger rental market, or an agreement of the parties.

861 North 3rd Street
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¢ Exposure Time: 1) The time a property remains on the market. 2 An opinion, based on supporting market data,
of the length of time that the property interest being appraised would have been offered on the market prior to the
hypothetical consummation of a sale at market value on the effective date of the appraisal. (USPAP, 2020-2021
ed.)

¢ Extraordinary Assumption: 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.
Comment: Uncertain information might include physical, legal, or economic characteristics of the subject property,
or conditions external to the property, such as market conditions or trends, or about the integrity of data used in an
analysis. (USPAP, 2020-2021 ed.)

¢ Fee Simple Estate: Absolute ownership unencumbered by any other interest or estate, subject only to the
limitations imposed by the governmental powers of taxation, eminent domain, police power, and escheat.

¢ Floor Area Ratio (FAR): The relationship between the above-ground floor area of a building, as described by the
zoning or building code, and the area of the plot on which it stands; in planning and zoning, often expressed as a
decimal, e.g., a ratio of 2.0 indicates that the permissible floor area of a building is twice the total land area.

¢ Frictional Vacancy: The amount of vacant space needed in a market for its orderly operation. Frictional vacancy
allows for move-ins and move-outs.

¢ Full Service (Gross) Lease: See gross lease.

¢ General Vacancy: A method of calculating any remaining vacancy and collection loss considerations when using
discounted cash flow (DCF) analysis, where turnover vacancy has been used as part of the income estimate. The
combined effects of turnover vacancy and general vacancy relate to total vacancy and collection loss.

¢ Going-Concern Premise: One of the premises under which the total assets of a business can be valued; the
assumption that a company is expected to continue operating well into the future (usually indefinitely).

¢ Going-Concern Value: An outdated label for the market value of all the tangible and intangible assets of an
established and operating business with an indefinite life, as if sold in aggregate; more accurately termed the
market value of the going concern or market value of the total assets of the business. See also Market Value of
the Going Concern and Market Value of the Tolal Assets of the Business (MVTAB).

¢ Going-In Capitalization Rate (Ro}: The overall capitalization rate obtained by dividing a property’s net operating
income for the first year after purchase by the present value of the property.

¢ Gross Building Area (GBA): 1) Total floor area of a building, excluding unenclosed areas, measured from the
exterior of the walls of the above grade area. This includes mezzanines and basements if and when typically
included in the market area of the type of property involved. 2) Gross leasable area plus all common areas. 3)
For residential space, the total area of all floor levels measured from the exterior of the walls and including the
superstructure and substructure basement; typically does not include garage space.

¢ Gross Lease: A lease in which the landlord receives stipulated rent and is obligated to pay all of the property's
operating and fixed expenses; also called full-service lease.

¢ Hypothetical Condition: 1) A condition that is presumed to be true when it is known to be false. (Appraisal
Institute: The Standards of Valuation Practice [SVP]) 2) 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. Comment: Hypothetical conditions are contrary to known facts about physical,
legal, or economic characteristics of the subject property; or about conditions external to the property, such as
market conditions or trends; or about the integrity of data used in an analysis. (USPAP, 2020-2021 ed.)

¢+ Intended Use: 1) The valuer's intent as to how the report will be used. (SVP) 2) The use(s) of an appraiser's
reported appraisal or appraisal review assignment results, as identified by the appraiser based on communication
with the client at the time of the assignment. (USPAP, 2020-2021 ed.)

861 North 3rd Street
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¢ Intended Users: 1) The party or parties the valuer intends will use the report. (SVP) 2) The client and any other
party as identified, by name or type, as users of the appraisal or appraisal review report by the appraiser, based
on communication with the client at the time of the assignment. (USPAP, 2020-2021 ed.)

¢ Investment Value: 1) The value of a property to a particular investor or class of investors based on the investor's
specific requirements. Investment value may be different from market value because it depends on a set of
investment criteria that are not necessarily typical of the market. 2) The value of an asset to the owner or a
prospective owner given individual investment or operational objectives (may also be known as worth).
(International Valuation Standards [IVS])

¢ Land-to-Building Ratio: The proportion of land area to gross building area; one of the factors determining
comparability of properties. See also floor area ratio.

¢+ Lease: A contractin which the rights to use and occupy land, space, or structures are transferred by the owner to
another for a specified period of time in return for a specified rent.

¢ Leased Fee Interest: The ownership interest held by the lessor, which includes the right to receive the contract
rent specified in the lease plus the reversionary right when the lease expires.

¢+ Leasehold Estate: The right held by the lessee to use and occupy real estate for a stated term and under the
conditions specified in the lease.

¢ Lessee: One who has the right to occupancy and use of the property of another for a period of time according to
a lease agreement.

¢ Lessor: One who conveys the rights of occupancy and use to others under a lease agreement.

¢+ Liquidation Value: The most probable price that a specified interest in property should bring under the following
conditions: 1) Consummation of a sale within a short time period. 2) The property is subjected to market conditions
prevailing as of the date of valuation. 3) Both the buyer and seller are acting prudently and knowledgeably. 4) The
seller is under extreme compulsion to sell. 5) The buyer is typically motivated. 6) Both parties are acting in what
they consider to be their best interests. 7) A normal marketing effort is not possible due to the brief exposure time.
8) Payment will be made in cash in US dollars (or the local currency) or in terms of financial arrangements
comparable thereto. 9) 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. This definition can also be
modified to provide for valuation with specified financing terms.

¢ Market Rent: The most probable rent that a property should bring in a competitive and open market under all
conditions requisite to a fair lease transaction, the lessee and lessor each acting prudently and knowledgeably,
and assuming the rent is not affected by undue stimulus. Implicit in this definition is the execution of a lease as of
a specified date under conditions whereby * Lessee and lessor are typically motivated; * Both parties are well
informed or well advised, and acting in what they consider their best interests; * Payment is made in terms of cash
or in terms of financial arrangements comparable thereto; and « The rent reflects specified terms and conditions
typically found in that market, such as permitted uses, use restrictions, expense obligations, duration, concessions,
rental adjustments and revaluations, renewal and purchase options, frequency of payments (annual, monthly, etc.),
and tenant improvements (Tls).

¢ Market Value: Atype of value that is the major focus of most real property appraisal assignments. Both economic
and legal definitions of market value have been developed and refined.?

¢ Market Value of the Going Concern: The market value of an established and operating business including the
real property, personal property, financial assets, and the intangible assets of the business.

¢ Market Value of the Total Assets of the Business (MVTAB): The market value of all of the tangible and
intangible assets of a business as if sold in aggregate as a going concern.

¢ Modified Gross Lease: A lease in which the landlord receives stipulated rent and is obligated to pay some, but
not all, of the property’s operating and fixed expenses. Since assignment of expenses varies among modified

' The actual definition of value used for this appraisal is contained within the body of the report.
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gross leases, expense responsibility must always be specified. In some markets, a modified gross lease may be
called a double net lease, net net lease, partial net lease, or semi-gross lease. See also net lease.

¢ Net Lease: A lease in which the landlord passes on all expenses to the tenant. See also gross lease; modified
gross lease.

¢ Net Net Net Lease: An alternative term for a type of net lease. In some markets, a net net net lease is defined as
a lease in which the tenant assumes all expenses (fixed and variable) of operating a property except that the
landlord is responsible for structural maintenance, building reserves, and management; also called NNN lease,
triple net lease, or fully net lease.

¢+ Net Operating Income (NOI or I5): The actual or anticipated net income that remains after all operating expenses
are deducted from effective gross income but before mortgage debt service and book depreciation are deducted.
Note: This definition mirrors the convention used in corporate finance and business valuation for EBITDA (earnings
before interest, taxes, depreciation, and amortization).

¢ Occupancy Rate: 1) The relationship or ratio between the potential income from the currently rented units in a
property and the income that would be received if all the units were occupied. 2) The ratio of occupied space to
total rentable space in a building.

¢+ Operating Expenses: The periodic expenditures necessary to maintain the real estate and continue production
of the effective gross income, assuming prudent and competition management.

¢ Overage Rent: The percentage rent paid over and above the guaranteed minimum rent or base rent; calculated
as a percentage of sales in excess of a specified breakpoint sales volume.

¢ Percentage Rent: Rental income received in accordance with the terms of a percentage lease; typically derived
from retail store and restaurant tenants and based on a certain percentage of their gross sales.

¢ Prospective Opinion of Value: A value opinion effective as of a specified future date. The term does not define
a type of value. Instead, it identifies a value opinion as being effective at some specific future date. An apinion of
value as of a prospective date is frequently sought in connection with projects that are proposed, under
construction, or under conversion to a new use, or those that have not yet achieved sellout or a stabilized level of
long-term occupancy.

¢ Rentable Area: For office or retail buildings, the tenant's pro rata portion of the entire office floor, excluding
elements of the building that penetrate through the floor to the areas below. The rentable area of a floor is computed
by measuring to the inside finished surface of the dominant portion of the permanent building walls, excluding any
major vertical penetrations of the floor. Alternatively, the amount of space on which the rent is based; calculated
according to local practice.

¢ Retrospective Value Opinion: A value opinion effective as of a specified historical date. The term retrospective
does not define a type of value. Instead, it identifies a value opinion as being effective at some specific prior date.
Value as of a historical date is frequently sought in connection with property tax appeals, damage models, lease
renegotiation, deficiency judgments, estate tax, and condemnation. Inclusion of the type of value with this term is
appropriate, e.g., "retrospective market value opinion.”

¢ Shell Rent: The typical rent paid for retail, office, or industrial tenant space based on minimal “shell” interior
finishes (called vanilla finish or white wall finish in some areas). Usually the landlord delivers the main building
shell space or some minimum level of interior build-out, and the tenant completes the interior finish, which can
include wall, ceiling, and floor finishes, mechanical systems, interior electricity, and plumbing. Typically these are
long-term leases with tenants paying all or most property expenses.

¢ Surplus Land: Land that is not currently needed to support the existing use but cannot be separated from the
property and sold off for another use. Surplus land does not have an independent highest and best use and may
or may not contribute value to the improved parcel. See also excess land.

¢ Turnover Vacancy: A method of calculating vacancy allowance that is estimated or considered as part of the
potential income estimate when using discounted cash flow (DCF) analysis. As units or suites turn over and are
available for re-leasing, the periodic vacancy time frame (vacancy window) to release the space is considered.
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¢ Usable Area: 1) For office buildings, the actual occupiable area of a floor or an office space; computed by
measuring from the finished surface of the office side of corridor and other permanent walls, to the center of
partitions that separate the office from adjoining usable areas, and to the inside finished surface of the dominant
portion of the permanent outer building walls. Sometimes called net building area or net floor area. See also floor
area. 2) The area that is actually used by the tenants measured from the inside of the exterior walls to the inside
of walls separating the space from hallways and common areas.

¢ Usable Site Area: The area of a site that can legally and physically accommodate buildings or significant site
improvements. The usable site area equals the total site area less certain obstructions, such as flood hazard areas,
required natural buffers, cemeteries, archeologically restricted areas, ecologically restricted areas, areas within
certain restrictive easements, and other obstructions. The net site area or usable site area should be more precisely
defined in each appraisal because the significance of improvements or the obstruction depends on the specific
assignment.

¢ Use Value: The value of a property based on a specific use, which may or may not be the property's highest and
best use. If the specified use is the property’s highest and best use, use value will be equivalent to market value.
If the specified use is not the property's highest and best use, use value will be equivalent to the property’s market
value based on the hypothetical condition that the only possible use is the specified use.

¢ Value In Use: 1. The amount determined by discounting the future cash flows (including the ultimate proceeds of
disposal) expected to be derived from the use of an asset at an appropriate rate that allows for the risk of the
activities concerned. (FASB Accounting Standards Codification, Master Glossary) 2. Formerly used in valuation
practice as a synonym for contributory value or use value. See also use value.



Case 9:20-cv-81205-RAR Document 1847-1 Entered on FLSD Docket 04/24/2024 Page 111
of 166

ADDENDA

Addendum B

Engagement Letter



uoday |esiesddy ‘IdAL 18043

‘Usuey papnoud se J0 JuaiD 4o uuly
ey Aq Jsuoos pajeuiuue) ssajun ‘vodas jesiesdde jeuy o) Jo Juanjap uodn
9pNUoD |w s$2004d 1ESiEIddE BUY "G, SNPAYIS UI PAYRUSP) SEUSIBL
PUE uoneunojul () pue ‘ssuieia: aui (1) wang Ag pauliis Yuswesiby

s 1) 5o wui4 i Aq 1dia931 uodn SoUBWILIOD (M SsBoosd |esieidde ay 1

syeam () anoj :uoda. |esierddy

‘3Llva AN3AIT3a
‘smojloj se stAlAlag  ONY LNIWIONIWNOD

‘sasuadxe snid :9334
14/00°05+$ 12 Paiiiq 3q i U ‘painbal aq uoieseda.d pue s uNos pinoys ATHNOH TYNOLLIQaY
“(esuadxa jo enisnjou) 00°008'LES ‘334 TvSIVYddY

"(.JuewssaBy, ‘AjaAnoayoo) ssjnpayos payoene 8y} Ul puB MOJ3q LI} 1S SUORIPUOD pue
Suua} sy '0 199lqns pue ‘yum aouepios9e ul Ausdod paouasjal-encqe ay) Jo |esiesdde ue (Juald,) 411

‘Quedsey) g %0150g OuEYY LOMIOH ojjeBensly apinaid o) seaibe (. ,I

l|lozey "Iy Jeaq

of 166

(Auzdoud, *AlaAnasiion) Jaus) siU1 30 .0, 8jNPeYS Ul paquasap se vd ‘elydiopeiiug ut sapuadod z)
‘Se paquosap Ausdoud au) jo [esieddy ey

woo offeBensIJ@HNL llew3

LEBL-ESZ (ZI¥) sauoyy

61251 Vd ‘ubingsmg

80USD PIOXQ BUQ JO0IS UIGE

477 'IINYdSYY ? 30ISO9 ONVATY NOQHOD OTIVOVELTId

aunbs3 ‘jazey W Ayowi |

(oe]

EPLIOIS JO JDUISIQ WSLINDS eyl Joj LNoD 131sIq PAIEIS payun auy o) Y-S0z
-A\O~"0Z 'ON @seD) seniug diusianiasay ay) jo ianaoey peluloddy-unod ‘ainbsy szneydwnig W uefy

£202 ‘92 yosep

AYOSIAQY B NOILVNTYA MUVINMIN

Case 9:20-cv-81205-RAR Document 1847-1 Entered on FLSD Docket 04/24/2024 Page 112



‘DS Op 01 u=3 Ag pazuoyine g
SUS/Y 1eyl sieslem pue sussaidal usweaiby sy Bundacoe pue Buubis
Ag ‘oym e 10 anelussasday Jayo o Jo02up Jsayo ue Ag Jo Wwano
ay) A9 paubisiaiunoo yi Auo uswesibe Buipuig e imasu0s jleys sy ‘3ONV14300V
"suojupuo) fesnayodiy pue suondwnssy fueuipioenxg
‘uiejuos Aew yodal jesiesdde ay pue ‘0 joalans aq Aew esieidde ay
‘usiippe u) ‘odas esiesdde sy Ol pRBIOAIOU] 30 1M YIIUM "SUONIPLOD ‘SNOLLIGNOD ONILINIT
Bunury pue suondwinssy PIBpUESS 5. Wity 01 108fgns ag Iesiesdde ay) /SNOILINNSSY
‘wajgoud |esiesdde ay) Joy sjeudosdde aq m sisfieue 2y jo adoos
34L 'synsaJ uawubisse siqipas sanposd oy lusioyns anjea o saysecsdde
deudosdde pue sjgeoijdde e fidde Auadoud pue ssn I sesiesdde ayy

‘MHOM 40 3d00os
‘uoliepuno |esiesddy
3u1 Aq paysiqna se (dyasn) BRI |esieidoy [BUOISSaj0I4 o SpiEpUElS
ULIBUM BUS UIM SoUBLLIOuED W1 paiedaid aq jm esiesdde ayl pue

'uo paseq padopasp aq o) ase SUDISNIOLCY pue suoido ‘sashjeus |yl ‘S3INN3AIND

of 166

SUON -3OVNONYT IONVITIY

ing ur ojjojiod au) jo anjen su oL UBNG LoneISpISUGD

OU ypm [enpinpur Asedosd yoea jo 8MIDa(3) Ajsios st uonenjen

N0 jeyi patou $1 1) '3sn JBYIo ou pue (.2sn papusquy,) saipadosd paigns
241 jo yoes Suinjoaw uonisodsip jequajod & ym uondsuuoo w Buoud

10} anen jaiew Bulysigelss so) Asjos st [esudde ayy jo asn papuaiy ayy

35N Q3aN3LNE
wswaalby sy Japun
slybu Aue Aued yons uodn 18jU00 01 papuBIY] 10U §| JBSN papua Ue
SEWaIH vew Jayo Aued e jo uoneubisag uawubisse ay) oy sjenudosdde
Buniodss pue siskieve ‘yoessar 0 juaa pue adAy sy supsiap
0} sl [esieudde ayl jo (slasn Papuaiu| jo ueneaynuapl sy ‘lesedde
2 uo Mas Jo asn o) pauwad st Aued seyjo ou pue ‘(.{skasn papusyuy)
Aeay 300 pue sy Auo apniu) 1esiesdde 3y) jo siasn papuaju) {s)y3sn azanain
uonoadsul Jo aleq ay) 4o se wauny -3NTYA 40 (s)3Lva
‘@3SIviddyY ALY3doNd
isa.8|u) sa4 pases JHL NI LS3Y3IANI

S-SV an[eA 19epy -ISINANd NOLLYNIVA

1 40 Z IDVd

£202 ‘vz yasey

477 '1INVASYY 3 %0IS08 ONVATY NOQHOS OTIVOVHLIIY
anbs3 ‘ezey "W Aoy

Case 9:20-cv-81205-RAR Document 1847-1 Entered on FLSD Docket 04/24/2024 Page 113



ket 04/24/2024 Page 114
:20-cv- - Document 1847-1 Entered on FLSD Doc
Case 9:20-cv-81205-RAR o

WG 40 Wit 1suiebe pue Aued pay Aue 10 Jongy uf wierd ao Wby uonde
10 8snea Aue sou 'Aued puy) Aue PUE W31 Jo wing usamiag Ainp 1ebay ‘S3MVIDISINTE

Aue s0 diysuoneal [enpenuos g Siean jeys wawsauby ay) ut Buigon ALYY4-QYiHL ON
“Bugum u) [BMEIDLIIM

Uanis Jo Jusig Aytou ieys wing sy ‘wawaasby siy) sapun suoneBygo
Jusiied sy um pagdwod jou sey U317 18Ul 10 ‘uasue SBY 1S29)u jo
Wiguod e ey ‘sjeudosddews yiom 40 2do2s (BUIBLO 2y J3pUs) Auadaiy au
40 suonipuoo jey) 'Butpiodas Jo sishjeue suun auyy o) Aessaosy UORBULIO)
40 uonejUBwWNIop apinoid Jouued 4o jou ey s3iued JayIo 0 Juays ey
‘Juawebebus ay) o) fouid uunj aip o1 popincid sem UCHIBWLOJUI Biaidwodu)
12U} 'UORBIOSIP 9(0S S ULy 3y} L 'SBUILLPIBP Wi BUY) ) Builodas

10 uoyeidwos siojeq sweaiby ay; Ag Paigdwaiuo {shuswubisse

Suj woy Aungey 1o Ayeuad Inoyym mespywm Aetw w4 sy Bunum

Ut usl) pue wny Ag uodn pasibe BSIMIBYID SSajun "acnou uofigjjeousn
USILIM YONS jO 10185 S o soud uswufisse ay) uo palsitwos Hom jje
10j w4 Aed jleys L300 "Wy sy} o) uoyenoy uapum vodn (esiesdde sy

‘INJWNDISSY
Jo Aaniep s w4 ay) 0 Joud awn Aue e Jewsa By Sl jaoued Aew yuagy

40 NOLLYTI30NYD

‘wawsaibe mau e Jo uepnaaxa pue uonesedaid ay) annbay
lim “asn) papuajy| Jo ‘1asn Papualy| ushy syl jo Anuap 24 se yans (ININTIYOY
‘Wasweaiby siy Ul pauipno se wawuBisse ay) o) sebueyo weayubis Auy 3HL O SIONVYHD
|estesdde 3y jo
SN IO SLOISTISU0D susjuide ‘sisAleve oy woy Buninsal jusaa 1o uoioe ue
4o Jo snjea pauuuaispaid Aue uodn wabunuoo jou s| a3) ayl o usuley

(d7 ‘puedsey 3 IS0F Quejjy
uopios) offebenelg) ways o) MEWMSN woy edjonul au o uoIssjwgns
woy sfiep gz verp o8] ou SPELW 3q 0} 8. paJSpUa) SIMNIBS 10} JuswAey

“(jeury Jo yesp) Loday lesiesdde auy jo Kianyap [Bfiur uadn |0y us pawies
39 (I yoiym (sesuadxs Aue pue) 89 |esiesdde ay Paioaul eq |im jualo

*sunos Buipised ayy 0y sjqerdasae

Pawaap saa) asoy pue ‘(u1saey pauipno) $38) PADIOAUL INO uaamiaq
JIUIaLIp 2y Joj ejqisuodsas aq jm (o1eBenaly) usyy ‘unvs

Ul o ajqerdasoe 34 10U 588) 3yl pInoys ‘sseg BuioB-uo ay) 4o Jed
SB pauinbai aq jjim [ecsdde 1eULoy yBnoyy 07d ‘vewols 2 Jajpen
efejoy sezneydwme jo *bs3 sszneydwing -y ueky 'sasiasas sno
uelas o uoyine ypm damasai ay) Ag pescsdde Alueunuyaad usag

SABY ulBISY pauino sas) esresdde auy ey Buipueissapun Jno uy sy ANIWAVYL

4L 30 £ 39Vd

£T0Z '¥Z yasew

d17'LLNYdSVa 8 3121S08 ONV4TY NOGHOD OTTVOVNL3Id
annbs3 ‘jezen ' Aypowi)



€T -AC-€ ‘a1va
— s oo .
d.\w\(k Zs I11L
umWNV . o %ﬂ\t\mu
e £ S INYN LNINd

i
—_—— L
JUNLYNDIS

17 'ILNVdSYY % MOISOg ONY4TY NOQ¥09 0.3<w<~_._.mm_m
‘pasy

of 166

‘Ringoadsoy

“Jaufejas pannbays Aue yum isieBoy ewaaiby ay: wintss pue ajnoexa aseald ‘Alopeysnes ale
SULi3) 811 i pue ‘pasapual aq 0} SeoNIBS a1 jo Buipuerssapun s jusyy 24 YL sies AfpaLes usuieaiby sy Ji|

“Joalay ajep ay) wouy

sAep 01 uum psubisiapun 34} 0} pawinial pue paubis ssajun w4 ay; Aq papuosal aq Aew awaasby siy)

‘lesiesdde au
uodn Kjza 0 pajigue & Wawes.By sy ur peynuapy 488 papusiy ue uey)

8o fued ou tey) siers ||eys Lodas {esieudde ay1 'uonippe uj ‘Buobaig
BU) 103ya) (leys poday jesiesdde ayl ley) saas6e pue sabpapmouyae welo
wsweasBy siy) jo Aieysusg fued-pig e Algus Jo uossad Aue Japual ‘o)

PaNJISUOD 80 10U JIBYS pUE 'O} PPUBILI Jou SI wewasuBy 5141 ‘uoppe

b} 4O ¥ 3DV
£20Z 'vZ uzew
m..._._._.z<n_w<¢¢v_0_m0m OE&JGZOQKDGO....(G(KEE

asnbs3 ‘ozey W Ao

Case 9:20-cv-81205-RAR Document 1847-1 Entered on FLSD Docket 04/24/2024 Page 115



124/2024 Page 116
7-1 Entered on FLSD Docket 04
Case 9:20-cv-81205-RAR Document 184 o

J 10 B Y ‘31x0} JBLgo ‘% ) 80d gue jJo
20 Rmarssad ayy UOHRIDDISUCD Clur el Jou [ lesizadde sy ‘Lo

%8 3L yo Ay
O3y jEneidde sy u pejoy Aleoyoads ssaun g

SEnposd
10 S PR pur Skp poud o .JSnacuﬁR_oEfoE%:séEuﬂaEuggeﬂ
P Ul Loday jeen " ol _Egﬁwﬁg_gg?guksﬁgs

eiep jor YU pue :1153«!.398»55;-3:3;&.&.8_.35553?

Butsuaoy pue Qe B G o B " Bas pus mo Aq PoUNbEs S8 unsopen
NS 'Se jam se &.»s_aﬂggbisara?ﬁg\a‘gﬁwgs;ie&s%e
© SNSORSIP uInE i s Y o t 91 Wapd) A papmosd uorswci pus
wep Burprgus - ,_gsagnsgg:!.eﬂuoi_-s-&n-ghgéu
40 |ie #EopEp o1 wayy Aq 2w .Egéué,uiﬂegngﬂzazﬁuoss
_Eaanunueéén?soz.gzats,_ﬁ?ﬂn%:[ dus dg g R a3-s0m 34 jo sumtey
§§3§§sua_>§=zn5mcﬁ.§mz_a.€o&a§.gaiuﬁ.x_sﬁkg.aﬁssi
PUE B18p [eMURPYLOD Byl uey) JBuyo) W ol IVl PUT €180 810 pue josmidde oy 4

.»cﬁntf_tgnuégﬁcniiﬂga.oagu
“Asadoig sy BupreBu wiw senew [ERUL0s) mag Jane 1o ABuo

o "SIMRIED VoD
‘SsatiTw je e i ang "Buuoz B 5 fEPUDD Tosans 20 jios axl 20
§3m§?=_§sas_ﬂeaa,§}8_. OU BnBY peys som Mpuswag oyl g
USRBIGIGA
oy uoiesajoud ey jo 3 si0ena: o o) pousap e ey pue fay (Ejgh vosssjosd
au jo 4um uodn A papy Ui uo A2 ey pue o) pentius ose 5
JesiBIddy Wed Aq wuiy o o pauswny pue pA 843 uodn Aoy j17us puw '@ papnue

S Jaseudde ay| Jeeq pus Bpmmouy [emon SsenRidde o jo 1309 sy o

FIBLI0D DUR 8N} B (i SUCisnysUaa
puE ‘suouidy ‘saskieve 5 esmudde Ui jo miseq B se Loday (een

IBUBIXD DUB 1900 35 S JuslD jp e kg pau
1 9ELIBOXD [eUOMIPDE LONS )| |eSIEIdoE Bl Sp0Id 0f g oy *
‘seuoEsYoId ST jO Fsuadne By asnbes pinoMm g »ﬂ_wnp.n ou; Bupseye smnew ou s

1214 SRIURD 3230 Aq pepunord 29 jeUs ¥ 'paundas
([ UE Jo uioowbud st usns
BB peLnssE MY o

wodos pemidde
PUE wawesiby oy u pes o pue P Bugrun * -3 dde sy e jo aumdosar se
linm 52 suompuos) pue SuuR) asing 0 sousidesoe ssisuan ‘g e fg umouw o BBZUSUINE & Sourhay 4o Bsn
B saeym o seapreBe; Mued fue g |esiesdde ay; vo BIUBY 40 jO 88N “Uodas jeSRIGdR Aus oisedeas iy ¢
Tuswasby
# SuLD paziiended 'uaiaul iny i yoj 1o Kyny
| pum o} He ae PUSd pue susa) esay)
dTTLINYdSYE 9 ANSOE ONYTY NDCHOD o1 vavuigg O S30IAM3S TYSIvEddy
30AIAOMd 0L £20Z ‘5z HOUYN 03 1v0 ANIWIIHOV IHL 40 1¥vd ¥ QNv OL QaHOVLLY

a4l ul peuysp se Buwesy swes B Bney [1BYs uaiey Pawgag jou
yBnouw se WeuRaby pasiiem: BA0ge 3 ol

SNOILIONOD NV Swy3L

¥, 8inpeyag

L 40 9 39vd

EZ0Z '¥Z \asey

d1TLLINVdSYY 3 AJISOE ONVAIY NOGHOD OTIvOvH L34
8unbs3 ‘fezey ‘W Apown



ay Ag sem a4 uo 794 JO D3N pBLNER m,éﬂﬁahﬁnﬁ:a»gnweug?séu
Buiﬁsgssgﬁgagﬁggyﬁauoﬁs.g sapun Tuaa

3..9...?.?nﬁﬁn;::&f?ﬂssgggaggossu

SEILM 10 WEINSUDD LRdXe U T8 Seoiss Buipoid Joj sies Ajep o Apnoy Supeassd
o&Baksg_EuﬂaﬁguEssoa_&s&sob dans yonz oy B
Suipnpus “Aueg Wi 10 Uiy 3y A pountul sesustxe LT T
Ui oy o) Aued & jou 5 Aueg ward so titd o4 soym wowuBisse sy
15:;8_.&233?-&839&55 medoued o P 8INpaId &) 'ssmuBo s0 OGO J& BiDs
Eﬂaesgﬁ.gnxﬁnﬁshﬁagues;ag:_ 3
UCHRGIIE 40 ‘SAReNSuIDE ‘TErpn| ‘1ebey Aue @ @0 e Jo oy
acuwaesgzbsﬁiﬁﬁsha.ﬁ.-sg?

BaasRdde ey uodhn
i 'soay g4
saaibe JuanD ‘pasjoau sBuipweaosd o

20 u voned; opnsn

w3 wewsaiby su) v paEs aswaswe SOl pl
LTRUOD

0 sisupe sauo Aue dg ognguu%!ageuo?ﬂniﬁnansgg pecuty fue

0 uBaD jo LI Aue o; Aom Aue =mﬁ§35=u-§=5usag.§ ‘Auadoiy oy Bureti

:oﬁnh__ﬁas-_ﬂuo.:!_g.h:o..suwuaﬁ Bunmw u saunepnd Buy, PUN pug b pur

Uma SU L 260l Joie eus Auo se A sopy Pinoys Jasn | pouy uIe dve pue ey gy

FINY SIIKLI 341 jo U033 Luenuspysag syl v papnord 5135003 ‘awes SRTLONE JuByD SSafun
e Aued fue gy ﬁgoibgguauﬂua.sﬁ_&.&woﬁt ESa%sn&BEEEE WLz

g
urul sayio Aued Aue oy Mpoey SURBRSIP Wing o4 ‘Bunum w Ajssauden Uity 3 Aq paesbe se 1daong jussuon
paisonbas ay| jo palang sy n ﬁz:igsaﬁtgiggﬂ S 8y) ;o $29; oy Ked o saaube
e iy o5 4 T ue A9 pop .uc::kk&aaﬁ-ﬁun._ggccu_s._:o:ﬂ!ua
Anviopu ue 1o uurg 3w Ag w4 undn py 5q few luasvos waum Wit ) j0 JUBTL00 uByjm soud
"ggenﬁh?eﬂo»iiwau:_sxo._is.uaocn.o.eauon_ﬁc_ﬂnﬁmﬁai-s_ﬂnnﬂiz» 18
J0use sofpue Asuedasssio yons Aue 10 UBME BORLL 81 Wiy Bl paodEs BuoiShPUoY
Pudwe of Wl by) sasesay ORIGY wing Dy} pue ‘pouods) su
PInG3 miep aroqe oyl jo Aue W sous e fsuedanm

of 166

SUDITUILID PURYINS Byl jO SEase puw P Koy Auadosd

jeced : s
123(54ud ‘suoydiuosop jefo; ‘o) panwy jou S1inG “apnpu, Aew o) paudje: ejep pue "BN0S Sul
UM Loewueu =i o) puB sNITWORINE 1EoL M 99 o pounpy @Ep pug UL SRAN [ esmiddy
uaas ey u) ) Bunoy e spseidde el g ajgssed 51 1 jesmesd #y Suvedesd Uy gy
;uongwgwﬂesﬁ_urasuﬂcnﬁwscacaqa ; B4 o fdos 2
SIALRUesAI0a Jo syuafe BT 30 Wwog3 way Bursus (w) ia ‘dued PR 420w o) e o jo Ado3 mg

ue Buicinoid uels wng sy 49 pousad s Aued ping e o Iesmdoe i jo Keayep i (i) wsummlby ay
0 SUCISINGHE 81D o Jusng Ag 49089 [wuaiew fue (1) Kuedaly ay B 5 i P pug

Wi g 3pnaud 0) seaRBusssIdo) Jo nusbe siuaD Jo wan Aq wunpe; due (i) L0 YNS0S yHYM ‘SEaUULEEL
Yans jo iue ay Ag paundy| sssuadis pue =09y ‘51500 uopeSay DR pum 563 sfowone Bgeuoseas B

put pnl fuss s prad WBlo; ‘sauy “san) ‘sasg0) ALy “swuser jre pue dug weoy
FSapaey pue ooy | Aueg uu, e 'ywea) suisee pue ¥ d. ..

SDuIUdE S Wiy pUR Wy ploy pus ‘P 'luuny Ag peses #q 04 Esunos £q) puagop ‘Apuwopy Iy

Swery g

“i03J194) uonBIPeLWSI 1o JERowWaY

‘uogensdesus Jo json 3yl Jo ‘Auedoiy By ui 1o uo 1 ([ensew SnopJezey) syue) sbesos punoifuspun sojpue

L 40 939vd

€202 ‘vz Yoiew

dT1'LINVASVY 2 %2ISOg ONV4TY NOQHO9 0T IvovNLTId
aunbs3 ‘ozey ' Agouny

117
Case 9:20-cv-81205-RAR Document 1847-1 Entered on FLSD Docket 04/24/2024 Page



BRIBLALOD 051 Wawns 1sow o w Psprpu fiaual sebaianns B50UY) 15e0) 10 B
iofpue ss8axs Bupnpu)) jeboubes 0O0'G00" 12 PUT auaLYTe Wes
Jo-sian epwnaud (1) ‘prse °a () jjeys ob

SIS 5] B Y UONIBUUes u Bursue Anlu Busnmipe pus
Buipniaui] Ainhu Appog @ anp ssBowop jauiebe ab B

BOME) (M) ‘{stlan epasquin
000°000' LS o Iunowe ue Ay
Y2 ¥ S 10pun pagy

pue aBewep lusdond ‘(uipsp

i | Mipgen resuen IBtBuLLoD (o)
SB1od $550x0 pue Amund 10 undouques & Aq PepLid 39 Ao il usium
‘weSuibbe 000'000'Ls pue usep yore oS.oB.,wxa._ss%zE:.éa _._s.ﬁ._ 1&.3

‘$eafoidua B Wiy o 9 BI2e Jssuoysip o oy pesnes
QI DOY'GR0'LS JO iy B i Pu2q Jo aouesntu Aigepry (g)

FISSIE S0 48 &) jo s90) Jeuiede Ly By aunsuy

“ounsu Bulvono; au
oped s inouBnoy ‘g

93Uedx® pue )502 3/0s ) je wimuIew 184S Uty oLy ‘JuswivsiBy sty sepun sesuuss 30 souel

d mey o dde oyl ssaqun 6 d J0 uoRae Wang U uBwie oyl o) esiidde
34 jo Ka19p jo M1m0 o wey sieod (z) oy wiLgn 9 ljeys g 0) Buiigra) ‘ssmimigo o
© fipuapul “f Poq ¥ Yl POSIq isweum Aled witd € o wuj ssumde 1ESurde B 40 5ean papusif
m_ Aue 1o waiy fa Bupasaasd 5
—
o

WD Wy 51500 pue ‘sasuRdns wonebiy ‘ese; s Aowone seaoso;
T PIIUS 99 [1eys wiid oy Wewsauly sy o) Bune

S4ELSpUn g b ._E_u_as__.usgna._ﬂutusﬁ..«:;ssuﬁ.s?&usgo«g

uoansu [envey paenBa
fiesacs) & Ag peidasse ag 10U Aew wsesode oy Wowaimbay 1941 jo man y) sucanisu Suipusy peeinBay

i UOIERLLOD ) Datn g IS SEsEidde Jegdwes
Buipuo seyie pue S4UBq unbe: suonenba) Buqueg apey gy

usjeanba |e6s) g 10 ajou
40 eBefuow sy uo UNBJap Jo Juare up 310)eq ebebuow sy jo i8S 10 I3)suen 3y} Jo ped se ‘veol eBeBuow e Jo
uoneuibuo sy) ym uoyasLLos W pdusoped |esmeidde ue 40 BSB2 8 ) (In) J0 1saImu e|qeUOSED,) SNid (esieidde
41 Joj uonesuedwo 1210} 3L 4o Jusxe 31 01 Auo ualg ing seomsss 40}198p Bunsixs epy euoq e o uoyoB)oI ey
) pueBas yum (1) ‘Anus 1eBey e jo y2und 4o sies ‘uoy i “Isbiow B jo ynsay el se (1) adsoxe ‘sjqeubisse
‘ou ale esiesdde aiy o Bupejes uogoe *aammzwo.om:._w_o_wmn.. .c_m_o:uuﬂ.umanmnufom mﬁucm_mm_ﬂanm

4 J05 wiryg g o) pied $8%) 40 Junowe s Poeaxe 'Aioay jebs) Jelo Aue 10 Penuon WO} ue peseq leyieym

‘ 'd ULl B Jo uul sy} Aq PazuoyIne sem jesreidde ey
U0 3duBltes 10 BN pewey s Aued UoNs Buaum Jo ssejpuebal) Aued PAY) Aue Jo g o Rieg wny Aue 10 uuy
1 Jo Auigey 830} ey jieys Juee ou uj “sebewep yons ‘p d sney 4 4 PIN0S 10 'jo Ay syl jo
umouy aaey pjnoys Jo Mmaux Aued yons i uane ‘lesiesdde sy 1o Weumby sy 6y Bunejss 10 woay} Butsue (syosd
Jo ss0; Buipnjowy) 9sbewep fequanbasuos Jo ‘lewspour *Aefduexs ‘Tewads ‘wespu) Aue 104 (Aueg wuig e 1o wuy

+ 4O 2 39Vg

€202 ‘v youey
717 IINVdSYY B MDIsog ONVITV NOGH0D Djﬂgh_u

eanbs3 ‘fozey iy Ao

Page 118
C 9:20-cv-81205-RAR Document 1847-1 Entered on FLSD Docket 04/24/2024 g
ase 9:20-cv- -



Case 9:20-cv-81205-RAR Document 1847-1 Entered on FLSD Docket 04/24/2024 Page 119
of 166

PeuIquios 0ng'000" )
000000’ L3 & L ‘S3fa1yaA Jojow peume-uoy PUE paiy ‘paumo ioy Aigey epgowone L“ﬁnﬂm (&)

BIY} Jo 1N Burs; L s
o w“ME»n ;m:.”uu:-.._nuu_w” Paebas yum Kotos spainsis IBUOIpEE Se ‘Bunum ur Pagnusp sey _._a._uuuwr.onmﬂa.q
PUE Juey0 abnpy) (A1) pue useninbe S 10) wuioy Asgod .Ben.___ms Aamqery s
’ Jeisumg
+} 40 8 IOV

. £20Z 'vZ youz|
dT7ILNVdSYY 2 M2IS08 ONVITY NOQH0D o._,_qwqm._m_ﬂ_

annbsz jezey W fpow |



‘Ruddoud ay) 1e Ausdosd IBUoSiad 4o anpayog 4

- Papsau swawestidw pue siieday sofew umouy Aue jo st 'g)
- 3I0efiene y ‘vodal \siussasee SUS [RWBLILOING | B5BYY "p)
«~"Aue i 'sases) punaug ¢
'POSp Jo Adoo gy uodas sp) -7y
@SERIDEP JO OSESOU
al Jua0as Isow Jo Adon *| |
'SREQUOS JuewsBeuey 'g).
‘saunos
Seaji1sed g
+'SIS02 pue uonduossp Buipnjsu Sjusumnosdw) |epdes jo Loysiy deak-san) g
«"S1qeqene 1 ‘suodss uonipuos Ausdasd uauno Jojpue oug <y

“Yqenene | ‘siesiesdde soud waiy suonduosap jearsAyd Jo podas Bunssubus jouy ‘g

12inofen Bale sjgEwe) Joj Suoisuawip yum sueid Jooy
eaJe Buipjing oy SuoisuswiIp Bumoys sugd Buipiing g
- (30d) -a1mejene j ‘Aaning siig vy Ty 10 Aanns yng-sy
Buunp so/pue uaum) ng o) suondgysies jo Siwswsaby g
" uonadsul
pue swey ‘z
ApE 3Seald ‘L

UsWSssasse Ju30as & Ussq say 813141 asinpe aseald ‘(s)ig xey sjeyse (e

Aued pimy Wy papafios uoneuuoyu WUBAS[BL AUE SE flam Se S31pNis 1ayew Jo Aupgy

~Aue ) (sueak ety ISE|

of 166

1edsAyd aps-uo 84 Jo) uosiad LoD By 10 (rews pue suoyd) ojuj Leos
Auadoid sng 104 13404q 10 s36euew Ausdosd e SEOMEWMAN 11 a5y

“Bulwoaypoy 349 jou
Yl PIUNOU ag [im am 184} 05 Uy ay) o] way TN, Wew
PUE Wall auyj 1o ssous @seaid 'Mojaq pajou sway Sywads Aue Buipinoid 30 10U i nok ueuss
2.8 noA ‘awn sy |2 ) wswuBisse siy jo Siuswauinbas awn ay; 19sw o) .ﬁ_mvwEE_ Panaoas
34 pInoys pue anisuas aun 1sow 41 2ie swey asay) se sy Sjuawaes asuadxa pue swoow
bue |54 juay se yans uoneuUo| [enuRLy || pue Auadosg ay 0 sainauie jeoisAyd au Buiguosap
suodas Ausdosd Jojpue suoda; fupasuibua ¢ !

lliM pue sjgejese jou st Uonewuoju aiy) je

dT7 'LINVASYY ? ¥2isog ONVATY NOQNOD O

TVOYM13ld HO4 $30IANTS WSIvdddy
3AINO¥d OL €202 ‘vz HOMYW Q31va INIWI3

HOV IHL 40 LMvd ¥ ONY OL Q3HOVL Ly
1817 NOILYWYOANI ALY¥3dO¥d

.8, 3Inpayog

L 40 6 39Vd
ETOZ 92 yosey
d77'LINVdSYY B M2iS0g OZ(&J(.ZOQEDQ 34«_@.«_«.53

sanbs3 ‘lozey W Ayjowy)

Page 120
C 9:20-cv-81205-RAR Document 1847-1 Entered on FLSD Docket 04/24/2024 g
ase 9:20-cv- -



Siuawsiers |eueuy sy up Pe[eanal jou 4 ‘sieak sany 58] 3y} Joy saey Aauednoog ¢
« Z20T 404 12bpng Bunesadg op
« PaUBIRIC 81 [80X3 'sjuBWRlE]S Bsuadxe PUE Swoow
da 1sed ay) 0] siuBwaels asuadia pue awoau) ‘gz
S31L8340ud ONIDNACUL-INOIN| TV ¥0o4

h-1 Pue (1202 '0Z0Z '610ZAD) sieak

‘Sqed |
‘sasusdxa Bunesado Jesk 3seq jo Bugsi) 10 aaysyom Jusiluasinquial xe) eje)sa ﬁ“ﬂ:mﬁ__ﬂﬂm 82
‘SIBaLe ur s)a1 pue sjueusy Ajquap) 1z
“Ausdoid sy
& (s)ueus) oW

OIEW o) sBuney/iodas ypsio Jo SiuBWBlelS |BnuuY Se yons uonews

oJul [euBulY ‘gz
"Sjuawihed ainy jo suusy PUE s18301q suoissiwwics Burses) Buip

UBISING 10 1517 *gZ
“Aue g 'sapy snisy Jouq 4z

..wwmﬁumﬂﬁmaﬁ Paziewy Bulaq jo pooygeN|

9lqeuosea) e aney ey siesodosd 9sea] buipuersine Aue 8L10 40 3583 0) s jo SiaYs| 3pUold 57
- Pa|E3A3) 39 pinoys suogencBou-as

2anou uan aney oym o ‘(sjases say) Appousaer I

Ul IABY OYM ) Aue Agjuaps @sealq “suojido jund Jo/pue

uoneullus) fpss sney Aew udium asoy) pus 'paiessumo

IsEJ|d ‘SIWBWPUBILIE |8 pue epusppe Buipnou) ‘S5se9)j0 Saidoa

of 166

‘sucisiroud
2B S8BT yoiym BIEPU

10 sadoy “siejusy doy Jo0i o aveds EB.&EE& Pases) o)
«1uau Bupyse abesane (p pue ‘ua; PRI 3
“SuUn 4o Jsquinu (ejo) (e adfy yun yoes Joj umopxeasq Buimay

v anp jsed Joj

110} Waypue sasea; jo suuey oz
Besane (o pun sag 100 auenbs (q
9 8y Buvmoys X7 Huntaung 6
1UnBooe 0} 38N oA wawnoop au; Jo uoday Gube
Piesio) aseald 'siesue v juss Jo ua) anpised moys jou 530D 1104 Way ) “yun Juawpuede YIED oy
WS [BNIIBAU0S pue ualwpisde ypes 104 sjuay pyrewyBunyse Wwawpede 30 344} 243 pue saseg)

10 sajep “IBquiny Jusliuede ‘awey Wweus) Bumoys (sjgmsed 4 129%3 u) [1oF ey weLng g
AL¥3IdONd INTFWLNYIY d¥0d4

L1 40 01 39vd

€202 'vZ Youey
411 LNVdSYY 2 3oIS0g ONV4IY NOONDD O._,.u(g._h_m

asnnbs3 ‘fezey ‘W Anown )

e 121
Case 9:20-cv-81205-RAR Document 1847-1 Entered on FLSD Docket 04/24/2024 Pag



(o]
(o]
z [ oowics [
Y— 008'LE$ | 934 |e1o)
o ] [eoeds OAGWOI/DUNEIe00 50 56 R 3/W0U0I8 5BUE & 56 BONBAIZOZ
I 008'zs |- PUE 'LOZ ‘201 'LOL SUUN - vd ‘eiudepeiyy 1S pig N 0z
0oB'es | |

(&ﬁf@um:_._n..mgca. 1B3IIS YOIy GDZ |
00828 | (wwop z/sidy g) vd edispeliud ‘19948 wosueg g1z |
. 00BES  (wwop;

| 00628 | (wwod | /sidy z) vd ‘eludiapejiyd ‘snusny Aunfssed gegl
0058 | (sidy g) vd "elydispeliyd 1eaus aonidg zep)
00528 | (wwoD ¢ /sidyg) ¥d "eudiapeld 'anusay junowsies oog |
00828 | (wwiopz/sidy al)| vd ‘Bdiapeiug 19eug of ‘N 281-G8) |
| 0os'zs | (sidv 9) Yd "BI4dIPPeNd 99AS i) 'S L16°G18 |

008’28 (wwog | /sidy ¢) vd ‘elydiopetug 193 u¢ N 198 |
| 00578 (wwopz sidyg) ¥ "BIuCIPPEId "GnuBAY PIEID 3 679720 |

008'2S | (sidy ve) | Vd endiapeilug 12aas uops zzp) |
008'2s | (wwog 1/ sidy z1) v 'BIudjapelyd 1935 1ewep oog |
234 | adA) ~ uonpesoT |
SV13A ALY3IdONd
«J» BINPaYDS

L} 40 11 39Vd

EZ0Z "v2 youew
d17 IINVdSYY % X2iso8 ONV4TY NOQuDD Q.ﬂ?@(zhwﬁ

aunbs3 ‘(ozey ‘W Apown)

122
Case 9:20-cv-81205-RAR Document 1847-1 Entered on FLSD Docket 04/24/2024 Page



Case 9:20-cv-81205-RAR Document 1847-1 Entered on FLSD Docket 04/24/2024 Page 123
of 166

ADDENDA

Addendum C

Financials and Property Information
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City of
Philadelphia | Property

Q861 N3RD ST
PHILADELPHIA, PA 19123-2203

Owner OPA Account Number
871509556
861 N 3RD ST LLC g’lnaJIiFrI\golr\ddress
205 Arch St

Philadelphia PA 19106

Property assessment and sale information

Assessed Value $2,163,000
Sale Date 04/29/2019
Sale Price $1,800,000

Office of Property Assessment (OPA) was formerly part of the Board of Revision of Taxes (BRT) and some City

records may still use that name. Sourcepffice of Property Assessment (OPA}(https://www.phila.gov/opa/pages/default.aspx)

Valuation History (4)

Taxable and exempt land values can represent the contributory value of l[and in relation to the total
market value, or were no structure is present, the value of vacant land. (Consistent with International
Association of Assessing Officers (IAAQO) standards, the value of an improved parcel is separated into
the portion of value attributed to the improvement and the portion of value attributed to the land.)

Year Market Taxable Taxable Exempt Exempt
Value Land Improvement Land Improvement
2023 $2,163,000 $432,600 $0 $0 $1,730,400
2022 $2,060,000 $412,000 $0 $0 $1,648,000
2021 $2,060,000 $412,000 $0 30 $1,648,000
2020 $2,060,000 $412,000 $0 $0 $1,648,000

Sales History (1)

Date Adjusted Total Grantees Grantors Doc Id

04/29/2019 $1,800,000 861 N 3RD ST LLC SKYLINE DEVELOPMENT LP 53510523
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Property Details

OPA is currently updating its data files. Some of the information below does not yet reflect
the data used to calculate the tax year 2023 property value. For questions regarding the
2023 property value, call OPA at(215)686-9200 te!;+12156863200)

For all other property questions suimit an official inquiry
(https://opainquiry.phila.goviona.apps/help/Proping.aspx?acct num=871509556 )

Property characteristics described below are included for convenience, but may not reflect the most recent
conditions at the property.

Year Built 2017
Building Description STR/OFF+APT 4 STY MASONRY _
Building Condition Not available

_Nmeer of Stories Not Available -

Number of Rooms Not Available

No basement
Features No fireplace
No garage

Heater type n/a
Heating and Utilities No central air
Sewer type n/a

Lot Size 1,841 sq ft
Improvement Area 6,724 sq ft
Frontage - 34 ft_ B
Beginning Point SE_C O_F 3RD & POPLAR
Zo_ning CMX3-Community Cornmercial Mixed-Usg#
(https://atlas.phila.gov/861%20N%203RD%205T/zaning )
OPA Account Number 871509556
_OPA Address 861N 3rc_i St

Homestead Exemption No
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Ward: 5th | Council District: StHZ {http://atlas.phila.govw/861 N 3RD ST/voting)

School Catchment

Elementary; Kearny, General Philip Middle® Kearny, General Philip | HS:

Franklin, Benjamin HS | [ (https://webapps1.philasd.org/schoeliindecs}

Police District

6th District 2 (https://www.phillypolice.com/gistricts/6thfindex.himl)

Friday (£ (https://www.phila.gov/senvices/trash-recycling-city-

Trash Day upkeep/residential-trash-and-recycling/find-your-lrash-and-recycling-
collection-day/#/)
L&l District CENTRAL EAST

Census Tract

036700

You can download the property assessment dataset in bulk, and get more information about this data at

metadata. phila.govd (https //metadata.phila.gov)

Note: Taxable and exempt land values can represent the contributory value of land in relation to the total
market value, or were no structure is present, the value of vacant land. (Consistent with International

Association of Assessing Officers (IAAO) standards, the value of an improved parcel is separated into the
portion of value attributed to the improvement and the portion of value attributed to the land.)
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ADDENDA

Addendum D

Comparable Data

861 North 3rd Street
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ADDENDA

Improved Sales

861 North 3rd Street
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ADDENDA
Hyton Lafts
Locatlon 2045 Trenton Avenue
PhHadelphia, PA
Market PA - Philadelphia - Greater ~
Submarket Philadelphia - Greater s
County Philadelphia
APN 831068777
Property Type Multifamily (Walk-Up)
Gross Building Area 13,277 SF
Rentable Area 12,036 SF
Land Acres 0.09 Acres
Land SF 3947 SF Transaction Type Cigged
Number of Units 12 Interest Conveyed Leased Fee
Density (Units per Acre) 132.4 Date October 21, 2022
Average Unit Size 1,003 SF Marketing Time N/A
No. of Stories 4 Grantor Sharouq Matarl
Year Built (Renovated) 1903 (2020) Grantee FB Wesleyan LLC
Construction Masonry Document No. 5411764%
Condition Gaod Price $3,900,000
Parking Financing Terms Cash to Seller
Investment Class Class B Price AdJustments For:
Elevators Finanging S0
Conditions of Sale $0
Other $0
Occupancy 83.0% Adjusted Price $3,900,000
Property Operations Status Sub-stabilized Operations Price Per Unit $325,000
NOI N/A
Derlved Cap Rate N/A
Reported Cap Rate 5.50% Verification Confirmed-Other

Sale of a 12-unit walk-up apartment building in Olde Kensinton. Property was nearly leased-up {10 of 12 unis} folfowing a major renovation and conversion
[rom its original industrial loft use to multifamily use. Property was downleg of a 1031 exchange for the seller. Mix of 18R and 28R units with exposed brick,
beam and ductwork. No amenities.

861 North 3rd Street



Gross Building Area
Rentable Area

Land Acres

Land SF

Number of Units
Density (Units per Acre)
Average Unit Size

No. of Stories

Year Bullt (Renovated)
Construction
Condition

Parking

Investment Class
Elevators

Occupancy
Properly Operations Status

NOt
Derived Cap Rate
Reported Cap Rate

4,800 SF
4,800 SF
0.05 Acres
2,245 SF

3
130434.8
1,600 SF

3

2022
Wood frame
New

Class B

100.0%
Stabilized Operations

N/A
N/A
N/A

Transaction Type
Interest Conveyed
Date
Marketing Time
Grantor
Grantee
Document No.
Price
Financing Terms
Price Adjustments For:
Financing
Conditions of Sale
Other
Adjusted Price
Price Per Unit

Verification

Case 9:20-cv-81205-RAR Document 1847-1 Entered on FLSD Docket 04/24/2024
of 166

ADDENDA
712 Midvate Ave
Location 3712 Midvale Avenue

Philadelphia, PA ‘d
Market PA - Philadelphia - Greater
Submarket Phlladelphia - Greater A '
County Phlladelphia
APN 382159100
Property Type Multilamidy (Walk-Lp! }

v

Llosed

Leased Fee

April 28, 2022

3 months

ESA Investments LLC

RK Real Estate Services LLC

54045598
$1,385,000
Cash to Seller

$0

$0

$0
$1,385,000
$461,667

Secondary Verification

Sale of a 3unit walk-up mixed use property in the East Falls neighborhoad of Philadeiphie. 1 ground floor commerclal space plus 3 2BR/2BA units abave,
each unit 1200 sf. Common roof deck. Commercial space was vacant as of the effective sale date.

861 North 3rd Street

Page 131
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2031-2033 $ Jurlper Strest

Lacation

Market
Submarket
County
APN

Property Type

Gross Building Area
Rentable Area

Land Acres

Land SF

Number of Units
Density (Units per Acre)
Average Unit Size

No. of Stories

Year Built (Renovated)
Construction
Condition

Parking

Investment Class
Elevators

Source
Occupancy
Property Operations Status

NOI
Derived Cap Rale
Reported Cap Rate

2031 S, Juniper St.
Philadelphia, PA
Valuation Properties

Valuation Apartment / Multl Housing

Philadelphia
881137531

Multifamily (Walk-Up)
10,820 SF

8,857 SF

0.10 Acres

4,515 SF

8

71.2

1,107 SF

3

2016

Waod frame

Goad

Street parking only
Class B

1

Pro Forma
100.0%
Stabilized Dperations

N/A
N/A
7.40%

Transaction Type
Interest Conveyed
Date

Marketing Time
Grantor

Grantee
Oocument No.
Price

Financing Terms

Price Adjustments For:

Financing

Conditions of Sale

Other

Adjusted Price
Price Per Unit

O
Derived Cap Rate
Verification

Closed
Leased Fee
January 25, 2022
N/A
Elitza Betta Acquisitions LLC
G Prime Juniper LLC
53984453
$2,150,000
Cash to Seller

80

$0

$0
$2,150,000
$268,750

$161,664
7.52%
Secondary Verification

Sale of a mised-use property in the East Passyunk neighborhood of South Philadelphla. Property is located one black east of Soulh Broed Street in close
proximity to the Snyder subway stop. Improvements were dellvered to market in 2016 and comprise 8 apartment units (2 x 1BR/1BA and 6 x 2BR/1BA) and a
ground floor commercial unit which was leased to South Philly Co-op, a neighborhood grocer) as of the effective sale date. Amenities Include in-unit
washer/dryer, shared roof deck, and elevator.

861 North 3rd Street



ADDENDA

1335-37 North Marslon Streat

Location

Market
Submarket
County
APN

Property Type

Gross Building Area
Rentable Area

Land Acres

Land SF

Number of Units
Density (Units per Acre)
Average Unit Size

No. of Storles

Year Bullt (Renovated)
Construction
Condition

Parking

Investment Class
Elevators

Occupancy

Property Operations Status

NOI
Derived Cap Rate
Reported Cap Rate

of 166

1335-37 North Marston Street
Philadelphia, PA

PA - Philadelphia - Greater
Phitadelphia - Greater
Philadelphia

881822817

]l

Multifamity (Walk-Up)

11,571 SF

8,033 SF

0.08 Acres

3,700 SF Transacllan Type

8 Interest Canveyed

94.2 Date

1,117 SF Marketing Time

4 Grantor

2018 Grantee

Document No.
0 Price
Financing Terms

0 Price Adjustments For:
Financing
Conditions of Sale
Other

100.0% Adjusted Price

50 Price Per Unit

N/A

N/A

N/A Verification

Case 9:20-cv-81205-RAR Document 1847-1 Entered on FLSD Docket 04/24/2024

Closed
Leased Fee
January 13,2022
N/A
1335 N Marston LLC
0
0
$2,590,000
Cash to Selfer

$0

$0

$0
$2,590,000
$323,750

Confirmed-Other

861 North 3rd Street

Page 133
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861 North 3rd Street



Case 9:20-cv-81205-RAR Document 1847-1 Entered on FLSD Docket 04/24/2024 Page 135

STRENGTHS
» World-class educational institutions.
Center for healthcare, medical research.
Well-developed port and international airport.

WEAKNESSES
» Relatively anemic population growth.
» Prohibitive business taxes that push firms to
suburbs or nearby states.
» Significant fiscal problems.

B

®

ost=1

344 Sth quintile L::mos

UPSIDE
» Downtown investment attracts more firms to PHI
and boosts long-run job growth.
» Revamped mixed-use buildings draw more hybrid
workers to locate downtown than expected.

DOWNSIDE
City schools' financial situation deteriorates
further, forcing more job cuts.
Permanent remote work leads to an exodus of
professional workers from the city.

RISK EXFOSURE
2022-2027

=

v

of 166
EMPLOYMENT GROWTH RANK ~ RELATIVE COSTS VITALITY  QUALITY
Best=1, Worst=410 U.5.=100% Bt Worst=403  Best=, Worste378

Recent Performance. Early signs suggest
things are beginning to look sunnier in Philadel-
phia. Though a larger share of jobs lost in the
COVID-19 recession are yet to be recovered
than the regional average, a midyear accelera-
tion in job growth helped narrow the short-
fall. The uptick in payrolls has been driven by
finance and professional services. The pickup
in these high-wage jobs has supported strong
growth in consumer-facing retail and leisure/
hospitality. Alongside a growing supply of la-
bor, the jobless rate had fallen below its pre-
virus level by July.

Public sector. Federal aid will support PHI's
public sector in the near term, though out-mi-
gration will squeeze tax revenues and limit hir-
ing longer term. PHI's public sector has posted
a subpar performance from the pandemic re-
cession. Headcounts are 5% below early-2020
levels and have contracted over the past year.
PHI's largest public school district received $1.1
billion in federal funding via the American Res-
cue Plan. The funds represent about a quarter of
the district's annual budget and have been ear-
marked to expand programs and increase pay to
retain and attract staff, among other initiatives.

The influx of spending and pay bumps for some
of the 20,000 employees at the district will have
a positive near-term impact on job growth and
consumer spending. However, an acceleration
in the outflow of residents since the pandemic
began and an unfavorable business environment
are working in the opposite direction. Fewer resi-
dents and new businesses will erode the tax base,
threaten spending on public services, and leave
payrolls expanding at a pace below the U.S. and
regional averages.

Caregivers. Healthcare will maintain its posi-
tion as the primary job creator in PHI in the years

demic levels than both the state and regional
averages. World-class hospitals and research
institutions are an advantage for PHI, attracting
job seekers and funding. The recent acceleration
in payroll growth, however, is owed in part to the
full opening of UPenn Health's new 500-room
hospital. This burst will be short-lived. Top em-
ployer Jefferson Health has downgraded its hiring
outlook, contributing to the Moody's Analytics
forecast for below-average payroll growth in the
local industry.

Residential. Though the upside is limited,
there are reasons to be optimistic about PHI's
residential housing market. Out-migration has
weighed heavily on single-family prices in PHI,
leaving the pace of appreciation below that
in the U.S. and other large metro areas in the
region. The worst of the pandemic-initiated
outflow of residents, however, appears to have
passed. Though the outlook for remote work
remains cloudy, homebuilders are betting
PHI's relative affordability and urban ameni-
ties will attract new residents in the coming
years. Starts to build single-family homes have
pushed to record highs in recent quarters.
Relative to peers in the surrounding region,
PHI's cost advantages will drive above-average
growth in household formations. This will keep
a higher floor under demand and price growth
a touch more buoyant than in the typical large
Northeast metro in the years ahead.

Job growth in Philadelphia will come at an
above-average clip in the quarters ahead.
White-collar workers' return to PHI will be
stow, but healthcare will pick up some of the
slack near term. Longer term, weak demo-
graphics and an unfriendly business climate
will keep job growth in PHI trailing that of
the U.S.

ahead. Payrolls have expanded at an impressive  Matt Colyar 1-866-275-3266
A2 CITY rate for most of 2022 and are closer to pre-pan-  August 2022 help@economy.com
AS OF NOV 09, 2018

133 1143 116.9 120.3 113.9 115.9 Gross metro product (C12$ bil) 17.0 1189 121.9 125.0 1282 1312
3.0 0.8 2.3 29 -5.3 1.7 % change 1.0 1.6 2.5 2.6 2.6 2.3
931.4 945.9 9641 9823 900.3 920.7 Total employment (ths) 957.6 973.8 9827 9891 9923 9948
1.8 1.6 1.9 1.9 -84 2.3 % change 4.0 1.7 0.9 07 03 0.2
6.2 5.8 53 5.2 1.5 84 Unemployment rate (%) 5.4 38 37 4.0 4.6 4.9
6.3 -0.4 55 08 74 37 Personal income growth (%) 17 6.3 57 5.1 51 47
473 48.8 507 532 54.5 577 Median household income ($ ths) 593 62.0 64.5 66.9 69.4 718
21398 21445 21488 21508 21518 21546 Population (ths) 21598 21647 21671 23679 21679 21675
03 0.2 0.2 0.1 0.0 o1 % change 0.2 0.2 o1 0.0 0.0 -0.0
-3.6 -2.8 -2.6 -4.3 -4.2 -09 Net migration (ths) 1.2 -1.3 -38 -53 -5.8 -6.0
1310 1194 915 1137 1144 1,919 Single-family permits (#) 1110 1,620 1,715 1778 1,858 1,955
2,317 2,776 2,610 3,710 4,775 23,872 Multifamily permits (#) 2,296 2,434 2,639 2714 2957 3,300
2323 2451 2593 2729 288.2 320.8 FHFA house price (1995Q1=100) 3487 350.8 354.3 356.9 3612 3670

MOODYS ANALYTICS /1 Practs 1U S Metro 7 August 2022
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PRECIS® U.S. METRO - Philadelphia PA
3-MO MA Feb22 Mar22 Apr22 May22 Jun22 Jul22 JAN 2012=100
Employment, change, ths 19 24 4 140
Unempioyment rate, % 6.9 6.6 6.4 6.0 :gg
Lator farca partrdpation rate, % 58.5 586 Y- R 58.7 58,8 125
Average weekly hours, # 353 351 349 352 354 3% 120
(ndustria production, 2012-100 978 98.2 98,9 991 991 991 :13
Residential permits, single-family, # 3,128 963 954 881 7ag, 700 | 408
Residentlal parmits, multifamily, # 7 670 2713 3,405 3 100
Dec/Dec Dec16 Dec17 Dec18 Dec19 Dec20 Dec2l | %
Employment, change, ths 77 154 146 232 -1065 563 1213 14 15 16 17 18 19 20 21 22
PHI PA -Us.
T BenerthanprorsmoMA Unchan edfrom rior 3-moMA
Sources: BLS, Census Bureau, Moody's Analytics Source: Moody's Analytics
% CHANGE YR AGO % CHANGE YR AGO, 3-MO MA 3-DIGIT NAICS LEVEL, 6-MO MA
fg Ji21 Jan2z  Jul22 | g
10 Total 75 55 4.4 75
Mining 22 18 x|
5 Construction 9.0 10 08 | 70
0 — Manufacturing 6.1 2.2 22 | ag
-5 Trade 1.4 44 34
10 Trans/Utllitles 32 12 54 | 60
15 Informatlari 161 2.2 %4 | 55
20 Financlal Activities 20 02 00 50
Prof 8 Buslness Svcs. 72 6.0 5.3
718 19 200 21 22 g4y g Health sves. 34 ER 33 | 45
m= Government Goods producing Lelsure & Hospitallty 565 436 183 14 15 16 17 18 19 20 21 22
.+ Private services Other Services 25.5 8.8 81 - PHI PA L US.
Government 12 -08
Sources: BLS, Moody's Analytics Sources: BLS, Moody's Analytics Sources: BLS, Moody's Analytics
JAN 2012=100 FORECAST 1998Q1=100, NSA
120 VS. 6 MO PRIOR ggg
15 , 2-Yr 5-Yr 240 -7
220 .
10 200
105 . y }80
A : 60
100 & @ 140
95 120
90 dmp  dAmp 100
80
85 98 01 04 07 10 13 16 19
12 13 14 15 16 17 18 19 20 21 22F 23F 24F 25F 26F - PHI PA . -uUs
PHI PA - U8,
Sources: BLS, Moody's Analytics Sources: FHF A, Moody's Analytics
GREATER THAN 100=MORE AFFORDABLE % GREATER THAN 100=MORE AFFORDABLE
220 a0
260
200 20 ;;O
0
180 10 200
160 j |i]_ 180
0 | 160
140 0 140
120 i 120
100 20 100
01 03 05 07 09 11 13 15 17 19 21
959799 01 030507 09 11 131517 19 :3 01 04 07 10 13 16 19 22 e PHI PA us
e PHI PA us Overvalued Undervalued -
Sources: Census Bureau, BLS, Moody's Analytics Sources: FHFA, Moody's Analytics Sources:NAR, Moody's Analytics
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PRECIS® U.S. METRO - Philadelphia PA
TOP EMPLOYERS INDUSTRIAL DIVERSITY BROAD-BASED START-UP RATE
University of Pennsylvania Health System 46,554 Most Diverse (U.5.) U.S.=100
Thomas Jefferson University and TJU Health Systemn Inc. 32,000 1.00 2020
Children’s Hospital of Philadelphia 22,051 E -
Comcast 7,607 060
Drexel University 9,347
Independence Blue Cross 8,210 oeo 056 0 20 40 80 80 100
Wells IFargo 6,021 PHI PA
Einstein Healthcare Network q4,768 040
SAP America 1097 Sources: Census Bureau, Moody's Analy tics
Elwyrt 1042 020
Dalsitte LB25
Rivers(:sim ) 1680 0.00 Product $mil
E"f‘" & Young LU 1482 Least Diverse Food and kindred products ND
Widener Liniversity 1374 Chemicals : 8.455.8
Saint joseph's University 1341 EMPLOYMENT VOLATILITY emica ASS.
KPMG LLP 1274 | DuetoUS.fluctuations  RelativetoU.s, | Frorary metal manufacturing wne
Burns' Family Neighbarhond Markets 1,005 | 100 Fabricated metal products ND
The Protecatl Group 975 Machinery, except electrical ND
L3 Salle University 930 0 Computer and electronlc products 16916
facobs 892 Transportation equipment 2,340.7
Source: philadelphia Businessjournal, 2020 60 Miscellaneous manufacturing 1,2_74.?'
! Other products 9,580.9
0 Total 247213
PUBLIC Destination s mil
Federal 33,415 | 20 Alrica 520.8
State 12,519 Asta 6,321.4
Local 80,354 0 Eurepean Unton 8,428.2
2021 NotduetoUs.  DuetoU.s. EeH us. Canada & Mexico 6.771.3
South Amedca 79.9
COMPARATIVE EMPLOYMENT AND INCOME :@:‘;ﬂ wortd zlii‘-::
ota J21.
% OF TOTAL EMPLOYMENT AVERAGE ANNUAL EARNINGS
Sector PHI PA us. PHI PA us.  %ofGbp 5.7
Mining 01 04 0.4 nd  $76956 $151.07%  Rankamong all metro areas 127
Constructlon 24 44 5.1 563763 381330 6012 Sowrces: BEA, International Trade Administration, Moody's
Manufacturing 34 94 8.5 5128589  $87.913  $91702  Analytics, 2019
Durable 518 58.0 62.2 nd 382,950 594,522
Nondurable 48.5 41.0 37.8 nd  §95200 $87.083
Transportation/Utilitles 4.1 5.4 4.5 $55,905 §75152 565,944 REAL OUTPUT PER WORKER, s
Wholesale Trade 2.5 38 39 $107,077 599,418 598,506
Retall Trade 75 LL+E ] 0.5 $38,672 $38,861 $41,889
Informatlon 16 1.5 19 nd $208,496 $153,450
Financlal Activitles 6.4 5.7 6.0 §77,402  $59,277  $67,570 AR
Prof. and Bus. Services 147 139 145 $121,687 $88,199 $82,393 Y
Educ. and Health Services 315 213 16.2 $69,108 $64,691 $63178
Letsure and Hosp. Services 8.0 83 5.6 $39,335 $28,370 530,932
Cither Services 3.9 41 17 549,245 545,521 542,842 | USs
Government 137 e 152 $102,230 $86,537 $86,611 PH PA )
Sources: Percent of total employment — BLS, Moody's Analytics, 2021, Average annual earnings — BEA, Moody's Analytics, 2020 Sources: BEA, Moody's Analytics, 2020
U-5.=100 HIGH-TECH Locatlon Employees
Total EMPLOYMENT NAICS Industry Quotient ths)
o Ths % of total 6113  Colleges, universities & prof. schools 6.2 671
T GVF  Federal Govemment 19 334
. | Iv] R ?
Unit labor PHI n9) 38 F 6211 Offlces of physlcians 12 197
=~ g us. 7,880.5 5.4 5511 Management of companies & enterprises 1.4 19.5
Energy GVL  Local Government 0.9 79.3
| HOUSING-RELATED 0 6221  CGeneral medical and surgical hospitals 17 495
Stale and local taxes ) EMPLOYMENT Z GVS  State Government 04 12.3
— T T o 6223  Specialty (ex. psych & subst abuse) hospitals 6.9 ne
Office rent | |_Ths_| %oftotal 7225 Restaurants and other eating places o8 517
PHI 59.3 6.4 g 6241  Individual and family services 20 49.8
0 20 40 60 80 100 120 140 Us. l1a7m9a | 101 © 4451 Grocerystores 1 18.2
2015 2020 - no ' 6216 Home health care services 1.9 175
Source: Moody's Analytics Source: Moody's Analytics, 2021 Source:Moody's Analytics, 2021

MOODY'S ANALYTICS 7 Praciss U S Metio / August 2022
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PRECIS® U.S. METRO -+ Philadelphia PA
% OF TOTAL INTO PHILADELPHIA PA
Number of
Less than HS Undereducated  Bolonced  Overeducatad Migrants
High School Montgomery County PA 15,035
W PHI us
Some College New York NY 6,753
] Camden NJ 3,967
Associate’s Wilmington DE 2,676
Bachelor's Index 2018 Rank* Washington DC 1,296
L Newark NJ 880
Graduate F i Glni coefficlent 052 12 Allentown PA 794
Palma ratlo 41 12 Baltimore MD 768
0 5 10 15 20 25 30 | Povertyrate 203% %1 Pittsburgh PA 552
B Occupations Population *Most unequal=1; Most equal=403 Los Al.'lgele.s CA. 550
Sources: Census Bureau, ACS, Moody's Analytics, 2018 Total in-migration 56,212

$THS
70

65
60
55
50
45

40
1 12 13 14 15 16 17 18 19 20 21

Sources: BEA, Moody'’s Analytics

RESIDENTS WHO WORK IN PHI

Top Outslde Sources of Jobs

Philadelphla PA Share
Montgomery County PA 16.5
Camden N} 26
Wilmington DE 16
New York NY 0.5
Trenton N]J 0.4

Sources: Census Bureau, Moody's Analytics, avg 2011-2015

POPULATION BY GENERATION, %

T s = - |

Gen Z

| e e

Millennial
Gen X

Baby Boom

Silent & 1
Greatest

0 5 10 15 20
H PHI us

25 30

Sources: Census Bureau, Moody 's Analytics, 2020
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FROM PHILADELPHIA PA

Montgomery County PA 23,813
Camden N) 6,168
Wilmington DE 4144
New York NY 4,067
Washington DC 1m2
Baltimore MD 783
Atlanta GA 731
Allentown PA 721
Los Angeles CA 678
Newark NJ 581
Total out-migration 69,219
Net migration -13,007
NET MIGRATION, #
0
-1,000
-2,000
-3,000
-4,000
-5,000
16 17 18 19
2016 2017 2018 2019
Domestic 5160 -13,053 -12,781 -Ma77
Forelgn 12344 10294 10,182 6,901
Total -3,572 -2,759  -2,599 -4,276

Sources: IRS (top), 2019, Census Bureau, Moody’s Analytics
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POPULATION DENSITY

N
Residents per square mile
1 150,097 -
' ’
# b L
oy P s
e, FA IR
Philatie  ia"
I . AT,
. " .
% r-’ |' . . %A’
f L)
v v
Delaware 7
- - " N N
Distribution, %
Lo R e County Pop. Emp. Permits
i P Delaware PA 6.7 207 21
’ Philadelphia PA 73.3 703 979
Sources: Census Bureav, BLS. Moody's Analyfics 2021
MEDIAN HOUSEHOLD INCOME POPULATION 8 HOUSING CHARACTERISTICS
Units Value Rank*
Total area sq i 3333 400
Total water area sqmi 153 291
Total land area sgq 317.9 399
Land area - developable sqmi 296.9 e
Land area - undevelopable sqmi 21.2 z
Population density pop. to developable land 6,762.5 1
Total population ths 2.150. 36
U.S. citizen at birth % of population 828 342
Naturalized U.S. citizen % of population 7.3 55
Not a U.S, citizen % of population 6.4 97
MEDIAN COMMUTE TIME Median age 56 %2
Total housing units ths 9137 32
Owner accupied % of total 50, 357
Renter occupied % of total 39.2 33
Vacant % of total 10,7 201
- 1-unit; detached % of total 16.8 403
1-unit; attached % of total 52.0 1
Multifamily % of total 31 49
Median year built 1950
* Areas & pop. density, out of 410 metro areas/ divisions, including metros in Puerto Rico;
allothers, out of 403 metros.
Sowrces: Census Bureau, Moody's Analytics, 2018 except land area 2010

Sources: ACS, Moody's Analytics
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About Moody's Analytics

Moody's Analytics provides financial intelligence and analytical tools supporting our clients' growth, efficiency
and risk management objectives. The combination of our unparalleled expertise in risk, expansive information
resources, and innovative application of technology helps today's business leaders confidently navigate an
evolving marketplace. We are recognized for our industry-leading solutions, comprising research, data, software
and professional services, assembled to deliver a seamless customer experience, Thousands of organizations
worldwide have made us their trusted partner because of our uncompromising commitment to quality, client

service, and integrity.

Concise and timely economic research by Moody's Analytics supports firms and policymakers in strategic planning, product
and sales forecasting, credit risk and sensitivity management, and investment research. Our economic research publications
provide in-depth analysis of the global economy, including the U.S. and all of its state and metropolitan areas, all European
countries and their subnational areas, Asia, and the Americas. We track and forecast economic growth and cover specialized
topics such as labor markets, housing, consumer spending and credit, output and income, mortgage activity, demographics,
central bank behavior, and prices. We also provide real-time monitoring of macroeconomic indicators and analysis on timely
topics such as monetary policy and sovereign risk. Our clients include multinational corporations, governments at all levels,
central banks, financial regulators, retailers, mutual funds, financial institutions, utilities, residential and commercial real
estate firms, insurance companies, and professional investors.

Moody'’s Analytics added the economic forecasting firm Economy.com to its portfolio in 2005. This unit is based in West Chester
PA, a suburb of Philadelphia, with offices in London, Prague and Sydney. More information is available at www.economy.com.

Moody's Analytics is a subsidiary of Moody's Corporation (NYSE: MCO). Further information is available at
www.moodysanalytics.com.

DISCLAIMER: Moody's Analytics, a unit of Moody's Corporation, provides economic analysis, credit risk data and insight,

as well as risk management solutions. Research authored by Moody's Analytics does not reflect the opinions of Moody's
Investors Service, the credit rating agency. To avoid confusion, please use the full company name “Moody's Analytics”, when
citing views from Moody’s Analytics.

About Moody's Corporation

Moody's Analytics is a subsidiary of Moody’s Corporation (NYSE: MCO). MCO reported revenue of $6.2 billion in 2021,
employs more than 13,000 people worldwide and maintains a presence in more than 40 countries. Further information
about Moody's Analytics is available at www.moodysanalytics.com.
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© 2022 Moody's Corporation, Moody's Investars Service, Inc., Moody’s Analytics, Inc. and/or their licensors and affiliates {collectively, "MOODY'S").
All rights reserved.

CREDIT RATINGS ISSUED BY MOODY'S CREDIT RATINGS AFFILIATES ARE THEIR CURRENT OPINIONS OF THE RELATIVE FUTURE CREDIT RISK
OF ENTITIES, CREDIT COMMITMENTS, OR DEBT OR DEBT-LIKE SECURITIES, AND MATERIALS, PRODUCTS, SERVICES AND INFORMATION
PUBLISHED BY MOODY'S (COLLECTIVELY, "PUBLICATIONS") MAY INCLUDE SUCH CURRENT OPINIONS. MOODY'S DEFINES CREDIT RISK AS
THE RISK THAT AN ENTITY MAY NOT MEET ITS CONTRACTUAL FINANCIAL OBLIGATIONS AS THEY COME DUE AND ANY ESTIMATED FINAN-
CIAL LOSS INTHE EVENT OF DEFAULT OR IMPAIRMENT. SEE APPLICABLE MOODY'S RATING SYMBOLS AND DEFINITIONS PUBLICATION FOR
INFORMATION ONTHE TYPES OF CONTRACTUAL FINANCIAL OBLIGATIONS ADDRESSED BY MOODY'S CREDIT RATINGS. CREDIT RATINGS
DO NOT ADDRESS ANY OTHER RISK, INCLUDING BUT NOT LIMITED TO: LIQUIDITY RISK, MARKET VALUE RISK, OR PRICE VOLATILITY. CREDIT
RATINGS, NON-CREDIT ASSESSMENTS ("ASSESSMENTS"), AND OTHER OPINIONS INCLUDED IN MOODY'S PUBLICATIONS ARE NOT STATE-
MENTS OF CURRENT OR HISTORICAL FACT. MOODY'S PUBLICATIONS MAY ALSO INCLUDE QUANTITATIVE MODEL-BASED ESTIMATES OF
CREDIT RISK AND RELATED OPINIONS OR COMMENTARY PUBLISHED BY MOODY'S ANALYTICS, INC. AND/OR ITS AFFILIATES. MOODY'S
CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS AND PUBLICATIONS DO NOT CONSTITUTE OR PROVIDE INVESTMENT OR FINANCIAL
ADVICE, AND MOODY'S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS AND PUBLICATIONS ARE NOT AND DO NOT PROVIDE REC-
OMMENDATIONS TO PURCHASE, SELL, OR HOLD PARTICULAR SECURITIES. MOODY'S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS
AND PUBLICATIONS DO NOT COMMENT ON THE SUITABILITY OF AN INVESTMENT FOR ANY PARTICULAR INVESTOR. MOODY'S ISSUES ITS
CREDIT RATINGS, ASSESSMENTS AND OTHER OPINIONS AND PUBLISHES ITS PUBLICATIONS WITH THE EXPECTATION AND UNDERSTAND-
ING THAT EACH INVESTOR WILL, WITH DUE CARE, MAKE ITS OWN STUDY AND EVALUATION OF EACH SECURITY THAT IS UNDER CONSID-
ERATION FOR PURCHASE, HOLDING, OR SALE.

MOODY'S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS, AND PUBLICATIONS ARE NOT INTENDED FOR USE BY RETAIL INVESTORS AND
IT WOULD BE RECKLESS AND INAPPROPRIATE FOR RETAIL INVESTORS TO USE MOODY'S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS

OR PUBLICATIONS WHEN MAKING AN INVESTMENT DECISION. IF IN DOUBT YOU SHOULD CONTACT YOUR FINANCIAL OR OTHER PROFES-
SIONAL ADVISER.

ALL INFORMATION CONTAINED HEREIN IS PROTECTED BY LAW, INCLUDING BUT NOT LIMITED TO, COPYRIGHT LAW, AND NONE OF SUCH IN-
FORMATION MAY BE COPIED OR OTHERWISE REPRODUCED, REPACKAGED, FURTHER TRANSMITTED, TRANSFERRED, DISSEMINATED, REDISTRIB-
UTED OR RESOLD, OR STORED FOR SUBSEQUENT USE FOR ANY SUCH PURPOSE, IN WHOLE OR IN PART, IN ANY FORM OR MANNER OR BY ANY
MEANS WHATSOEVER, BY ANY PERSON WITHOUT MOODY'S PRIOR WRITTEN CONSENT.

MOODY'S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS AND PUBLICATIONS ARE NOT INTENDED FOR USE BY ANY PERSON AS A BENCH-
MARK AS THAT TERM IS DEFINED FOR REGULATORY PURPOSES AND MUST NOT BE USED IN ANY WAY THAT COULD RESULT IN THEM BEING
CONSIDERED A BENCHMARK.

All information contained herein is obtained by MOQDY'S from sources believed by it to be accurate and reliable. Because of the possibility of human
or mechanical error as well as other factors, however, all information contained herein is provided "AS 1S" without warranty of any kind. MOODY'S
adopts all necessary measures so that the informatian it uses in assigning a credit rating is of sufficient quality and frem sources MOODY'S cansiders to
be reliable including, when appropriate, independent third-party sources. However, MOODY'S is not an auditor and cannot in every instance indepen-
dently verify or validate information received in the rating process ar in preparing its Publications.

To the extent permitted by law, MOODY'S and its directors, officers, ernployees, agents, representatives, licensors and suppliers disclaim liability to any
person or entity for any indirect, special, consequential, or incidental losses or damages whatsoever arising from or in connection with the information
contained herein or the use of or inability to use any such information, even if MOCQDY'S or any of its directors, officers, employees, agents, representatives,
licensors or suppliers is advised in advance of the possibility of such losses or damages, including but not limited to: {a) any loss of present or prospective
profits ar (b} any loss or damage arising where the retevant financial instrument is not the subject of a particular credit rating assigned by MOQDY'S.

To the extent permitted by law, MOQOY'S and its directors, efficers, employees, agents, representatives, licensars and suppliers disclaim liability for
any direct or compensatory losses or damages caused to any person or entity, including but nat limited to by any negligence (but exeluding fraud, will-
ful misconduct or any other type of liability that, for the avoidance of doubt, by law cannot be excluded} on the part of, ar any cantingency within or
beyond the control of, MOGDY'S or any of its directors, officers, employees, agents, representatives, licensors or suppliers, arising from or in connection
with the information contained herein or the use of or inability to use any such information.

NO WARRANTY, EXPRESS OR IMPLIED, AS TO THE ACCURACY, TIMELINESS, COMPLETENESS, MERCHANTABILITY OR FITNESS FOR ANY PARTICULAR
PURPOSE OF ANY CREDIT RATING, ASSESSMENT, OTHER OPINION OR INFORMATION IS GIVEN OR MADE BY MOODY'S IN ANY FORM OR MAN-
NER WHATSOEVER.

Moody’s Investors Service, Inc., a whally-owned credit rating agency subsidiary of Moody's Corparation (*MEO™, hereby discloses that most issuers of
debt securities (including corporate and municipal bonds, debentures, notes and commercial paper) and preferred stock rated by Moody's Investors Ser-
vice, Inc. have, prior to assignrment of any credit rating, agreed to pay to Moody's Investars Service, (nc. for credit ratings opinians and services rendered
by it fees ranging from $7,00 to approximately $5,000,000. MCO and Moody's Investars Service also maintain policies and procedures to address the
independence of Maody's Investers Service credit ratings and credit rating processes. Information regarding certain affiliations that may exist between
directors of MCO and rated entities, and between entities who hold credit ratings from Moady's Investors Service and have also publicly reported to
the S5EC an ownership interest in MCO of more than 5%, is posted annually at www.mouodys.com under the heading “Investor Relations — Corporate
Governance — Director and Shareholder Affiliation Policy."

Additional terms for Australia onty: Any publication into Australia of this document is pursuant to the Australian Financial Services License of MOGDY'S
affiliate, Moody's Investars Service Pty Limited ABN 67 003 399 657AFSL 336962 and/or Moody's Analytics Australia Pty Ltd ABN 94 105 136 972
AFS| 383569 (as applicable). This document, is intended to be provided only to "wholesale clients” within the meaning of section 761G of the Corpara-
tions Act 2001. By continuing to access this docurment from within Australia, you represent to MOQDY'S that you are, or are accessing the document
as a representative of, a “wholesale client" and that neither you nor the entity you represent will directly or indirectly disseminate this document or its
contents to “retail clients” within the meaning of section 761G of the Corporations Act 2001, MOQDY'S credit rating is an opinion as to the creditwor-
thiness of a debt obligation of the issuer, not on the equity securities of the issuer or any form of security that is available to retail investors.

Additional terms for Japan only: Moody's Japan K K. (“MJKK") is a wholly-owned credit rating agency subsidiary of Moody's Group Japan G K., which is
whally-cwned by Moody's Overseas Holdings Inc., a wholly-owned subsidiary of MCG. Meody's SF Japan K K. {"MSF|" is 2 wholly-owned credit rating
agency subsidiary of MJKK. MSF] is not a Nationally Recognized Statistical Rating Qrganization {"NRSRQ"}. Therefore, credit ratings assigned by MSF|
are Non-NRSRO Credit Ratings. Non-NRSRO Credit Ratings are assigned by an entity that is not 8 NRSRO and, consequently, the rated obligation will
not qualify for certain types of treatment under U.S. laws. MJKK and MSF| are credit rating agencies registered with the Japan Financial Services Agency
and their registration numbers are FSA Commissioner (Ratings) No. 2 and 3 respectively.,

MJKK or MSF] (as applicable) hereby disclose that most issuers of debt securities (inciuding corporate and municipal bonds, debentures, notes and com-
mercial paper} and preferred stock rated by M{KK or MSF) {as applicable) have, prior to assignment of any credit rating, agreed to pay to MJKK or MSF|
(as applicable) for credit ratings opinions and services rendered by it fees ranging fram [PY100,000 to approximately JPY550,000,000.

MJKK and MSF] also maintain policies and procedures to address Japanese regulatory requirements.
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ADDENDA

Addendum E

Appraiser Qualifications and Licenses

861 North 3rd Street
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is a Senior Managing Director at
for Pennsylvania, West Virginia and
southern New Jersey.

brings to his position more than 29 years of valuation and advisory experience.
He has performed valuations, consulting, and market studies on a wide variety of
property types, including shopping centers, office properties, multifamily communities,
development sites, and special-purpose properties such as college campuses,
museums, places of worship, and sports facilities. These properties include proposed,
partially completed, renovated and existing structures has performed
valuations for condemnation purposes, title issues, matrimonial, estate planning,
arbitration, lease negotiations, tax assessment appeals, financing, equity participation
and due diligence support. His clients have included life insurance companies, banks
and financial institutions, developers and investors, law firms, businesses, quasi
government and government agencies.

He joined in 2017,

Quotes from Publications

- "Big Sale of Land between Old City and NoLibs Offers Chance to Make a Mark,"
Philadelphia Inquirer (February 21, 2017)

- "Office Tower Planned al Long-Emply lol near Philadeiphia City Hall,” Philadelphia
Inquirer (December 19, 2016)

— "Canada Job Searches Soar while Many Business Leaders are Cautious about
Trump Victory,” Philadelphia Inquirer (November 9, 2016)

- "Real Estate Bubble? Prices Rising Faster than Rents,” Philadelphia Inquirer
(January 19, 2015)

- "In Camden, Development Projects Kindle Hope,” The New York Times (December 9,
2014)

- "Planned Comcast Tech Center Raises Sights in Philadelphia,” The New York Times
(January 28, 2014)

- "Philadelphia Schools See Cash in Old Classrooms,” The New York Times
(November 12, 2013)

Professional Affiliations
— Appraisal Institute Philadelphia Metro Chapter:
» President, 2011
* Vice president, 2010
+ Treasurer, 2009
« Education chair, 2007 - 2009
+ Secretary, 2008
— Counselors of Real Estate — Delaware Valley Chapter

+ Chair, 2017
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Licenses and Designations

— MAI designation, Appraisal Institute

- CRE designatlon, the Counselors of Real Estate

- Member, Royal Institution of Chartered Surveyors (MRICS)

- Certified general real estate appraiser, Commonwealth of Pennsylvania and State of
New Jersey

- Licensed real estate broker, Commonwealth of Pennsylvania

Education
arned a Bachelor of Business Adminisiration degree in real estate from the

Pennsylvania State University. He has also successfully completed numerous real
eslate and valuation courses and seminars sponsored by the Appraisal Institute,
accredited universities and others.
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in the
Philadelphia office, which covers Pennsylvania, the southern half of New Jersey and
West Virgina.

An experienced appraiser, Tom has prepared and performed valuations and market
studies on a broad range of properties that include lifestyle centers, neighborhood and
community shopping centers, single-tenant retail, manufacturing, warehouse and flex
industrial facilities, low-to-high rise office buildings and large mixed-use developments
as well as vacant land. Additionally, he has performed specialized real estate valuation
and market studies on religious facilities, schools, restaurants/catering halls, bank
branches, theaters, convenience stores, medical offices and residential land
subdivisions. Clients have included commercial banks, developers, corporations,
individual property owners, public agencies, insurance companies and legal firms.

has completed valuations and market studies on proposed, partially completed,
renovated and existing properties. He has carried out valuations for mortgage financing,
investment counseling, potential sales and purchases, leasehold and rental analysis,
and feasibility analysis.

Prior to joinin in 2018, worked for several successful years at a
prominent mid-sized appraisal firm.

Licenses and Designations
— Pennsylvania, Certified General Appraiser, GA004549, Expires June 2023

— New Jersey, Certified General Appraiser, 42RG00284700, Expires December 2023

Education
— Master of Business Administration, Lebow College of Business, Drexel University,
2016

— Bachelor of Arts, The Pennsylvania State University, 2011
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Exhibit B

Agreement of Sale
Dated April 12, 2024
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PURCHASE AND SALE AGREEMENT

Seller agrees to sell the Property to Buyer, and Buyer agrees to purchase the Property
from Seller, in accordance with the terms of this Purchase and Sale Agreement (“Agreement”),
This Agreement is effective as of the date the Seller signs this Agreement (“Effective Date”).

1. KEY TERMS.

A, Selier: Ryan Stumphauzer, Court Appointed Receiver
guto, cor

phcme No,: (call counsel to Receiver) email address;c/o tmhie pictraealls
101 ri ] )

malimg addrees . Ong

Biscayne Tower, 2 South Blagams, Lioulw.ird Suite I{)OO Miami, FIL. 33131

5. puyer NG
phone No.:_ | | addrcss:_
o S e e

mailing address:

C. Purchase Price: $1.468.895 (which cquals Buyer’s offer price of
$1.468.,500 plus a Transaction Fee of $395)

D. Eamest Money Deposit: $30.000 (if blank, then 10% of the Purchase
Price, but no less than $50,000).

E. Property: Address: 861 N 34 St., Philadelphia, PA 19123 as legally described
on Exhibit A, including all permanent improvements thereon (but excluding
any personal property unless specifically identified by addendum or

amendment to this Agreement).

E Closing Date: May 2, 2024 , (if blank, then (i) 30 calendar days after the
Effective Date). If the Closing Date falls on a weekend or a state or federally
recognized holiday, the Closing Date shall be the next business day.

G. losing Agent: | EEGNGNG_ oo TN oo Bl

M email address: NG

H.  Title Insurance Company: [N :icc insurance agent for

__. and the Title Company designated by Receiver.
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L. Closing Cost Allocations: As described in the Section below entitled “Closing
Cost Allocations”.

2z EARNEST MONEY DEPOSIT. Buyer must deposit the Earnest Money Deposit with
Closing Agent on or before 5:00 p.m. in the time zone where the Property is located on the first
business day after Seller countersigns this Agreement. The Earnest Money Deposit is
non-refundable except as set forth in this Agreement, and may be applied towards the amounts
payable by Buyer under this Agreement. The escrow (“Escrow”) for the purchase of the
Property shall be opened upon Closing Agent’s receipt of the Earnest Money Deposit and a

fully-signed copy of this Agreement.

3. CLOSING. The transactions contemplated by this Agreement shall be consummated
(“Close” or “Closing”) on or before the Closing Date.

4. CLOSING DELIVERIES.

(a) Seller’s Deliveries. On or before the Closing Date, Seller shall deliver the
following to Closing Agent (“Seller’s Deliveries™):

@) The transfer deed providing a receiver’s limited warranty against
title defects arising by, through or under Seller (in the form customarily used for similar
transactions involving a court-appointed receiver) (“Deed”) signed by Seller and acknowledged
in accordance with the laws of the state in which the Property is located. NOTE: The Title
Insurance Company reserves the right to insure over encumbrances that may appear of record but
which in the commercially reasonable opinion of the Title Insurace Company remain of record
due to a failure on the part of previous title companies and/or closing agents, to effect the
recording of appropriate terminations and/or satisfactions.

(i) A counterpart of the “Settlement Statement” (defined below)
signed by Seller.

(i) A counterpart of the assignment and assumption of leases and
contracts substantially in the form attached as Exhibit B (“Assignment of Leases and
Contracts”) signed by Seller.

(iv) Any and all other instruments reasonably required by Closing
Agent or otherwise necessary to Close the transactions contemplated by this Agreement.

(b)  Buyer’s Deliveries. On or before the Closing Date, Buyer shall deliver the
following to Closing Agent (“Buyer’s Deliveries”):

) An amount in immediately available “good funds” equal to the
Purchase Price (less the Earnest Money Deposit already deposited with Closing Agent), plus
Buyer’s share of closing costs, prorations and expenses as set forth in this Agreement.

(i) A counterpart of the Settlement Statement signed by Buyer.

#8137783/3
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(i) A counterpart of the Assignment of Leases and Contracts signed
by Buyer.

(iv)  Any and all other instruments reasonably required by Closing
Agent or otherwise necessary to Close the transactions contemplated by this Agreement.

S. CONDITIONS PRECEDENT TO CLOSING.

(a) Seller’s Conditions. Seller’s obligation to Close is conditioned upon the
following:

1) All representations and warranties of Buyer in this Agreement
shall have been true in all material respects as of the Effective Date.

(i)  Buyer shall have performed in all material respects all covenants
and obligations required to be performed by Buyer on or before the Closing Date.

(iii)  Seller shall have received approval of the United States District
Court for the Southern District of Florida, Case No. 20-CV-81205-RAR for the Closing pursuant
to the terms of this Agreement (“Court Approval”). In the event that Court Approval is not
received by Seller within thirty (30) days of the Effective Date, despite Seller’s commercially
reasonable efforts, Seller may elect in Seller’s sole and absolute discretion, to terminate this
Agreement by providing written notice to Buyer of Seller’s election, whereupon this Agreement
and all of the parties’ rights and obl gations hereunder shall forever terminate and this Agreement

shall be of no further force or effect.

(b) Buyver’s Conditions. Buyer’s obligation to Close is conditioned upon the

following:

@) All representations and warranties of Seller in this Agreement have
been true in all material respects as of the Effective Date.

(i)  Seller shall have performed in all material respects all covenants
and obligations required to be performed by Seller on or before the Closing Date,

(iij)  Title Insurance Company is irrevocably committed to issue to
Buyer an owner’s title insurance policy covering the Property with standard coverage customary
in the state where the Property is located, showing liability in the amount of the Purchase Price
and showing insurable title to the Property vested in Buyer, subject only to the following: (a)
Title Insurance Company’s standard exceptions; (b) liens for all current general and special real
property taxes and assessments not yet due and payable; (c) liens of supplemental taxes, if any
assessed; (d) any facts not shown by public records that an accurate survey and/or a personal
inspection of the Property would have disclosed; (e) the mortgage/deed of trust/deed to secure
debt lien in connection with any Buyer financing; (f) any laws, regulations, or ordinances
regarding the use, occupancy, subdivision, or improvement of the Property, or the effect of any
non-compliance with or any violation thereof; (g) rights of existing tenants and/or occupants of
the Property, if any; (h) covenants, restrictions, casements, and other matters that do not
materially impair the value or use of the Property; (i) non-monetary encumbrances disclosed to

3
#8137783/3
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Buyer in writing prior to entering into this Agreement; and (j) any other matter for which Title
Insurance Company agrees to provide insurance at no additional cost to Buyer.

(c) Duty to Cooperate in Good Faith to Resolve. Despite anything to the contrary in
this Section, if either party learns that a closing condition is unlikely to be satisfied, such party
shall promptly notify the other party, and both parties shall cooperate in good faith to fairly and
promptly resolve the matter, and the party whose closing condition was not satisfied shall not be
relived of its obligation to Close unless (i) the other party fails to cooperate in good faith, (ii) fair
and prompt resolution is not reached after the parties have cooperated in good faith, or (iii) fair
and prompt resolution of the matter on or before the Closing Date would be impracticable.

(d) Waiver of Conditions. Either party may waive its respective closing conditions in

its sole discretion. By proceeding to Closing, each party waives its respective closing conditions
and irrevocably releases the other party from any liability arising from any facts known by such
waiving party that would otherwise have resulted in a failure of a closing condition.

6. CLOSING INSTRUCTIONS TO CLOSING AGENT. At Closing, Closing Agent is
irrevocably instructed to do the following:

(a) Record the Deed.

(b) Pay all fees, costs, deed and transfer taxes for the sale of the Property which are
required to be paid by Seller and Buyer under this Agreement, the portion of any fees charged by
Closing Agent which are payable by Seller and Buyer (if any) and other expenses relating to the
sale of the Property which are required to be paid by Seller and Buyer.

(c) Pay to Seller the balance of the Purchase Price and any other funds remaining
after Closing.

7. COSTS AND PRORATIONS.

(a) Pre-Closing Costs. Buyer and Seller acknowledge that Closing Agent may incur
certain costs while processing this transaction which must be paid prior to Closing, Closing
Agent is authorized and instructed to release funds for payment of such costs prior to Closing
from funds deposited into Escrow by Buyer. Such funds are not refundable and Closing Agent is
released from any liability for payment of any such funds pre-released through the Escrow.
Closing Agent is authorized to charge the appropriate party for costs incurred, or credit the
appropriate party for credits, as applicable at Closing or upon termination of this Agreement.

(b)  Prorations. The following shall be prorated as of the date of Closing, in each case
based on the number of calendar days in the applicable period and in accordance with local
customs: (i) all real property taxes, assessinents, utilities and other operating expenses
customarily apportioned in similar situations (“Property Expenses™), and (ii) all rents and other
income actually received and customarily apportioned in similar situations (“Property
Income”). Despite anything to the contrary in this Agreement, insurance premiums will not be
prorated, and Seller may cancel any existing insurance on the Property after Closing. If either
party receives Property Income or a refund of Property Expenses attributable, in whole or in part,
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to the other party’s period of ownership, the party that received such Property Income or refund
shall immediately submit o the other party the portion atiributable to such other party’s period of
ownership.  Except as set forth in this Agreement, Scller shall not be responsible for any
Property Expenses aceruing afier Closing. This paragraph shall survive ¢ ‘losing indefinitely.

(¢)  Closing Costs. Seller and Buyer shall pay closing costs as described in the
Closing Cost Allocations (and Closing Agent is authorized to 1) pay Seller’s costs from Seller’s
£ _ 8 AL pay
proceeds, and (i) pay Buyer’s costs from funds deposited into Escrow by Bu yer).

()  Settlement_Statement. On or before the third business day prior to Closing,
Closing Agent shall prepare and deliver to Seller and Buyer a settlement statement setting forth

the prorations and cost allocations set forth in this Agreement (“Settlement Statement”),
8. TERMINATION AND CANCELLATION OF ESCROW,

(a) Terminaty sulting fr dreach. If Closing does not or cannot occur on or
before the Closing Date due to a breach of this Agreement by Buyer or Seller, then the
non-breaching party may terminate this Agreement and cancel the Escrow by written notice to
the breaching party and Closing Agent. If Buyer fails to timely deposit the Earnest Money
Deposit, then Seller may immediately terminate this Agreement by written notice to Buyer,
Upon any such termination and/or cancellation, the breaching party shall pay any cancellation
fees of Closing Agent and Title Insurance Company. If Seller is the breaching party, Closing
Agent shall return the Earnest Money Deposit to Buyer, and Buyer shall be entitled to pursue
remedies at law or in equity. If Buyer is the breaching party, then the following shall apply:

BUYER AND SELLER AGREE THAT IT WOULD BE EXTREMELY
DIFFICULT TO DETERMINE SELLER’S ACTUAL DAMAGES
RESULTING FROM A BREACH BY BUYER. IN THE EVENT OF A
BREACH BY BUYER, SELLER SHALL BE ENTITLED TO AN AMOUNT
EQUAL TO THE EARNEST MONEY DEPOSIT AS LIQUATED
DAMAGES . AND AS SELLER’S EXCLUSIVE REMEDY. BUYER
AGREES THAT SUCH AMOUNT IS A REASONABLE PRE-ESTIMATE
OF SELLER’S ACTUAL DAMAGES FOR BREACH OF THIS
AGREEMENT AND IS NOT A PENALTY. IF CLOSING AGENT IS IN
POSSESSION OF THE EARNEST MONEY DEPOSIT, THEN CLOSING
AGENT SHALL DELIVER THE EARNEST MONEY DEPOSIT TO
SELLER. DESPITE THE FOREGOING, IF APPLICABLE LAW LIMITS
THE AMOUNT OF THE LIQUIDATED DAMAGES PAYABLE TO
SELLER UPON A BREACH RY BUYER, SELLER SHALL ONLY BE
ENTITLED TO THE AMOUNT PERMITTED BY LAW, AND ANY

EXCESS SHALL BE PROMPTLY RETURNED TO BUYER.
SELLERS INITIALS R"Q BUYER’S INITIAL_
) Y J inati ‘ancellati Escrow. Except as otherwise set

forth in this Section, upon termination of this Agreement and cancellation of Escrow pursuant to
this Section, Seller and Buyer shall be jointly responsible for any cancellation fecs of Closing
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Agent and Title Tnsurance Company, and all other costs incurred in connection with the
transactions contemplated by this Agreement (including, without limitation, payments for loan
applications, inspections, appraisals, and other reports) shall be the sole responsibility of the

party incurring such costs.

(c) Closing Agent Authorization. If Closing Agent receives a written notice from a

party to cancel the Escrow in accordance with this Section 8, and Closing Agent can confirm that
the other party also received the notice, Closing Agent is authorized to comply with the notice of
Closing Agent does not receive a written objection with ten (10) calendar days after such other
party has received the notice.

9. BUYER’S REPRESENTATIONS AND WARRANTIES. Buyer represents and
warrants to Seller as follows:

(a) Authority. Buyer has the necessary authority to enter into and perform its
obligations under this Agreement. If Buyer is an entity, the natural person signing this
Agreement on behalf of Buyer represents and warrants that (i) Buyer is duly formed and in good
standing and (ii) the natural person signing on behalf of Buyer has the necessary authority to

bind Buyer to this Agreement.

(b) Property Condition and Attributes. Prior to entering into this Agreement, Buyer

had the opportunity to conduct Buyer’s own due diligence and investigations. Except as
expressly set forth in this Agreement, Buyer’s obligations under this Agreement are not
contingent on any further due diligence and/or investigation. Buyer acknowledges that the
square footage of the Property (including the square footage of the lot and any improvements
thereon) is deemed approximate and not guaranteed. Buyer acknowledges that except as
otherwise expressly set forth in this Agreement or in written disclosures to Buyer signed by
Seller, (i) Seller does not make, and expressly disclaims, any representation or warranty, express
or implied, regarding the Property, and (ii) Buyer acknowledges and agrees that Seller is selling
the Property “As Is, Where Is, With All Faults and Limitations” and Seller shall have no
liability for or any obligation to make any repairs or improvements of any kind to the Property.

©) Disclosures. Prior to entering into this Agreement, Buyer has received (or, to the
extent not received, Buyer irrevocably waives) all disclosure documents required to be provided
by or on behalf of Seller or Seller’s representatives. Reports furnished by or on behalf of Seller
shall be for informational purposes only and are not made part of this Agreement unless required

under applicable law.

(d  Sophisticated Buyer. Buyer (i) is a sophisticated purchaser, (ii) is capable of
evaluating the merits and risks of purchasing the Property, (iii) understands and is able to bear
the economic risks of purchasing the Property, including, without limitation, a total loss of
investment and/or the risk that Buyer may be required to hold the Property indefinitely.

(e) No Related Parties. That none of the “Receivership Entities” defined in the action
that was filed in the United States District Court for the Southern District of Florida, Case No.
20-CV-81205-RAR, nor any of the equity owners of any of the Receivership Entities, have a
direct or indirect ownership interest in the Buyer (collectively, the “Disqualified Parties”). That
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Buyer is not acting directly or indirectly for or on behalf of any of the Disqualified Parties in
connection with the purchase and sale of the Property. This paragraph shall survive the Closing
for a period of four (4) years.

10. SELLER’S REPRESENTATIONS AND WARRANTIES. Seller represents and
warrants to Buyer as follows:

(@  Authority. Subject to the approval of the United States District Court for the
Southern District of Florida, Case No. 20-CV-81205-RAR (which approval shall be a Seller’s
condition of the Closing as set forth above in Section 5(a)(iii)), Seller has the necessary authority
to enter into and perform its obligations under this Agreement.

(b)  Leases. Except for the leases (including any amendments) listed in Exhibit C
(“Leases™), Seller knows of no other agreement with respect to the occupancy of the Property
that will be binding on Buyer after Closing, and to Seller’s knowledge, the information on
Exhibit C and copies of any Leases delivered by Seller to Buyer are true, correct and complete in

all material respects.

(¢)  No Mechanics’ Liens. Except as disclosed in writing to Buyer there are no

unsatisfied mechanics’ or materialmen’s lien ri ghts concerning the Property.
11.  SELLER’S COVENANTS.

(a) Possession. At Closing, Seller shall relinquish possession of the Property to
Buyer (subject to the Leases) and promptly provide Buyer with all keys, codes and other means
of Property access in Seller’s possession.

(b)  Utilities. Seller shall reasonably cooperate with Buyer prior to Closing to allow
Buyer to obtain responsibility for and maintain access to applicable utilities following Closing.

(c) ration and Mainten I . Prior to Closing, Seller shall maintain,
and to the extent within Seller’s reasonably control, operate, the Property consistent with past
practice.

(d) Leases and Contracts. Prior to Closing, Seller shall not enter into, terminate or

amend any Lease or other material agreement with respect to the Property which would
encumber or be binding upon the Property from and after Closin g, without Buyer’s prior written
consent, which consent may not be unreasonably withheld, conditioned or delayed.

(¢)  No Violations. Prior to Closing, Seller shall comply in all material respects with
the terms of the Leases and any other material document or agreement affecting the Property

consistent with past practice.

12,  MISCELLANEOUS.

(a) Survival of Representations and Warranties. Except as otherwise set forth in this
er and Buyer in this Agreement shall

Agreement, (i) all representations and warranties of Sell
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survive Closing for a period of six months, and (ii) no claim for breach of any representation or
warranty in this Agreement may be made more than six (6) months after Closing.

(b)  No Assignment or Recording. Buyer may not assign or record all or any part of
this Agreement without the express prior written consent of Seller. Despite the foregoing, Buyer

may assign this Agreement to any entity wholly owned, directly or indirectly, by Buyer;
provided, however, that, in such event, the undersigned Buyer shall remain liable for the
obligation of Buyer under this Agreement, and shall pay all transfer taxes that may be imposed

as the result of any such assignment(s).

() Casualty and Condemnation. If any material portion of the Property is damaged

or taken by eminent domain (or is the subject of a pending taking) prior to Closing, Seller shall
notify Buyer promptly after Seller obtains knowledge thereof. Within ten (10) business days
after Buyer receives such written notice (if necessary, the Closing Date shall be extended until
one (1) business day after the expiration of such period), Buyer may, at its options, either (i)
terminate this Agreement, or (ii) proceed to Closing in accordance with this Agreement. Buyer
shall be deemed to have waived its right to terminate this Agreement if Buyer does not notify
Seller in writing of its election to terminate this Agreement within such period. Buyer shall not
be entitled to any insurance proceeds or obtain any rights with respect to any claims Seller may
have with regard to insurance maintained by Seller with respect to the Property. In the event ofa
taking by eminent domain, Seller shall assign to Buyer at Closing all of Seller’s right, title and
interest in and to all awards, if any, for such taking.

(d) Common Interest Development If the Property is in a common interest
development, unless otherwise required by law, Buyer acknowledges that Buyer was provided

for review (or, to the extent not provided, Buyer waives any right to review) the declaration of
covenants, conditions, restrictions and/or bylaws and other documentation regarding such
common interest development and Buyer acknowledges that Buyer has reviewed such
documentation to the fullest extent Buyer deems necessary and, by signing this Agreement,
Buyer accepts the declaration of covenants, conditions, restrictions and/or bylaws of the common

interest community.

(e) Local Reguirements. Some counties, cities, municipalities and other state
subdivision may require a certificate of occupancy, certificate of use or code compliance
certificate and/or inspection (“Local Requirement”) may be required in order to transfer and/or
occupy the Property. If a Local Requirement is required for the Property to be transferred to or
occupied by Buyer, Buyer waives such Local Requirements to the extent waivable. To the extent
any such Local Requirement is not waivable by Buyer, Buyer shall comply with the Local
Requirement at Buyer’s sole cost, including, without limitation, the correction of any violations
or performance of other work which may be required in connection therewith. Seller makes no
representation as to whether a Local Requirement applies. Buyer shall indemnify, defend and
hold harmless from and against all fines, penalties, costs, expenses, claims and liabilities arising
out of or relating to any Local Requirements. This paragraph shall survive Closing indefinitely.

H eetronic Sign nd Complete Agreement. This Agreement

and any addenda or other document neary for Closing of the trnsactions contemplated by
this Agreement may be signed in two or more counterparts, each of which shall be deemed an
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original, but all of which together shall constitute one document. Facsimile and electronic
signatures shall have the same legal effects as original signatures. This Agreement and any
addenda or other document necessary for Closing of the transactions contemplated by this
Agreement may be accepted, signed or agreed to through the use of an electronic signature in
accordance with the Electronic Signatures in Global and National Commerce Act (E-Sign Act)
title 15, United States Code, Sections 7001 er seq., the Uniform Electronic Transaction Act
(UETA) and any applicable state law. This Agreement constitutes the entire agreement of Buyer
and Seller with respect to the subject matter of this Agreement and supersedes any other
Instruments purporting to be an agreement of Buyer and Seller relating to that subject matter. No
modification of this Agreement will be effective unless it is in writing and signed by both parties.

(8)  Severability. If any portion of this Agreement is judicially determined to be
invalid or unenforceable, that portion shall be deemed severable from this Agreement and the
remainder of this Agreement shall remain in full force and effect and be construed to fulfill the

intention of the parties.

(h) Time is of the Essence. Time is of the essence for the performance of each and

every covenant under this Agreement and the satisfaction of each and every condition under this
Agreement,

(i) Governing Law and Consent to Jursidiction. THIS PURCHASE AND SALE
AGREEMENT IS INTENDED TO TAKE EFFECT AND SHALL BE GOVERNED BY, AND
CONSTRUED IN ACCORDANCE WITH, THE LAWS OF THE COMMONWEALTH OF
PENNSYLVANIA. The parties further each agree that any action, enforcement, suit, motion,
determination or interpretation of the intent of or the language of this Agreement herein or any
dispute related to the enforcement of its terms, regardless of the nature of such dispute, may be
raised and exclusively brought only in the Court of the Receivership that appointed the Court
Appointed Receiver as a party herein. The parties do all each agree and consent to make this
agreement’s exclusive jurisdiction and venue for any dispute resolution of interpretation of its
language to be only in the United States District Court for the Southern District of Florida with
all parties’ consent to the exclusive Jurisdiction being with that Court. It is further agreed that
service of process in any such suit or any other filig shall be sufficient if made upon any of the
parties by mail at the address for that party as specified in this Agreement. The parties further
hereby waive any objection that they may now or hereafter have to the venue of any such suit or
action of any nature under this Agreement being exclusive in the Court or that such suit if
brought in the United States Court for the Southern District of Florida is in an inconvenient or

improper court.

G Eurther Assurances. The parties agree to execute such other documents, and to
take such other actions as may reasonably be necessary, to further the purposes of this
Agreement,

(k) Notices. All notices and other communications contemplated under this
Agreement shall be in writing and shall be deemed given and received upon receipt if: (i)
delivered personally; or (ii) mailed by registered or certified mail return receipt requested,
postage prepaid; (iii) sent by a nationally recognized overnight courier; and/or (iv) sent by email.
Notice to Buyer and Seller shall be given as set forth on the first page of this Agreement or to

9
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such other address or addresses as may from time to time be designated by either party by
written notice to the other.

) Prohibited Persons and Transactions. Each party represents and warrants to the
other that neither it, or any of its affiliates, nor any of their members, directors or other equity
owners (excluding holders of publicly traded shares), and none of their principal officers and
employees: (i) is listed as a “specifically designated national and blocked person” on the most
current list published by the U.S. Treasury Department Office of Foreign in Asset Control
(“OFAC”); (ii) is a person or entity with whom U.S. persons or entities are restricted from doing
business under OFAC regulations or any other statute or executive order (including the
September 24, 2002 “Executive Order Blocking Property and Prohibiting Transactions with
Persons Who Commit, Threaten to Commit, or Support Terrorism”); and (iii) is engaged in
prohibited dealings or transactions with any such persons or entities.

(m) Brokers. In connection with the transactions contemplated by this Agreement,
Seller is represented by Listing Broker identified on the signature page hereto, Buyer is
represented by Buyer’s Broker identified on the signature page hereto and Seller and Buyer each
represents and warrants that it has not dealt with any other broker,finder or other agent who
would be entitled to any fee from Seller or Buyer. Seller and Buyer shall each indemnify and
hold harmless the other from and against any claims, losses, costs, damages, liabilities or
expense, including reasonable attorneys’ fees, arising in connection with any breach by the
indemnifying party of the representations and warranties of this paragraph. This paragraph shall

survive Closing indefinitely.

(n)  Form of Agreement. Buyer and Seller acknowledge that no representation,
recommendation or warranty is made by any broker relating to the legal sufficiency or tax
consequences of this Agreement or any attachments hereto, and Buyer and Seller each represent
and warrant that it has consulted with, had the opportunity to consult with or waived the right to
consult with counsel in connection with this Agreement.

13. CLOSING COST ALLOCATIONS.

Titl.é Seércﬁ Feé |
Owner’s Title Insurance Policy (Standard X
Coverage)

Additional Title Coverage or Endorsements X
Requested by Buyer

Lender’s Title Insurance Policy X

Closing Agent Fees

State and/or Local Transfer Taxes

10
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Closing Costs (as applicable) Seller Pays | Buyer Pays | 50% Seller/
50% Buyer
Credit Reports, Loan Fees, Loan Points, Reports X

and Inspections Required by Buyer's Lender,
Appraisal Fees, Mortgage Notarization and
Recording Fees, and All Other Costs in
Connection with Buyer’s Loan

Deed Notarization and Recording Fees X

Real Estate Broker/Agent Commissions Due X
Listing Broker (5%)

Offered Cooperating Real Estate Broker/Agent X
Commissions Due Buyer’s Broker (2.5%)

Additional Real Estate Broker/Agent Commissions X
Due Buyer’s Broker (if any)

Any Reports and Inspections Requested by Buyer X

Seller's Attorney Fees X

Buyer’s Attomey Fees
All Other Closing Costs X

SELLER’S INITIALS ﬁj [ BUYER’S INITIAL_

14. STATE-SPECIFIC PROVISIONS. See state-specific rider attached herete and

incorporated herein by reference (if applicable).

(REMAINDER OF PAGE INTENTIONALLY BLANK)
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SELLER: BUYER:

By: \
Name: zer Name:
Title:_C nle seiver
/ (1 Title:Members
Date: L{ ,J/ J 2024 DateXd/11/24 1 334 PMEOT 9024
LISTING BROKER (if any): BUYER’S BROKER (if any):
License No.! License No [ NG
State;_Pennsylvania State:_ PA

(Brokers must be licensed in the state where the Property is located)

CLOSING AGENT ACKNOWLEDGEMENT

Closing Agent acknowledges receipt of a copy of this Agreement and the Earnest Money Deposit
set forth in Section 1(D) and agrees to act as Closing Agent in accordance with this Agreement,

[NAME]

By:
Name:
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EXHIBIT A

Legal Description of the Property
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ALL THAT CERTAIN Unit in Ortlieb's Square, a Planned Community.

SITUATE in the City of Philadelphia, Commonwealth of Pennsylvania, as set forth in the
Declaration of Ortlieb's Square, a Planned Community, recorded on 8/11/2015 as Document
number 52952172 and as depicted on the Declaration Plat recorded as Exhibit "D" thereto
and First Amendment to Declaration of Ortlieb's Square, a Planned Community recorded

5/1/2019 in Document ID No. 53506725,

BEING Unit 37, 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, Pennsylvania, dated June 2, 2015, prepared for Poplar East Associates,

bounded and described as follows:

BEGINNING at the intersection of the Easterly line of North 3rd Street (50 feet wide on City
Plan, legally open) and the Southwesterly line of Poplar Street (33 feet wide on City Plan,

legally open); thence

1. From said point of beginning, extending South 57 degrees 00 minutes 50 seconds East
along the Southwesterly line of said Poplar Street, a distance of 82.994 feet to a point, a

corner of Unit 12; thence;

2. Leaving the line of said Poplar Street and extending South 18 degrees 36 minutes 38
seconds West along Unit 12, a distance of 13.563 feet to a point, a corner of the Common

Element; thence

3. Extending North 71 degrees 23 minutes 22 seconds West along the Common Element
and then along Unit 36, a distance of 75.833 feet to a point on the Easterly line of said

North 3rd Street; thence

4. Extending North 11 degrees 00 minutes 17 seconds East along the Easterly line of said
North 3rd Street, a distance of 34.471 feet to the point and place of beginning.

BEING known as No. 861 North 3rd Street.
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EXHIBIT B
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Commercial | —/== ,= 06/01/2018 | 08/31/2033
Unit 1 2/2.00 " 09/15/2019 | 08/26/2024
Unit 2 2/2.00 ; 04/01/2024 | 03/26/2025
Unit 3 2/2.00 — 05/01/2024 | 04/25/2025
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EXHIBIT C

Leases
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PENNSYLVANIA RIDER TO
PURCHASE AND SALE AGREEMENT

STATE-SPECIFIC PROVISIONS.

A Zoning Classification: CMX3

B. Sewage Facilities. In accordance with the Pennsylvania Sewage Facilities Act
of January 24, 1996, No. 537 P.L. 1536, as amended, the following statement
regarding the availability of a community sewage system is included: the
Property IS NOT X IS connected to or serviced by a Community

Sewage System.

C. Coal Notice. NOTICE — THIS DOCUMENT MAY NOT SELL, CONVEY,
TRANSFER, INCLUDE OR INSURE THE TITLE TO THE COAL AND
RIGHTS OF SUPPORT UNDERNEATH THE SURFACE LAND
DESCRIBED OR REFERRED TO HEREIN,K AND THE OWNER OR
OWNERS OF SUCH COAL MAY HAVE THE COMPLETE LEGAL
RIGHTS TO REMOVE ALL SUCH COAL AND IN THAT CONNECTION,
DAMAGE MAY RESULT TO THE SURFACE OF THE LAND AND ANY
HOUSE, BUILDING OR OTHER STRUCTURE ON OR IN SUCH LAND.
THE INCLUSION OF THIS NOTICE DOES NOT ENLARGE, RESTRICT
OR MODIFY ANY LEGAL RIGHTSD OR ESTATES OTHERWISE
CREATED, TRANSFERRED, EXCEPTED OR RESERVED BY THIS
INSTRUMENT. (This notice is sét forth in the manner provided in Section 1
of the Act of July 17, 1957, PL. 984, as amended, and is not intended as notice
of unrecorded instruments, if any.

Buyer acknowledges that it may not be obtaining the right of protection
against subsidence resulting from coal mining operations and that the Property
may be protected from damage due to mine subsidence by a private contract
with the owners of the economic interests in the coal. This acknowledgement
is made for the purpose of complying with the provisions of Section 14 of the
Bituminous Mine Subsidence and the Land Conservation Act of 1966, and
Buyer agrees to sign the notice in the deed which will contain the aforesaid

provision,

D. Assignment. In the event this Agreement is assigned by Buyer pursuant to
Section 13(b), Buyer shall be responsible for any and all transfer taxes and

fees associated with such assignment.

(REMAINDER OF PAGE INTENTIONALLY BLANK)
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COOPERATING BROKER COMPENSATION AGREEMENT CBC

(NOT TO BE USED AS ADDENDUM TO AGREEMENT OF SALE)
This form recommiended and approved for, but 5ot reatricted to uss by, the members of the Pennsylvania Association of Reaftorst (PAR).

Any change in the cooperating broker compensation identified below must be agreed upon prior to the submission of any
termg or written offers to purchase the Property.
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Exhibit 2

Proposed Order Authorizing Receiver’s Sale of Real Property Located at
861 N. 3" Street, Philadelphia, PA 19123
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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.

ORDER AUTHORIZING RECEIVER’S SALE OF REAL PROPERTY
LOCATED AT 861 N. 3" STREET, PHILADELPHIA, PA 19123

THIS CAUSE comes before the Court upon the Receiver’s Motion for Order Approving
Receiver’s Sale of Real Property Located at 861 N. 3 Street, Philadelphia, PA 19123 [ECF No.
____] (the “Motion”), filed on , 2024. The Court has reviewed the Motion and the record
in this matter, and is otherwise fully advised.

In the Motion, the Court-Appointed Receiver, Ryan K. Stumphauzer (“Receiver”) asks the
Court to approve and authorize the sale of the real property located at 861 N. 3" Street,
Philadelphia, PA 19123. The Receiver has made a sufficient and proper showing in support of the
relief requested in the Motion. Accordingly, for the reasons stated in the Motion, it is hereby

ORDERED AND ADJUDGED that the Motion is GRANTED as set forth herein. In
accordance with its Order granting Receiver’s Motion for Order Authorizing Receiver’s Sale of
All Real Property Within the Receivership Estate [ECF No. 1486], this Court has reviewed the

Declaration [ECF No. |, regarding his proposed sale of the real property located at and
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commonly known as 861 N. 3 Street, Philadelphia, PA 19123 (the “Property”), and orders as
follows:

A. The terms of the Purchase and Sale Agreement, a copy of which is attached to the
Declaration as Exhibit C (collectively, the “Contract”), by and between the Receiver and 3
andP ___, LLC dated April 12, 2024 (collectively the “Buyer”) in connection with the Receiver’s
proposed sale of the Property to Buyers are approved;

B. The Court ratifies the Receiver’s execution of the Contract and authorizes the
Receiver to perform all of his obligations under the Contract;

C. The Receiver is authorized to sell the Property to Buyer or Buyer’s designee, as
contemplated in the Contract, in exchange for the aggregate sum of $1,468,500, subject to the
applicable terms of this Order.

D. The Receiver is further authorized to pay any commissions provided for in the
Contract and in connection with the consummation of his sale of the Property.

E. In accordance with the terms of the Contract, and without limiting those terms,
Buyer or Buyer’s designee shall purchase the Property on an “as-is / where-is” basis, without any
representations or warranties whatsoever by the Receiver and his agents and/or attorneys
including, without limitation, any representations or warranties as to the condition of the Property,
except as expressly set forth in the Contract. Buyer or their designee is responsible for all due
diligence, including but not limited to, inspection of the condition of and title to the Property, and
are not relying on any representation or warranty of the Receiver, except as expressly set forth in

the Contract.

L For security purposes, the Buyer’s identity has been redacted.
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F. In the performance of his obligations pursuant to this Order, the Receiver’s liability
in connection with the Contract and the sale of the Property to the Buyer shall be limited to the
assets of the Receivership Estate (the “Estate”). Neither the Receiver nor his professionals shall
have any personal liability for claims arising out of or relating to the performance of any actions
necessary to complete the sale of the Property as provided for herein.

G. Provided Buyer or Buyer’s designee consents, in writing, the Receiver is hereby
authorized to amend or otherwise modify the Contract, in writing, as necessary to complete the
sale of the Property in the event that the Receiver determines, in his reasonable business judgment,
that such amendment or modification is reasonable and necessary, will benefit the Estate, avoid
the imposition of any liability upon the Estate, or is required pursuant to the terms of the Contract
or any other amendment or modification thereto, provided that any such amendment or
modification does not change the material terms of the Contract, including the parties to the
Contract and the purchase price for the Property.

H. The Receiver is hereby authorized to take all actions and execute all documents
necessary to consummate and otherwise effectuate the sale of the Property to Buyer or Buyer’s
designee, including, but not limited to, the Contract itself, any other documents required to be
executed pursuant to the Contract, and any related documentation, escrow instructions, or
conveyance documents consistent with selling and conveying title to the Property to Buyer or
Buyer’s designee. The Receiver shall execute all documents necessary to consummate and
otherwise effectuate the sale of the Property as “Ryan K. Stumphauzer, Court-Appointed
Receiver” or any reasonable variation thereof which clearly identifies the Receiver as a Court-

appointed Receiver.
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l. The Receiver is hereby authorized to execute and acknowledge a Receiver’s Deed,
or similar instrument, conveying title to the Property to Buyer or Buyer’s designee (the “Receiver’s
Deed”) to effectuate the conveyance, and cause the Receiver’s Deed to be recorded on the date on
which close of escrow occurs pursuant to the terms of the Contract, or as determined by and
between the Receiver and Buyer or Buyer’s designee.

J. Any licensed title insurer may rely on this Order as authorizing the Receiver to
transfer title to the Property as provided in the Contract and as authorized herein.

K. This Court shall retain jurisdiction over any dispute involving the Receiver in
connection with the sale of the Property; and

L. If requested by Buyer, the Receiver shall provide Buyer or Buyer’s designee with
a certified copy of this Order, as entered by the Court, directly or through escrow, prior to the
Close of Escrow, or as provided for in the Contract, and Buyer or Buyer’s designee shall
acknowledge receipt of a copy of this Order, in writing. A certified copy of this Order may be
recorded concurrently with the Receiver’s Deed, or at any time before the close of escrow,
provided, however, that failure to record this Order shall not affect the enforceability of this Order,
the enforceability and viability of the Contract, or the validity of the Receiver’s Deed.

DONE AND ORDERED in Miami, Florida, this day of , 2024,

RODOLFO A.RUIZ 1
UNITED STATES DISTRICT JUDGE

8773744
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