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OF THE CITY OF PITTSBURGH

RFP Issue Date: Tuesday, July 28 2020
Proposal Due Date: Tuesday, October 20, 2020 at Noon ET
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URBAN REDEVELOPMENT AUTHORITY OF PITTSBURGH
REQUEST FOR PROPOSALS (RFP)
1602-1606 BROADWAY AVENUE, BEECHVIEW

1. INTRODUCTION

The Urban Redevelopment Authority of Pittsburgh (URA) is
requesting proposals from redevelopers or redevelopment teams (Redeveloper(s)) to purchase
and redevelop 1602-1606 Broadway Avenue. The goal of this RFP is to select a Redeveloper who
can complete a high-quality, mixed-use development as permitted by Local Neighborhood
Commercial (LNC) zoning guidelines while preserving the architectural character of the building.

Interested developers should note there is no public commitment to provide funding for
renovation, construction or site work. URA has amortizing loan products that can be leveraged
as gap financing for commercial portions of the project. If a proposal is conditioned upon such
funding, the amount and terms of such funding will be a consideration of approval.

2. TENTATIVE SCHEDULE

A tentative schedule for the proposal selection process is below. Schedule changes will be
posted as an addendum on Public Purchase. Redeveloper(s) must be available for the following
meetings, interviews and deadlines.

RFP Issue Date Tuesday, July 28, 2020

Site Tours* Please contact the URA to schedule.
Proposal Due Date Tuesday, October 20, 2020 at Noon ET
gﬁ(r)r:iﬂztnlty Meeting with Redeveloper Late Novernber 2020

Interviews with Potential Redevelopers  December 2020

URA Board Meeting January 2021

*The URA intends to open the building for site tours, but due to COVID-19, site tours have not
been scheduled. Please contact the URA to schedule a site tour. Please note that attendance
to at least one (1) site tour will be mandatory for Redevelopers interested in responding to
this RFP. Redevelopers are encouraged to bring their architect, engineer, or any other
applicable team members to the site tour.
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3. SITE INFORMATION

Lot Area in Property Owner
Block and Lot Address Sq. Ft.
1602-1606 Broadway
1. 35-F-267 (Structure) Avenue 5,200 City of Pittsburgh
2. 35-F-267 (Vacant lot) Consolidated address 3,000 City of Pittsburgh

A site map showing the development area is shown below.
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35-F-267

Neighborhood: Beechview

RFP for 1602-1606 Broadway Avenue

Page 3 of 13




Location: 19t Ward, City of Pittsburgh

Council District: 4

Councilperson: Anthony Coghill

Zoning: LNC — Local Neighborhood Commercial
Preferred Reuse: Mixed-Use

Appraised Value: $82,000* (See Exhibit “A” for appraisal)

* Please propose a sales price that allows for a project that is economically viable and meets
a “highest and best use” standard with the least amount of public subsidy.

4. BACKGROUND

A. URA Information

As the economic development agency for the City of Pittsburgh (City), the URA is committed to
creating jobs, expanding the City’s tax base, and improving the vitality of businesses and
neighborhoods within the City. The URA achieves this mission by assembling, preparing and
conveying sites for major mixed-use developments and by providing a portfolio of programs that
include financing for business location, relocation, and expansion, housing construction and
rehabilitation, and home purchases and improvements, among many others. The URA conducts
these activities using unique powers granted by the Commonwealth’s Urban Redevelopment Law
to deploy and attach conditions to the use of public subsidy and the disposition of publicly-owned
land. The URA is committed to equitable development and incorporates best practices for equity
and inclusion into the URA's internal and external policies and activities.

The URA is a legal entity separate and distinct from the City of Pittsburgh. The URA works closely
with the City in fulfilling its redevelopment mission.

Additional information regarding the URA may be found on the URA’s website at www.ura.org.

B. Neighborhood Context

Beechview is located just three miles southwest of Downtown Pittsburgh, near Brookline,
Dormont and Banksville. Founded in 1905, the area is predominantly residential with separated,
single-family homes and is known for its sweeping vistas. The “T” runs the length of Broadway
Avenue, making the area highly visible to nearly 14,000 commuters who ride the “T” to and from
work each day. The population of Beechview in 2019 was 3,425. IGA Market on Broadway / Las
Palmas is a URA sponsored project adjacent to the 1602-1606 Broadway development site.
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The URA has created business district market profiles to provide a statistical snapshot of the area.
The market profiles use a 2-minute drive time radius as a designation of the trade/market area
around the center of the commercial corridor. These reports are meant to provide basic
information and should not be considered conclusive comprehensive market studies. Data has
been collected through ESRI Business Analyst, a GIS-based market data program. The 2019
Beechview Market Profile — Broadway Avenue Commercial District can be accessed here:
https://www.ura.org/business-district-profiles/beechview-broadway-avenue.

C. Community Outreach

Beechview is home to several nonprofit advocacy organizations that are dedicated to improving
the quality of life for Beechview’s residents. These organizations include Beechview Revitalization
Advisory Group (BRAG), which was founded under the auspices of the Pittsburgh Hispanic
Development Corporation (PHDC). Its mission is to build positive relationships with Beechview
residents, business owners, government officials, foundations, and other communities. BRAG
promotes Beechview’s living and business amenities and quality of life, through positive media
coverage, public relations and by bringing potential business owners, new home buyers,
developers and funders together to improve the community. The Pittsburgh Hispanic
Development Corporation (PHDC) is a unique non-profit development corporation, in that its
focus is more on supporting a growing group of immigrants throughout Pittsburgh and the region.
PHDC chose to locate and launch its projects in Beechview because of its excellent location,
transportation infrastructure and housing stock combined with its high concentration of Hispanic
residents and businesses. PHDC’s Board of Directors is diverse and possesses significant
development capacity and expertise. PHDC recognizes the need for community input from
Beechview stakeholders and the importance of undertaking projects that benefit all Beechview
residents, regardless of ethnic background. Therefore, the PHDC has embraced the idea of
organizing and mentoring BRAG. More information on BRAG can be found here:
https://beechviewing.org/brag.

D. Public Funding and Resources Available

Interested Redeveloper(s) should note there is no commitment by the URA to provide subsidy
for this project. Proposals must take this into consideration.

Equitable Empowerment Program (EEP): The URA has partnered with Neighborhood Allies to
provide technical resources to improve access to small-scale, community-based neighborhood
development opportunity. These resources are designated for organizations and businesses with
annual revenue of less than $500,000 per year with fewer than ten (10) employees. Respondents
meeting the criteria are eligible to receive help with items such as RFP language/packet
development, budget and proforma development, site analysis, feasibility analysis, and general
project support. Small grants of up to $5,000 may be available to those who qualify. Please note
that grants are not awarded to individuals. Grants are utilized to secure resources that may be
necessary to support the preparation of the RFP packet. Please
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email glenn@neighborhoodallies.org or call 412-471-3727 ext. 220 to find out how to seek
assistance with building your RFP response packet.

Neighborhood Initiatives Fund (NIF): The NIF Programis designed to increase visibility and
accessibility to funding and reduce barriers for small businesses and nonprofit developers in
doing business with the URA. It provides grants to help unlock the economic and placemaking
potential within neighborhoods, and support vision-to-action community investment strategies
that build an equitable Pittsburgh for neighborhood scale projects. Only nonprofit entities are
eligible to apply for NIF. Questions about the NIF Program should be directed to Matt Reitzell at
mreitzell@ura.org or (412) 255-6560.

5. SUBMISSION REQUIREMENTS
Please note that the URA is currently using Public Purchase as its RFP Platform.

Redevelopers must register online at https://www.publicpurchase.com/ to submit their
proposal.

All questions regarding this RFP should be submitted through the Public Purchase platform. See
instructions on registering for and accessing Public Purchase in Exhibit “B.”

The URA will not reimburse firms for any expenses incurred in preparing responses to this RFP.

6. PROPOSAL REQUIREMENTS

The following proposal requirements will serve to establish a Redeveloper’s overall capacity to
complete this project and to meet the requirements and obligations associated with the land.
Each submission should include the following:

1) RFP Summary Sheet
This should be the cover page and include the firm’s name, contact person, and
contact information. See Exhibit “C.” Please include this as a Microsoft Excel
document in the electronic submission.

2) Table of Contents

3) Development Team Profile
Provide a description of the development team, including but not limited to the
developer, architect, engineer, etc.

4) Project Narrative
a. Description of development scenario and plan — specific use, number, type of
units, square footage and affordability mix for residential and/or commercial
units
b. Parking plans
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Community engagement plan — explain how you plan to engage the
community and how you plan to incorporate their input if selected
Explanation of ownership entity (single owner, partnership, LLC)

Prospective development timeline, including major milestones

5) Schematic Drawings of the Proposed Project

a.

b.
C.
d.

Massing Plan
Site Plan
Elevations
Renderings

6) Financial Capacity

a. Detailed description of the ability to finance the costs associated with the
project

b. Identification of the people or entities in the proposed development team,
including any and all joint venture, general, or limited partners and respective
percentages of interest

c. Roleof each listed in b. above in the implementation of the development plan

d. Statement of equity contribution with source identified

e. Letter of Interest or references from lending institutions, if applicable

f. Letters of Interest from potential tenants, if applicable

g. Redeveloper’s financial statements (under separate cover, with
redeveloper’s name and marked “confidential”)

7) Budgets
a. Financing sources with funding gaps identified

i. If you propose to use Low Income Housing Tax Credits (LIHTC) as a
source (either 9% credits or 4% credits), please include a LIHTC equity
calculation.

ii. If there is a gap identified and you plan to apply for URA financing,
please clearly identify funding amount, source and use

Project uses including Redeveloper’s offer as well as projected hard and soft
costs

Proforma including all anticipated operational and maintenance costs

Phased sources and uses, if applicable, with the first phase clearly identified
Completion of attached Project Sources and Uses of Funds Template (Exhibit
“n”)

8) Minority and Women-Owned Business Enterprise (MWBE) Requirements

a.

The URA has a long history of diversity and inclusion within all of its programs
and other activities. The URA encourages the full participation of minority and
women business owners and professionals in this effort. The URA requires that
all applicants demonstrate a good faith effort to obtain minority and women-
owned business participation in work performed in connection with URA
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initiatives. The URA acknowledges and adheres to the City’s goal of 18 percent
(18%) minority and 7 percent (7%) women participation.

b. An MWBE narrative needs to be included with the respondent’s proposal. See
Exhibit “E” for MWBE Narrative Requirements. MWBE participation can be
satisfied by:

i. Ownership/partnership of firm
ii. Use of minority or women-owned businesses as vendors
iii. Subcontracting with firms owned and controlled by minorities and/or
women. If this is to be done, that fact, and the name of the proposed
subcontracting firms must be clearly identified in the proposal.

c. Any questions about MWBE requirements should be directed to the URA’s
MWABE program office at mwbe@ura.org.

Notice to MWBE Firms Interested in Contracting Opportunities

If you are an MBE or WBE firm interested in working on this project, you may submit
a capability statement describing your firm and the work that your firm would like to
perform. Upon receipt of this statement, your firm will be added to a list of potential
MWABE subcontractors, to be shared for consideration with the contract awardee(s).
Interested firms should send capability statements to mwbe@ura.org no later than
Friday September 18, 2020. Capability statements must be within the scope of work
related to this project and clearly identify the limited scope.

Please note: Providing a capability statement does not guarantee that your firm will
be contacted or contracted to work on this project.

The URA will not make an official recommendation as to which MWBE firms the
project awardee(s) must utilize. All capability statements submitted by qualifying
firms by Friday September 18, 2020 will be shared with the selected Redeveloper(s)
to aid in the Redeveloper’s good faith effort to meet the 18 percent (18%) MBE and 7
percent (7%) WBE goals for the project.

Minority Workforce Inclusion (MWI) Narrative Requirements
a. In accordance with City of Pittsburgh Executive Order Number 2018-03, the
URA requires that all respondents demonstrate and document a good faith
effort to meet or exceed the City’s 12 percent (12%) minority workforce
inclusion (MWI) goal for all URA projects with total project costs of $500,000
or greater. As a matter of policy, all proposal packages submitted to the URA
must include an MWI narrative detailing how the respondent plans to meet
the URA’s expressed MW!I goal of 12 percent (12%). If awarded the project,
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the respondent will be asked to submit an MWI plan evidencing that 12
percent (12%) of the labor hours are fulfilled by minority workers.

MWI participation can be fulfilled by:
i.  Employment level of minorities and/or women in the firm
ii.  Staffing of minorities and/or women on URA matters

See Exhibit “F” for MWI requirements. Any questions about MWI
requirements should be directed to the URA’s MWBE program office at
mwbe@ura.org.

10) Pittsburgh p4 Performance Measures

The p4 Performance Measures are an evaluation tool that informs the alignment of
investments in real estate development projects to the City’s commitment to
sustainable and equitable practices. If project costs are expected to exceed
$2,000,000, a p4 Narrative must be included with the Redeveloper’s proposal. See
Exhibit “G” for p4 Narrative requirements.

11) Relevant Development Experience

a.
b.

o

Brief description of similar projects (date, location, concept)

Experience with Local and Federal preservation requirements on similar
projects

Photographs of projects

References - strong references include banks, municipal entities, co-
developers, tenants and press clippings that include project descriptions to
describe previous work

Brief description of community engagement in previous projects

12) Other Information

Please provide any other information you believe is pertinent to the URA’s
consideration of your firm.

7. SELECTION CRITERIA

Proposal responses will be evaluated by a review committee comprised of community
representatives, representatives of local elected officials, a representative from the Department
of City Planning, and various URA staff. The URA may make a recommendation to its Board to
enter into exclusive negotiations with a Redeveloper.

One or more Redevelopers may be asked to meet with the selection committee in a formal

interview process.
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A Redeveloper will be recommended to the URA Board based on, but not limited to, the criteria
listed below. The URA reserves the right to weigh each of these criteria differently and as set
forth in Section 9, waive any of these criteria in its discretion.

1. Demonstration of the ability to attract and secure financing

2. Redeveloper’s experience in completing similar projects and/or Redeveloper’s
training, skills, and experiences that provide evidence of Redeveloper’s ability to
complete the proposed development

3. Ability to assemble a team with the appropriate specialties

4, Commitment to p4 Performance Measures

5. Commitment to MWBE participation

6. Experience with community engagement in previous projects and demonstration

of commitment to follow the URA’s Community Input Process, (Exhibit “H”), for
community participation and interaction for the project

7. Commitment to giving community residents first consideration for employment
opportunities

A Redeveloper will be recommended to the URA Board based on the overall quality of the
proposed project. The URA does not sell land for speculative purposes. Any such proposal to
acquire and hold the land with construction to occur when, and if, it is successfully marketed will
be rejected. Furthermore, the URA will reject any Redeveloper which intends to purchase the
entire site but develop only a portion of that site. If that is the intention, the Redeveloper should
submit a response for a portion of the site.

The evaluation of the Redeveloper’s qualifications, experience and capacity will be based upon
information in the proposal submitted by the Redeveloper, interviews, investigation of projects
completed by the Redeveloper, assessment of performance in previous undertakings and other
pertinent factors. The URA will follow its Disposition Process (see Section 8 below) which includes
significant design review and construction oversight.

The URA Board must approve any and all Redevelopers who purchase URA land.

8. DISPOSITION PROCESS

Should the URA Board select a Redeveloper for the site, such Redeveloper will be required to
comply with the URA’s Disposition Process. As part of this process, the Redeveloper must show
that all funds needed for the fully realized project are available at the time of closing. In order to
give the community a level of comfort that the site will be responsibly redeveloped, the URA will
review the Opinion of Probable Cost and construction plans against the evidence of financing to
determine if the information presented is reasonable and corresponds. The URA will not close on
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a property until all the terms of the disposition process are fulfilled. See Exhibit “I” for Disposition

Process Overview.

The Redeveloper must be willing to enter into a written Disposition Contract with the URA. The
Disposition Contract is the binding document that details the Redeveloper’s plan to design,
finance, purchase and construct the redevelopment project. Taxes, liability insurance, site
security, and all aspects of owning and redeveloping the property shall be the full responsibility
of the Redeveloper at the time of sale as specified in the Disposition Contract.

The URA Board must approve any and all Redeveloper(s) who purchase URA property. Upon URA
Board approval, the Redeveloper’s purchase of the property will occur after execution of a
Disposition Contract, approval of the final construction documents and issuance of a building
permit. The purchase of the property will occur simultaneously with the closing on the
Redeveloper’s construction financing.

9. LEGAL INFORMATION

The URA shall have the right to verify the accuracy of all information submitted and to make such
investigation as it deems necessary to determine the ability of a Redeveloper to perform the
obligations in the response. The URA in its discretion reserves the right to reject any response
when the available evidence or information does not satisfy the URA that the Redeveloper is
qualified to carry out properly the obligations of the response or if the Redeveloper refuses to
cooperate with and assist URA in the making of such investigation.

1. Inspection of Parcel: Redeveloper(s) shall be given an opportunity to inspect the
property and the title to the property, among other things. If the Redeveloper is
selected and elects to proceed after exercising its due diligence, it shall acquire or
take possession of the parcel(s) in “AS-IS” CONDITION, unless otherwise agreed to
by the URA in its discretion, in a Disposition Contract.

2. Building Permits, Zoning Variances and Financial Viability: The sale of the property
in no way guarantees or warrants grading permits, building permits, zoning
variances or financial viability. The URA reserves the right to refuse to sell the
property until a Redeveloper is able to obtain all necessary permits.

3. Disclaimer of Liability: Redeveloper(s) acknowledge by submitting information
and proposals to the URA that the URA does not undertake any obligations and
shall have no liability with respect to the development program, this RFP and
responses thereto, nor with respect to any matters related to any submission by
a Redeveloper.

4, MWABE Requirements: The URA requires that all applicants demonstrate a good
faith effort to obtain minority and women-owned business participation in work
performed in connection with URA initiatives. The URA acknowledges the City’s
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10.

11.

12.

13.

goal of 18 percent (18%) minority and 7 percent (7%) women participation in
planning and/or professional service activities. Any questions about MWBE
requirements should be directed to the URA’s MWBE program office at
mwbe@ura.org.

Sustainability Requirements: The selected Redeveloper(s) will be required to
demonstrate a good faith effort to incorporate environmentally sustainable
features and practices into their development plan. If selected by the URA’s Board
of Directors as the Redeveloper(s) for this project, the Respondent(s) will be asked
to submit an updated MWBE Narrative with its Redevelopment Proposal Package,
and a detailed p4 checklist prior to closing on a loan and/or land transaction.

The Redeveloper(s), for itself and its employees, contractors, and primary
subcontractors, agrees not to discriminate against or segregate any person or
group of persons on any unlawful basis in the construction, sale, transfer, use,
occupancy, tenure or enjoyment of the property or any improvements erected or
to be erected thereon, or any part thereof.

The URA reserves the right to accept an offer or proposal other than the highest
offer.

The URA reserves the right to negotiate with any, all, or none of the Redevelopers
and to recommend another Redeveloper in the event that the originally selected
Redeveloper defaults or fails to execute a disposition contract.

The URA shall be the sole judge as to which, if any, proposals and Redeveloper(s)
best meet the selection criteria. Notwithstanding anything in this RFP to the
contrary, URA reserves the right to reject any or all proposals received, to waive
any submission requirements contained within this RFP, and to waive any
irregularities in any submitted proposal.

This RFP is submitted subject to errors, omissions and/or withdrawal without
notice by the URA at any time.

All proposals, including attachments, supplementary materials, addenda, etc. shall
become the property of the URA and will not be returned.

Addenda will be posted on Public Purchase. All such addenda shall become part
of the RFP documents. All Redevelopers shall be bound by such addenda, whether
or not received by the Redevelopers.

Conflicts of Interest: Responsive firms and their team members must have no
conflicts of interest with regards to any other work performed by the
Redeveloper for the URA, the City, or any related entity.
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14.

15.

16.

RFP Compliance: All responsive firms must adhere to the instructions contained in
this RFP in preparing the submitted proposal.

Waiver of Defects: The URA shall be the sole judge as to which Redeveloper(s) best
meet the selection criteria. The URA reserves the right to reject any or all
qualifications submitted. The URA reserves the right to reject any proposal for
failure to comply with the requirements of this RFP. The URA further reserves the
right, in its sole discretion, to waive any such defect(s) or failure(s). Submission of
a response indicates acceptance by the firm of the conditions contained in this
RFP.

Nondiscrimination: Each responsive firm agrees not to discriminate, whether in
employment, contracting or otherwise, in violation of any federal, state, or local
law and/or on the basis of sexual orientation, gender identity and/or gender
expression.

10. ATTACHED EXHIBITS

- IemmoO®p

Appraisal of 1602-1606 Broadway Avenue
Instructions for Registering on Public Purchase
RFP Summary Sheet

Sources and Uses Funds Template

MWBE Narrative Requirements

MWI Narrative Requirements

p4 Narrative Requirements

Expression of Community Input

Disposition Process Overview

Funding Menu
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February 28, 2018

Stephen J. Barone, MAI
(412) 881-6080
sbarone@valbridge.com

Julie Udvarhelyi Czuczman

Urban Redevelopment Authority of Pittsburgh
200 Ross Street

Pittsburgh, PA 15219

RE: Appraisal Report
Dilapidated Storeroom/Apartment Building
1602-1606 Broadway Avenue
Pittsburgh, Allegheny County, Pennsylvania 15216

Dear Ms. Czuczman:

In accordance with your request, we have performed an appraisal of the above referenced property.
This appraisal report sets forth the pertinent data gathered, the techniques employed, and the
reasoning leading to our value opinions. This letter of transmittal is not valid if separated from the
appraisal report.

The subject property is located at 1602-1606 Broadway Avenue in Pittsburgh, Allegheny County. It is
further identified as Tax Parcel Number: 35-F-267. The site contains a gross area of 0.138 acres or 6,000
square feet. The site is improved with a three-story, storeroom/apartment building with a partially
exposed basement. Including the exposed section of the basement, the gross building area is 6,293
square feet. The interior of the building has been nearly completely gutted including most of the
mechanical systems.

We developed our analyses, opinions, and conclusions and prepared this report in conformity with the
Uniform Standards of Professional Appraisal Practice (USPAP) of the Appraisal Foundation; the Code
of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute; and
the requirements of our client as we understand them.

© 2019 VALBRIDGE PROPERTY ADVISORS | Pittsburgh
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Julie Udvarhelyi Czuczman
Urban Redevelopment Authority
Page 2

The client in this assignment is the Urban Redevelopment Authority of Pittsburgh. The intended user
of this report is the Urban Redevelopment Authority of Pittsburgh. The intended use is for asset
management. The value opinions reported herein are subject to the definitions, assumptions and
limiting conditions, and certification contained in this report.

The acceptance of this appraisal assignment and the completion of the appraisal report submitted
herewith are subject to the General Assumptions and Limiting Conditions contained in the report. The
findings and conclusions are further contingent upon the following extraordinary assumptions and/or
hypothetical conditions which might have affected the assignment results:

Extraordinary Assumptions:
e None

Hypothetical Conditions:

e None

Based on the analysis contained in the following report, the value conclusion is summarized as follows:

Value Conclusions

Component As Is

Value Type

Property Rights Appraised
Effective Date of Value
Value Conclusion

Market Value

Fee Simple
February 14, 2019
$82,000

Respectfully submitted,
Valbridge Property Advisors | Pittsburgh

St

Stephen J. Barone, MAI
PA Certified General Real Estate Appraiser
Certification No. GA-000065-L

/Zy,, P Buore—

Bryan Barone, MAI
PA Certified General Real Estate Appraiser
Certification No. GA-003633
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DILAPIDATED STOREROOM/APARTMENT BUILDING
SUMMARY OF SALIENT FACTS

Summary of Salient Facts

Property Identification
Property Name
Property Address

Latitude & Longitude
Tax Parcel Number
Property Owner

Site
Zoning
FEMA Flood Map No.
Flood Zone
Primary Land Area

Existing Improvements
Property Use
Occupancy Type
Gross Building Area (GBA)
Net Rentable Area (NRA)
Number of Units

Number of Buildings
Number of Stories
Year Built

Condition
Construction Class
Construction Quality
Surface Parking

Valuation Opinions
Highest & Best Use - As Vacant
Highest & Best Use - As Improved

Reasonable Exposure Time
Reasonable Marketing Time

Dilapidated Storeroom/Apartment Building
1602-1606 Broadway Avenue

Pittsburgh, Allegheny County, Pennsylvania 15216
40.410443, -80.025013

35-F-267

Urban Redevelopment Authority of Pittsburgh

Local Neighborhood Commercial (LNC)
42003C0342H

Zone X

0.138 acres

Mixed Use, Retail, Residential

Local tenants

6,293 sf

6,293 sf

The building has the capacity for one retail suite, one lower
level apartment and approximately six upper level
apartments. That stated, the interior has been completed
gutted.

1

3

1900

Poor

D - Wood frame

Average

2 spaces

Remain vacant or utilize for parking and/or green space
Renovate the first floor for commercial use and renovate
the apartments as demand warrants

12 months

12 months

© 2019 VALBRIDGE PROPERTY ADVISORS | Pittsburgh

Page ii



Valbridge

PROPERTY ADVISORS

DILAPIDATED STOREROOM/APARTMENT BUILDING
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Value Indications

Approach to Value As Is

Cost
Sales Comparison

Income Capitalization

Not Developed
$82,000
Not Developed

Value Conclusions

Component Asls

Value Type

Property Rights Appraised
Effective Date of Value
Value Conclusion

Market Value

Fee Simple
February 14, 2019
$82,000

Our findings and conclusions are further contingent upon the following extraordinary assumptions
and/or hypothetical conditions which might have affected the assignment results:

Extraordinary Assumptions:
* None

Hypothetical Conditions:

e None
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Aerial and Front Views

AERIAL VIEW
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Introduction

Client and Intended Users of the Appraisal
The client is the Urban Redevelopment Authority of Pittsburgh. The intended user of this report is the
Urban Redevelopment Authority of Pittsburgh.

Intended Use of the Appraisal

The intended use of this report is asset management.

Real Estate Identification

The subject property is located at 1602-1606 Broadway Avenue in Pittsburgh, Allegheny County,
Pennsylvania, 15216. The subject property is further identified by Tax Parcel Number: 35-F-267.

Legal Description
Please refer to the deed included in the addenda for a legal description of the subject.

Use of Real Estate as of the Effective Date of Value

As of the effective date of value, the subject was a vacant and gutted storeroom/apartment.

Use of Real Estate as Reflected in this Appraisal

The subject is a vacant and gutted storeroom/apartment.

Ownership and Sale History of the Property
According to the deed, title to the subject property is vested in the name of Urban Redevelopment
Authority of Pittsburgh.

Tax Parcel Number(s): 35-F-267

Grantor: Bernardo and Holly D. Katz via Sheriff
Grantee: Urban Redevelopment Authority of Pittsburgh
Deed Book Volume / Page: 13698/547

Sale Date: August 8, 2008

Sale Price: $1,664

Transaction Type: Non-Arm's Length

Verification Source: Deed

Prior Sale Comments: Sheriff Sale

The subject has been gutted/vacant for over 10 years. The prior sale in 2004 had a consideration of
$260,000. The prior sale in 2004 had a consideration of $125,000.

Other than as noted herein, ownership of the property has not been transferred within the three years
prior to earliest valuation date, nor is it presently listed, optioned, or under agreement of sale. The
known transaction history of the subject property has been analyzed and considered in the opinions
and conclusions presented in this report.
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Type and Definition of Value

“Market Value,” as used in this appraisal, is defined as “the most probable price that 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:

e Buyer and seller are typically motivated.

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

s A reasonable time is allowed for exposure in the open market;

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

o The price represents the normal consideration for the property sold unaffected by special or
creative financing or sale concessions granted by anyone associated with the sale.”1

The value conclusions apply to the value of the subject property under the market conditions
presumed on the effective date(s) of value. Please refer to the Glossary in the Addenda section for
additional definitions of terms used in this report.

Valuation Scenarios, Property Rights Appraised, and Effective Dates of Value
Per the scope of our assignment we developed opinions of value for the subject property under the
following scenarios of value:

Valuation Scenario Effective Date of Value

As Is Market Value of the Fee Simple Interest February 14, 2019

The date of this report is February 28, 2018, which is the same as the date of the letter of transmittal.
A site visit was completed to the subject property on February 14, 2019.

Assumptions and Conditions of the Appraisal

The acceptance of this appraisal assignment and the completion of the appraisal report submitted
herewith are subject to the General Assumptions and Limiting Conditions contained in the report. The
findings and conclusions are further contingent upon the following extraordinary assumptions and/or
hypothetical conditions which might have affected the assignment results:

Extraordinary Assumptions
e None

Hvpothetical Conditions
» None

! Source: Code of Federal Regulations, Title 12, Banks and Banking, Part 722.2-Definitions
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Scope of Work

The elements addressed in the Scope of Work are (1) the extent to which the subject property is
identified, (2) the extent to which the subject property is inspected, (3) the type and extent of data
researched, (4) the type and extent of analysis applied, (5) the type of appraisal report prepared, and
(6) the inclusion or exclusion of items of non-realty in the development of the value opinion. These
items are discussed as below.

Appraisal Problem to be Solved

The appraisal problem is defined by the intended use, which is for asset management. In this case,
there is a single question to be answered, which is the market value of the real estate as defined under
FIRREA, summarized in the following table:

Valuation Scenario Effective Date of Value

As Is Market Value of the Fee Simple Interest February 14, 2019

Type and Extent of Analysis Applied

Appraisers develop an opinion of property value with specific appraisal procedures that reflect three
distinct methods of data analysis: the Cost Approach, Sales Comparison Approach, and Income
Capitalization Approach. One or more of these approaches are used in all estimations of value.

> Cost Approach - In the Cost Approach, the value indication reflects the sum of current
depreciated replacement or reproduction cost, land value, and an appropriate entrepreneurial
incentive or profit.

» Sales Comparison Approach - In the Sales Comparison Approach, value is indicated by recent
sales and/or listings of comparable properties in the market, with the appraiser analyzing the
impact of material differences in both economic and physical elements between the subject
and the comparables.

> Income Capitalization Approach - In the Income Capitalization Approach, value is indicated by
the capitalization of anticipated future income. There are two types of capitalization: direct
capitalization and yield capitalization, more commonly known as discounted cash flow (DCF)
analysis.

> Approaches Applied - All of these approaches to value were considered. We assessed the
availability of data and applicability of each approach to value within the context of the
characteristics of the subject property and the needs and requirements of the client.

The subject improvements contribute to an overall value that exceeds the land value. We observed
surrounding land use trends, the condition of the improvements, demand for the subject property,
and relevant legal limitations in concluding a highest and best use. Based on the assignment
parameters described above, the solution to the appraisal problem relied on the Sales Comparison
Approach.
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Extent to Which the Property was Identified

The legal description was obtained from the deed.

Extent of Property Inspection

The site was visited on February 14, 2019, at which time the exterior and interior were viewed.
Architectural/Engineering drawings were not available for review. Area measures were based on on-
site measurement and assessment records.

Land Use Regulations
The zoning district and land use regulations were confirmed via the zoning authority website.

Type and Extent of the Data Researched
Research included sale comparables. Data sources included proprietary databases, interviews with
market participants and Internet websites.

Appraisal Report Type
This is an Appraisal as defined by the Uniform Standards of Professional Appraisal Practice under
Standards Rule 2-2a.

Personal Property/FF&E
All furniture, fixtures, and equipment (FF&E) or any other personal property have been excluded from
our analysis. The opinion of market value developed herein is reflective of real estate only.

Competency Statement

The appraisers have provided opinions of market value of similar properties throughout the region.
They are familiar with the current trends impacting the property including mortgage interest rates,
employment trends and user requirements. Furthermore, the appraisers are familiar with current
financing and investor return expectations and trends within the regional real estate investment
market.

Appraisal Conformity

We developed our analyses, opinions, and conclusions and prepared this report in conformity with the
Uniform Standards of Professional Appraisal Practice (USPAP) of the Appraisal Foundation; the Code
of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute; and
the requirements of our client as we understand them.
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Regional and Market Area Analysis
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Overview
The subject is located in Pittsburgh, in Allegheny County. It is part of the Pittsburgh MSA. The
relationship of the county to the most proximate major markets is as follows:

Distance to Major Markets
Metro Area Approximate Distance

Cleveland, OH 115 miles (Northwest)

Columbus, OH 165 miles (West)

Cincinnati, OH 260 miles (West)
Washington, D.C. 185 miles (Southeast)

Allegheny County is the economic hub for the region, and has the greatest level of development across
the property spectrum. Properties within this area benefit from the concentration of employers,
recreational amenities and cultural opportunities.
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Infrastructure

Infrastructure considerations relate primarily to transportation and utility systems. First addressing
transportation, roadways are perhaps the most important aspect. Primary routes within the area are
identified as follows:

Primary Routes
North-South East-West

Interstate 79 & 279 Interstate 76 & 276
US Route 51 Interstate 376
US Route 19 Interstate 70

Recent and proposed additions to the transportation network include:

e The Mon-Fayette Expressway (designated State Route 43) is a 70-mile limited-access highway
that will eventually link Interstate 376 in Pittsburgh with Interstate 68 near Morgantown, West
Virginia. Four independent but interconnected projects were identified:

o The Interstate 70 to PA Route 51 Project was completed in April 2002. The Route 51 to
Interstate 376 Project was issued environmental clearance in December 2004. Lack of
funding stalled the progress until 2015. Act 89 provided funding to restart the project, but
with modifications to the original design. The Turnpike Commission intends to continue
the final design when all environmental issues are satisfied.

o Phase I of the Uniontown to Brownsville Project extends from Route 51 to U.S. Route 40
and was opened to traffic in October 2008, with construction totaling $197 million.

o Construction contracts for Phase II, which completed the Route 51/119 interchange and
extends the mainline from Route 40 across the Monongahela River and links PA Route 88
in Washington County, totaled $412 million. The project was completed in July 2012.

o The Interstate 68 to Turnpike 43 Project (Mason Dixon Link) stretches from PA Route 43
near Fairchance to Interstate 68 in West Virginia. The 7.8-mile Pennsylvania section opened
to traffic in March 2000, with construction totaling $157 million, and the 4.2-mile West
Virginia link was completed in July 2011.

o The Southern Beltway is a four-lane limited-access highway that will form an arc about 32
miles long with a radius approximately 15 miles out from Pittsburgh’s Golden Triangle. It
will connect State Route 60 near the Pittsburgh International Airport with the Mon-Fayette
Expressway near Finleyville in Washington County. Three independent but interconnected
projects were identified:

= The first six miles of the project from Route 60 to U.S. Route 22 in Robinson
Township (known as the Findlay Connector and designated PA Turnpike 576)
cost $234 million and was opened to traffic in October 2006.
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= Environmental clearance was issued in September 2008 for the 12 mile section
that will extend the Turnpike 576 terminus at Route 22 to a new interchange
with Interstate 79 at the Allegheny-Washington County line at an estimated
cost of $550 million. The Pennsylvania Turnpike Commission was able to
advance this project in Spring 2014 thanks to a boost in funding from Act 89.
This segment will reportedly will be completed within the next five years.
Construction for this phase, estimated to cost $700 million, began in May 2014.

=  Environmental clearance was issued in May 2009 for the remaining 12.5-mile
section that will link Interstate 79 to State Route 43 (Mon-Fayette Expressway).

o The North Shore Connector extends the Port Authority’s light-rail transit system from
Pittsburgh's CBD to the North Shore through twin-bored tunnels below the Allegheny
River. The project opened for revenue service in March 2012. Total project cost was
reportedly $553 million.

The transportation system is adequate, but there are weaknesses. Many primary and secondary routes
are older in design. While this is typical of many larger cities in the northeastern United States, the
majority of the interstate routes are limited to four lanes. A number of cities similar in size to Pittsburgh
have enhanced local roadways by adding additional lanes. Due to the topography, bridges and tunnels
in the area, such additions are often difficult and cost prohibitive. The region also lacks a beltway which
is now available to most larger urban areas in the United States. Many spokes to a beltway are in place
and yet more are proposed, but access between these spokes is currently by secondary routes. Other
modes of transportation servicing the area include:

Transportation
Mode Provider

Airports Pittsburgh International, Allegheny County
Railroads Conrail, Amtrak, P&LE, CSX
Bus Port Authority of Allegheny County, Greyhound, County Transit Authorities

The Pittsburgh International Airport (PIA) is one of the largest complexes built since the construction
of the Dallas-Fort Worth Airport in 1974. The facility is fourteen miles west of the city and provides
transportation for residents throughout southwestern Pennsylvania, as well as those within portions of
Ohio and West Virginia.
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On September 12, 2017 Allegheny County officials announced a plan to upgrade the 25 year-old
facility. The proposed plan includes $1.1 billion in improvements. Improvements will include a new
building for ticketing, security and baggage. A new landside building will be built between the current
landside and airside buildings, eliminating the need for the tram system. The renovations would also
include decreasing the number of gates from 75 to 51. According to the Allegheny County Airport
Authority website, no local tax dollars will be used to fund the project. The plan is expected to create
10,000 jobs, $1.6 billion in economic activity, and generate $28 million in tax revenue. The
groundbreaking is scheduled for 2019 and the project is estimated to be complete in 2023.

Since 2002, the Allegheny County Airport Authority has developed approximately 500 acres of land
surrounding the Pittsburgh International Airport. Existing and planned projects include:

e Airside Business Park, situated on the site of the former airport terminal, is comprised of three
office buildings and three flex buildings, with a combined building area in excess of 465,000
square feet. Tenants include TSA, Rockwell, Canon, Michael Baker Corporation and Honeywell.
The most recent addition includes a 47,200-square foot flex building completed in 2015.

e The majority of Northfield Phase 2 is occupied by Dick’s Sporting Goods headquarters, which
opened in January 2010. The $150 million, 670,000 square foot facility is home to 1,500
employees.

e Construction on Phase II of the Clinton Commerce Park, featuring seven buildings and more
than 1.45 million square feet of space, is underway. Phase I of the Park consists of three
buildings, with a combined building area in excess of 500,000 square feet. The park is home to
tenants such as FedEx and Knepper Press. In late 2014, the Pittsburgh Post-Gazette moved its
printing/production operations from downtown into the 245,000 square foot building vacated
by Flabeg in 2013.

o Site preparation on Northfield Phase 1 and Cherrington Commerce Park, both potential
500,000 square foot developments, was completed in 2010.

» Site preparation on 100 acres of Site 10, a 1,400 acre property located off Route 30 in Imperial,
is ongoing.

e InJune 2013, Dick's Sporting Goods reached an agreement with the Allegheny County Airport
Authority to lease 73 acres at the Northfield Commerce Park. The company has constructed a
180,000 square foot building just east of its current headquarters.

e InJuly 2013, Chevron Corporation acquired two adjoining parcels of land totaling 61 acres in
Moon Township. The company intended to build a new regional headquarters campus on the
site, but this project is now on hold.

e Gordon Food Service purchased 62 acres in Findlay Township in October 2013 for a new
distribution center. Construction of the 420,000 square foot facility was completed in June of
2015.
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e In 2016, General Electric built a 125,000-square foot, advanced manufacturing facility in Findlay
Township.

o Chicago-based Clayco purchased 11.9 acres in the RIDC Park West in Findlay Township in
December 2014. Construction on an 86,000-square foot office building for Walgreens was
completed in late 2015.

e Industrial Scientific completed construction on its new 204,000-square foot global
headquarters facility in 2015. The property, which is situated on 25-acres, is located in Robinson
Township.

e Innovation Campus, a 195-acre tract of land, will be developed with a mix of office and
industrial uses, as well as retail and restaurant uses (this section will be known as Town Center).
This development will be operated in a foreign-trade zone. The intended outcome is for foreign
companies to be attracted by free trade zones, a designation awarded by the nonprofit
organization: World Trade Centers Association. The Allegheny Airport Authority reported that
construction on the first building will begin in 2021/22.

Development in the airport corridor is ongoing, and could eventually include as many as 3,800 acres.

The Port of Pittsburgh includes Allegheny, Armstrong, Beaver, Butler, Clarion, Fayette, Greene, Indiana,
Lawrence, Washington, and Westmoreland counties and the 200 miles of commercially navigable
waterways within that region. It is home to more than 200 river terminals and barge industry service
suppliers -- and is served by the CSX and Norfolk Southern railroads and four interstate highways. An
estimated 34,000 jobs in the port area are dependent on the system.

The Port Authority of Allegheny County operates an extensive bus and light rail system throughout
Allegheny County with limited service reaching the surrounding counties. The authority currently
operates a fleet of over 861 buses and 83 light rail vehicles. In 2012 the authority completed an
extension of the light rail system from Gateway Center in the CBD to the Northshore. The line includes
two tunnels under the Allegheny River. Outlying counties have transit authorities that serve more
localized populations. The Port Authority cut service in 2010 by 15 percent in light of budget
constraints, and another round of cuts was implemented in 2011. The system still provides adequate
service throughout the more densely developed portions of the region.

With regard to utility availability, the following providers service the region:

Utility Providers
Service Provider

Natural Gas Columbia, Peoples, T.W. Phillips

Electricity Allegheny Power, Duquesne Light, First Energy
Water PA American Water, Municipal Authorities
Sewerage ALCOSAN, Municipal Authorities

The highway system provides adequate access throughout the region and good linkage to nearby
major markets. Other modes of transportation supporting passenger and freight movement are also
good. The utility infrastructure is developed to the point where public utilities are available to most
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portions of the county. Overall, the regional infrastructure is well developed and is an asset to
attracting new business to the area.

Physical Features and Land Use Characteristics

Aliegheny County contains a land area of 731 square miles, with rolling to hilly topography. Based on
data supplied by the Allegheny County Planning Department, the following chart illustrates
proportionate land uses:

Proportionate Land Uses

m Reside ntial . Commercial

|:| Industrial D Other

New development is occurring within the region, particularly within the City of Pittsburgh. The most
significant developments include:

e Children’s Hospital - a $625 million facility that opened in the Lawrenceville neighborhood in
May 2009.

e Rivers Casino - a $780 million casino opened in August 2009 on the North Shore.

e PPG Paints Arena - a $290 million new arena for the Pittsburgh Penguins opened in August
2010 in the Lower Hill District.

s Three PNC Plaza - a $178 million mixed use tower in the CBD. Construction was completed in
the summer of 2009, and occupancy has begun on the first floor retail uses and office space.
The Fairmont hotel opened in the Spring of 2010, and marketing is underway on the 28 luxury
condominiums.

e« Downtown and Market Square - according to the Pittsburgh Downtown Partnership,
development projects in downtown and the surrounding area have reached $4.6 billion since
2006. This includes: Three PNC Plaza, the August Wilson Cultural Center, the Rivers Casino and
Market Square Place.

e Tower 260 at the Gardens is an 18-story building that has been constructed on Forbes Avenue
between Wood Street and Market Street in downtown. The building is estimated to cost $103
million and includes a 198-room Hilton Garden Inn, approximately 130,000-square feet of Class
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A office space, 23,000-square feet of retail and garage parking for 330 vehicles. The $104
million dollar project was completed in early 2016.

e River Vue is the $45.5 million conversion of the former state office building in downtown
Pittsburgh to luxury apartments. The building includes a variety of unit types, retail, and tenant
parking. Occupancy levels are high.

e Dick's Sporting Goods new headquarters building was constructed in Findlay Township near
the Pittsburgh International Airport in 2010. The facility contains approximately 670,000-
square feet.

e Westinghouse has relocated to their new, 922,000-square foot headquarters in the Cranberry
Woods Office Park in Cranberry Township. The company also constructed an additional
120,000 square foot building to accommodate 600 employees. In March 2013, however, the
Pittsburgh Business Times reported that, due to cost cutting measures and a reduction in their
global workforce, Westinghouse had vacated 38,262 square feet within Cranberry Woods and
was attempting to sublease the space. This followed the relocation out of Cranberry Woods of
420 employees occupying 97,000 square feet of space in 2012. In September 2014, PPG leased
118,000 square feet of the vacated space for their new regional headquarters.

e Tower at PNC Plaza - in May 2011, PNC commenced construction on its new headquarters
building. The 33-story green building and parking garage contains approximately 800,000
square feet (698,463 square feet for offices and 107,310 square feet for the garage). Located
at the corner of Fifth Avenue and Wood Street, it was completed in late 2015.

e The former Saks Fifth Avenue building on Smithfield Street is being redeveloped into a new,
mixed-use property with 25,000 square feet of ground-level retail, 77 upper-floor residences
and six levels of parking for 578 cars and 60 bicycles.

e A 247-room, upscale boutique Hotel Monaco Pittsburgh, opened downtown in January 2015.
The hotel is located in the former James Reed Building, the former Pittsburgh headquarters of
the Reed Smith Law firm. The structure had been vacant since the law firm moved into Three
PNC Plaza in 2009.

e Bakery Square is a $150 million mixed-use project that combines new construction with the
re-use of the former Nabisco plant along Penn Avenue. A 110-room Springhill Suites opened
in May 2010, along with a 41,000 square foot Urban Active fitness club. Clothing retailer,
Anthropologie, leases 12,000 square feet. Google moved its Pittsburgh office from the campus
of Carnegie Mellon University to a 40,000 square foot space in the complex during the second
half of 2010. The company has since added more space on two separate occasions, and now
houses 275 employees in approximately 140,000 square feet. The University of Pittsburgh has
leased more than 20,000 square feet in the complex, while Carnegie Mellon’s Software
Engineering Institute will eventually encompass 38,000 square feet. Chatham University has
acquired a nearby 250,000 square foot office building for graduate programs. In February 2013,
Walnut Capital broke ground on Bakery Square 2.0, a new $100 million project located just
across Penn Avenue, on the site of the former Reizenstein School. The project includes 350
apartments in (2) five-story buildings, 400,000 square feet of Class A office and 57 townhouse
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rental units. It was reported that the developer may add a new 320,000 square foot office with
800-space garage as well. Development of Bakery Square 3.0 is also now underway and
reportedly Respironics will relocate its headquarters to Bakery Square from Murrysville.

o The Pittsburgh Penguins, the Sports & Exhibition Authority and the Urban Redevelopment
Authority are partnering to re-develop the 28-acre, former Civic Arena site. Groundbreaking
took place on March 23, 2015. At least 1,100 residential units and 600,000 square feet of office
space is proposed for the site, along with a 150-room hotel and parking for 2,600 cars. Also
under consideration is an entertainment and retail component to complement the PPG Paints
Arena.

e Point Park University has moved its Pittsburgh Playhouse from Oakland to a 1.6-acre site on
Forbes Avenue downtown. The complex will include three state-of-the-art theaters, as well as,
scene and sound shops. The project cost was reported to be $53 million. The facility is now
complete and open.

e Construction is underway by the Buncher Company to redevelop a 55-acre site in the Strip
District between the Veterans Bridge and 21st Street. Known as “Riverfront Landing”, the $400
million project will include apartments, offices, possibly two hotels, and an open-air piazza
linking Smallman Street to the Allegheny riverfront. NRP has built 364 apartment units in Phase
I, and Phase II will consist of 443 apartment units. Phase 1L is in the approval process.

e Oxford Development broke ground in January 2015 on a $130 million office and apartment
project between 25t and 28t Streets in the Strip District. Three Crossings consists of a 300-
unit apartment complex called The Yards and four urban-flex buildings totaling 375,000 square
feet. The first building, at 25" and Smallman, is the headquarters of Rycon Construction, and
was completed in Summer 2015. Building 2 and Building 3 were completed in 2016. The
apartments are also complete and are in the lease up stage. Oxford reported that Argo Al will
locate its headquarters and anchor a fourth office building (131,000-square foot office
building) within the Three Crossings development. The fourth building is under construction
as of the first quarter of 2018. It was also announced that a second phase is under
consideration at this time that may include up to 1,000,000 square feet of space.

e Shell Oil purchased a 340-acre site for $13.5 million for the development of a world-class,
multi-billion dollar, ethane cracker (petrochemical) plant. Demolition, foundation work,
environmental cleanup, and site work are now complete. Construction of the petrochemical
complex commenced in November 2017. The primary structures include four processing units,
an ethane cracker, and three polyethylene units. In addition, Shell will construct a 900-foot
long cooling tower, rail and truck loading facilities, an office building and laboratory, a water
treatment plant, and a 250-megawatt natural gas-fired power plant. The plant will be receiving
state grants and tax abatement through an expanded Keystone Opportunity Zone. The
development is expected to create 600 permanent jobs at the plant and a greater number of
spin-off jobs. It is expected that there will be up to 6,000 contractors working on construction
of the plant. The proposed plant has also spurred considerable new development, including: a
new hotel, a large training center for Columbia Gas, and increased residential activity within
close proximity to the plant.
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e Macy's sold its historic, 13-story, downtown Pittsburgh building to Core Realty in July 2015.
Core plans to redevelop the structure into a mix of retail and high end apartments, and possibly
a hotel. The plan also calls for sub-surface parking for 246 cars and 290 bikes. Rooftop
amenities may include a restaurant, swimming pool and tennis courts.

o A Chicago developer has reached a deal to lease and redevelop the Terminal Building in the
Strip District. The proposed $62.6 million project will dedicate approximately 40,000 square
feet to regional business focused on food, crafts and arts. Further, the plan will largely include
retail space with some office space as well. The same developer also plans a 140,000 square
foot office development in an existing warehouse located across the street from the Terminal
Building. Plans and approvals were recently finalized as of 2019.

e UPMC is developing a 200,000-square foot vision research facility. The facility is planned for
the lot east of UPMC Mercy Hospital. It is expected to cost north of $100 million. It will include
a parking garage for approximately 1,500 vehicles. Also, within Uptown, City Council has
approved plans for a $61 million energy plant located between Our Way and Colwell Street.
The proposed gas-powered energy plant being developed by NRG, will be anchored by UPMC
(via Mercy Hospital).

s Continental Real Estate is constructing a $22.8 million, seven-story office building along North
Shore Drive in the 22"¢ Ward. The top five floors of the building are expected to be tenanted
by SAP. The ground floor will include restaurants and shops. Other new or pending
development on the North Shore includes: a recently completed $24 million parking garage,
the planned $34 million expansion of Carnegie Science Center and the proposed 214-room
Rivers Casino hotel.

e The former Pittsburgh Athletic Association building on Fifth Avenue in Oakland has been
acquired by Walnut Capital. Extensive renovations into offices are planned. A former car
dealership located on Craft Avenue at the Boulevard of the Allies is also slated for
redevelopment.

e The Murdoch Building is under construction at Coltart Street and Forbes Avenue. It will
reportedly contain 90,000 square feet. Completion of construction is anticipated to occur in
2019.

e Planning has begun for the development of the entire Almono Site, now known as "Hazelwood
Green", which will include: light manufacturing space, office/research space, dwelling units,
retail space and restaurants on the 178-acre property. The Pittsburgh Tribune Review reports
that $1 billion will be spent on the 178-acre site. The Hazelwood Green Preliminary Land
Development Plan, dated August 30, 2018, reports that the plan intends to develop 3,500
dwelling units, 4,359,000 square feet of non-residential development and 30.6 acres of urban
open space. Additionally, there will be 8,830 spaces of shared parking. The first phase of the
master plan includes the development of Mill 19, a development that will utilize a former mill
building in the LTV plant to construct a LEED-certified facility, which will include a mix of office
and high-bay light industrial space. The first anchor tenant is Carnegie Mellon University. There
will be two additional phases associated with the Mill 19 development.
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This is on top of a wave of public and private development projects that have taken place over the
past decade including new stadiums for both the Pirates and Steelers, banking service centers for both
Mellon and PNC and an expanded convention center.

There is a moderate amount of land available for development within the region, with most having
adequate access and public utilities available; however, in many instances, topography is a limiting
factor. Retail development had slowed with the decline in the employment market, but the activity
level has picked up to some degree as the economy continues to show signs of improvement.
Residential development is ongoing in the north, east, west and south and there is a significant
concentration of new development ongoing within the City of Pittsburgh office and industrial sectors.

Population
Population characteristics relative to the subject property are presented in the following table.

Population

Annual % Annual %

Change Estimated Projected Change

2010 2000 - 10 2018 2023 2018 - 23

United States 281,421,906 308,745,538 1.0% 330,088,686 343,954,683 0.8%
Pennsylvania 12,281,054 12,702,379 0.3% 12,992,598 13,140,705 0.2%
Pittsburgh MSA 2,431,087 2,356,285 -0.3% 2,373,138 2,375,944 0.0%
Allegheny County 1,281,603 1,223,348 -0.5% 1,236,649 1,241,989 0.1%

Source: Site-to-Do-Business (STDB Online)

Employment

Manufacturing, which was long the basis of the local economy, has been declining for an extended
period of time. Major areas of employment include finance, health care, education, high technology
and research. Growth in these sectors is now sufficient to offset the losses experienced in the
manufacturing sector, though not yet sufficient to drive regional growth. That said, these sectors draw
a highly educated, largely well-paid workforce. Employment by industry for the county is as follows:

Employment by Industry - Allegheny County

2018 Percent of
Industry Estimate Employment
Agriculture/Mining 3,091 0.5%
Construction 30,290 4.9%
Manufacturing 45,745 7.4%
Wholesale trade 15,454 2.5%
Retail trade 64,290 10.4%
Transportation/Utilities 30,908 5.0%
Information 11,127 1.8%
Finance/Insurance/Real Estate Services 55,635 9.0%
Services 342,466 55.4%
Public Administration 19,781 3.2%
Total 618,169 100.1%

Source: Site-to-Do-Business (STDB Online)

© 2019 VALBRIDGE PROPERTY ADVISORS | Pittsburgh Page 14



Valbrid e DILAPIDATED STOREROOM/APARTMENT BUILDING

BROPERTY ADVISORS REGIONAL AND MARKET AREA ANALYSIS

The county has a greater percentage of the population involved in the service industry than either the
state or the nation. Within this industry sector, the region is particularly strong in the Health and
Education Services. Continued growth within these sectors is anticipated.

Principal employers in the region are listed as follows*

Employer Employees Employer Employees
UPMC 53,000 University of Pittsburgh 12,338
Highmark Health 21,251 Giant Eagle, Inc. 9,764
US Government 18,358 Wal-Mart Stores, Inc. 9,000
Commonwealth of PA 16,573 Allegheny County 7,236
PNC Financial Services Group, Inc. 13,000 BNY Mellon 7,000

Fortune 500 companies with a presence in the area include:

Company Rank Company Rank
Kraft Heinz (co-headquartered) 114 Alcoa, Inc. 262
PNC Financial Services Group 165 Dick’s Sporting Goods 340
PPG 191 Wesco International 370
US Steel 246

Other nationally recognized companies with a presence in the area include Bayer, FedEx Ground and
Westinghouse. Along with these companies, numerous international firms have world, national or
regional headquarters in Pittsburgh. Pittsburgh is considered to be a major financial center in the
country as a result of the number of major banks with a presence in the region.

The employment distribution and array of principal employers suggest adequate economic diversity.
The labor force and employment levels are generally in balance. While historically there are few drivers
for considerable new employment, ongoing activity suggests that growth in the health services and
research generated from the region’s universities continue to positively impact the economy.

Unemployment
The following table exhibits current and past unemployment rates as obtained from the Bureau of
Labor Statistics.

2 Source: Pittsburgh Business Times, 2018-19 Book of Lists.
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Unemployment Rates
Area 2012 2013 2014 2015 2016 2017 2018
3.9%

United States of America 8.1% 7.4% 6.2% 5.3% 4.9% 4.4%

Pennsylvania 7.8% 7.4% 5.9% 5.3% 5.4% 4.9% 4.3%
Pittsburgh MSA 7.2% 6.8% 5.7% 5.3% 5.6% 5.0% 43%
Allegheny County 7.0% 6.5% 5.3% 5.0% 5.2% 4.8% 4.1%

Source: Bureau of Labor Statistics - Year End - National & State Seasonally Adjusted

Median Household Income
Total median household income for the region is presented in the following table. Overall, the MSA

and county vary slightly compared to the state and nation.

Median Household Income

Estimated Projected Annual % Change
Area 2018 2023 2018 - 23
United States $58,100 $65,727 2.6%
Pennsylvania $57,362 $64,778 2.6%
Pittsburgh MSA $55,529 $62,642 2.6%
Allegheny County $55,870 $62,382 2.3%

Source: Site-to-Do-Business (STDB Online)

Conclusions
Allegheny County is the economic hub for the region, and has the greatest level of development across

the property spectrum. Properties within this area benefit from the concentration of employers,
recreational amenities and cultural opportunities. Overall, the regional characteristics exert a stable to

positive influence on the subject property.
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Overview

The subject is located in the Beechview neighborhood within the 19" Ward of the City of Pittsburgh
in Allegheny County. The subject is within four miles of the Pittsburgh Central Business District.
Beechview is bordered to the north by the neighborhoods of Mt. Washington and Duquesne Heights,
to the west by Banksville, to the south by Dormont Borough and to the east by Brookline. Beechview,
along with the neighborhoods of Brookline, Mt. Washington and Duquesne Heights, form the 19'"
Ward of Pittsburgh.

Demographics
The following table depicts the area demographics within a one-, three-, and five-mile radius from the
subject.
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Neighborhood Demographics

Radius 3 miles
Population Summary
2000 Population 18,253 159,755 368,933
2010 Population 16,559 148,547 344,735
2018 Population 16,363 149,673 348,960
2023 Population Estimate 16,258 150,405 351,077
Annual % Change (2018 - 2023) -0.1% 0.1% 0.1%
Housing Unit Summary
2000 Housing Units 8,568 73,468 171,937
% Owner Occupied 58.2% 58.6% 55.6%
% Renter Occupied 35.6% 33.2% 34.9%
2010 Housing Units 8,318 73111 169,817
% Owner Occupied 52.9% 52.6% 51.1%
% Renter Occupied 38.8% 36.8% 37.9%
2018 Housing Units 8,338 74,451 173,446
% Owner Occupied 49.1% 48.8% 47.7%
% Renter Occupied 41.7% 40.3% 40.9%
2023 Housing Units 8,339 75,184 175,355
% Owner Occupied 49.4% 48.9% 47.8%
% Renter Occupied 40.9% 40.2% 40.8%
Annual % Change (2018 - 2023) 0.0% 0.2% 0.2%
Income Summary
2018 Median Household Income $46,169 $52,239 $49,468
2023 Median Household Income Estimate $52,137 $57,600 $54,488
Annual % Change 2.5% 2.0% 2.0%
2018 Per Capita Income $27,537 $32,805 $31,670
2023 Per Capita Income Estimate $31,525 $37,141 $35,668
Annual % Change 2.7% 2.5% 2.4%

Source: Site-to-Do-Business (STDB Online)

Transportation Access

Within the immediate area of the subject, transportation access helps define the character of its
development. Major travel and commuter routes within the area of the subject include Broadway
Avenue/Beechview Avenue which is served by public transportation (light rail). Other nearby
transportation routes include Banksville Road, West Liberty Avenue and State Route 51. Access to the
area is good considering the road network and the availability of public transportation.
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Neighborhood Land Use

Commercial development is concentrated, primarily, along both sides of the Broadway/Beechview
Avenue corridor, one of the major secondary traffic arteries that serves the Beechview area. This
corridor forms the Beechview shopping district which consists of one, two and three-story buildings
constructed in the early 1900's. The structures typically include first floor retail and upper floor offices
or residential units. The condition of the commercial buildings range from average to poor. A number
of the commercial buildings in the district are vacant. That stated, the district is anchored by a
successful grocery store and there are a variety of occupied street level spaces.

The Beechview shopping district is not the thriving business center it once was. This is attributed to
the competition offered by the more modern, full service shopping facilities located along Banksville
Road and other nearby, conveniently accessed locations. In addition, development in the district was
stunted years ago when a developer (Bernardo Katz) acquired a significant portion of the commercial
space in Beechview, subsequently defaulted on the loans and fled the country. The Urban
Redevelopment Authority eventually took ownership of the vacant/dilapidated properties and still
owns some of the properties to this day.

Additional commercial development is located along West Liberty Avenue which forms the eastern
boundary of Beechview. The commercial development on West Liberty Avenue is primarily automobile
related as numerous car dealerships are located in the district.

Specific Location
The following aerial image provided by Google Earth depicts the subject in relation to its surrounding
land uses:

© 2019 VALBRIDGE PROPERTY ADVISORS | Pittsburgh Page 19



1 DILAPIDATED STOREROOM/APARTMENT BUILDING
Valbrld e CITY AND NEIGHBORHOOD ANALYSIS

PROPERTY ADVISORS

The subject is in the core of the commercial district, adjacent to the grocery store just to the south.
The immediate district offers a mix of occupied and unoccupied buildings.

Conclusions

The commercial district in Beechview experienced a period of decline and has since stabilized. There
are signs of revitalization including a new coffee shop and a recently renovated apartment building.
Over time, it is likely that the district will continue to slowly revitalize given the population density,
proximity to the CBD, finite size of the commercial district, and availability of public transportation.
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Site Description

The characteristics of the site are summarized as follows:

Site Characteristics

Location: 1602-1606 Broadway Avenue

Gross Land Area: 0.138 Acres or 6,000 SF

Usable Land Area: 0.138 Acres or 6,000 SF

Usable Land %: 100.0%

Shape: Rectangular

Average Depth: 100.00 feet

Topography: Gently sloping

Drainage: Adequate

Grade: At street grade

Utilities: All customary public utilities are available to the site
Interior or Corner: Corner

Signalized Intersection: Yes: Traffic signal at the site that enhances access
Excess Land: None

Surplus Land: None

Frontage Road Primary Secondar
Street Name: Broadway Avenue Hampshire Avenue
Street Type: Public R/W Public R/W
Frontage (Linear Ft.): 60.00 100.00

Number of Curb Cuts: None 1

Traffic Count (Cars/Day): 1,000 to 5,000 N/A

Flood Zone Data

Flood Map Panel/Number: 42003C0342H
Flood Map Date: September 26, 2014
Flood Zone: Zone X
Site Area in Flood: 0.00%
Other Site Conditions
Environmental Issues: An evaluation of the subsurface conditions is beyond the scope

of this report. This analysis assumes that the subsurface
conditions are suitable for the existing use. Similarly, we make no
determination as to the presence or absence of any
environmental hazard.
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Easements/Encroachments: The site is subject to street and utility easements of record,
including access easements. Other than those specifically listed,
we are not aware of any easements, restrictions, encumbrances,
leases, reservations, covenants, contracts, special assessments,
ordinances or partial interests that would adversely affect value.
We did not complete a title search or survey of the property and
assume no responsibility for matters pertaining to title or
ownership. We recommend that the client have such studies

completed.
Site Ratings
Access: Good
Visibility: Good
Zoning Designation
Zoning Jurisdiction: City of Pittsburgh
Zoning Classification: LNC, Local Neighborhood Commercial
Permitted Uses: This district allows for a variety of commercial and residential uses.

Analysis/Comments on Site

The subject site is offers a prominent location at the corner of Broadway Boulevard and Hampshire
Avenue. The site slopes gently downward away from Broadway Boulevard, following the grade of
Hampshire Avenue. The site offers physical and locational characteristics that are conducive for a
commercial use or a mix of commercial and residential uses.
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Improvements Description

The subject is a dilapidated storeroom/apartment building that was building circa 1900. It is evident
that the property was renovated in the 1990's, but the current condition is poor and the interior is
gutted. The main three levels each contain 1,767 square feet. There is a full basement. A portion of
the basement is below grade and houses the remaining building mechanicals. The balance of the
basement offers exposure to Hampshire Avenue and contains 992 square feet. The gross building
area, including the partially exposed basement, equals 6,293 square feet.

Improvement Characteristics

Property Type:
Property Subtype:
Occupancy Type:
Tenancy:

Number of Buildings:
Number of Stories
Construction Class:
Construction Quality:

Gross Building Area (GBA):

Net Rentable Area (NRA):

Ratios & Parking
Land-to-Building Ratio:
Floor Area Ratio (FAR):
Parking Spaces:
Parking Ratio:

Age / Life
Year Built:

Renovated/Yr. Renovated:
Yr. Blt./Renovated Comments:

Condition:

Actual Age:

Effective Age:

Typical Building Life:
Remaining Economic Life:

Mixed Use

Storeroom/Apartment

Vacant

Formerly Multi-Tenant

1

3

D - Wood frame per Marshall Valuation Service

Average

6,293 SF (based on field measurements and assessment data)

6,293 SF (Note that the NRA is equal to the GBA as the interior
partitions have been deconstructed.)

0.95 to 1 (Usable Land/GBA)
1.05 (based on GBA)

2

0.32 (per 1,000 sf of GBA)

Circa 1900
Yes; circa 1990

The prior renovation is evident based on the remaining electrical
panels and windows, but the interior has been completely gutted.

Poor

119 years
45 years
45 years
0 years
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Structural Characteristics

Foundation:

Building Frame:
Exterior Walls:

Roof Type / Material:

Interior Characteristics
Floors:

Walls:
Ceiling:
Lighting:
Restrooms:

Mechanical Systems
Electrical:

Plumbing:
Heating:
Air Conditioning:

Fire Protection/Sprinklers:

Number of Elevators:

Site Improvements
Site Improvements:

Landscaping:

Deferred Maintenance

DILAPIDATED STOREROOM/APARTMENT BUILDING
IMPROVEMENTS DESCRIPTION

Stone
Wood frame
Brick

Flat / Rubber membrane; our cursory observations did not reveal
evidence of roof leaks, however, further study may be warranted.

None
Exposed
Exposed
None
None

There are multiple services, but they have been disconnected
None
None
None
None
None

There are some fenced areas and minimal landscaping
Minimal

The interior has been gutted and there does not appear to be much wiring or plumbing.

Analysis/Comments on Improvements
The functional utility of the property is below average based upon a comparison of similar properties
in the market area. The structural elements of the buildings appeared to be adequate.
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Subject Photos
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Example of the Remainder of the Interior
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Exterior View

3
— Subject Building on Left

View of Site

Additional photos are included in the Addenda
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Assessment and Tax Data

Assessment Methodology

Real estate tax expenses are calculated by multiplying the current assessed value by the millage rates
in place. The assessed values, applicable tax rates and total taxes, including direct assessments, are
shown in the following table:

Ad Valorem Tax Schedule
Tax Parcel Number: 35-F-267

Allegheny County Actual
Year 2018
Implied Value
Land:, $54,857
Improvements: $256,114
Total: $310,971
Per Square Foot; $49.42
% Change: N/A
Assessment Ratio 87.50%
Assessed Value
Land: $48,000
Improvements: $224,100
Total: $272,100
% Change: N/A
Tax Rate $22.630000
% Change: N/A
Millage Rate per $1,000
Actual
Tax Expense 2018
Total: $6,158
Per Square Foot: $0.98

Conclusions
Considering the market data, the expectation is for a decrease in the assessment. The current tax
liability is presented in the Ad Valorem Tax Schedule table.
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Highest and Best Use

The Highest and Best Use of a property is the use that is legally permissible, physically possible, and
financially feasible which results in the highest value. An opinion of the highest and best use results
from consideration of the criteria noted above under the market conditions or likely conditions as of
the effective date of value. Determination of highest and best use results from the judgment and
analytical skills of the appraiser. It represents an opinion, not a fact. In appraisal practice, the concept
of highest and best use represents the premise upon which value is based.

Analysis of Highest and Best Use As If Vacant
The primary determinants of the highest and best use of the property as if vacant are the issues of (1)
Legal permissibility, (2) Physical possibility, (3) Financial feasibility, and (4) Maximum productivity.

Legally Permissible

The subject site is zoned LNC, Local Neighborhood Commercial which controls the general nature of
permissible uses but is appropriate for the location and physical elements of the subject property,
providing for a consistency of use with the general neighborhood. The location of the subject property
is appropriate for the uses allowed, as noted previously, and a change in zoning is unlikely. There are
no known easements, encroachments, covenants or other use restrictions that would unduly limit or
impede development.

Physically Possible
The primary factors impacting adaptability are the physical characteristics of the land and the influence
of other land uses within the area. The physical site characteristics are reiterated as follows:

PHYSICAL CHARACTERISTICS

Characteristic Conclusion

Land Area 6,000 square feet / 0.138 acres

Topography Gently sloping

Shape Rectangular

Utilities All customary public utilities are available to the site
Visibility Good

Flood Plain Zone X

Access Good

Surrounding Land Uses Grocery store, retail shops, apartments, houses

Conclusion: There are no items of a physical nature that would materially limit any reasonable
development plan. The location of the site is such that a commercial use or a mix of commercial and
multi-family uses would be in balance with the district.

Financially Feasible

Feasibility is a function of demand, which in turn can be measured through achievable sale, rent and
occupancy levels. Ultimately, the question is whether or not demand is adequate to assure sale or rent
levels that warrant anticipated construction costs. The test for financial feasibility depends on estimates
of costs, income risk and expected rates of return.
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Given that large blocks of vacant space exist on Broadway Avenue, it is likely that the subject site would
remain vacant until demand warrants new development.

Maximally Productive

Among the financially feasible uses, the use that results in the highest value (the maximally productive
use) is the highest and best use. Considering these factors, the maximally productive use as though
vacant is to remain vacant or utilize for parking and/or green space until demand warrants the
development of a mixed use building.

Conclusion of Highest and Best Use As If Vacant
The conclusion of the highest and best use as if vacant is to remain vacant or utilize for parking and/or
green space until demand warrants the development of a mixed use building.

Analysis of Highest and Best Use as Improved

As an improved property, the analysis must consider the following alternatives:
e Operate the property with no significant modifications.

e Implement property modifications to increase revenue potential, improve functional utility,
enhance marketability or extend the remaining economic life.

o Raze the improvements to allow for an alternate development.

The following table summarizes the relevant factors:

Property Feature Evaluation

Size Consistent
Condition Poor
Functional Utility Below average
Consistency with Highest & Best Use as Vacant Consistent

Within the Sales Comparison Approach, we included a variety of sales of “shell” buildings located in
similar areas that were purchased by market participants for redevelopment or renovation. It is our
opinion that the main floor of the subject, if placed on the market, would be absorbed for an owner-
occupied commercial use. The upper floors are suitable for renovation to apartments, but feasibility
is likely an issue. Often grants are required to insure feasibility. Overall, the highest and best use of
the subject property, as improved, is to renovate the first floor for commercial use and renovate the
apartments as demand warrants.
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Appraisal Methodology

Three Approaches to Value
There are three traditional approaches typically available to develop indications of real property value:
the cost, sales comparison, and income capitalization approaches.

Cost Approach
The cost approach is based upon the principle that a prudent purchaser would pay no more for a

property than the cost to purchase a similar site and construct similar improvements without undue
delay, producing a property of equal desirability and utility. This approach is particularly applicable
when the improvements being appraised are relatively new or proposed, or when the improvements
are so specialized that there are too few comparable sales to develop a credible Sales Comparison
Approach analysis.

Sales Comparison Approach

In the sales comparison approach, the appraiser analyzes sales and listings of similar properties,
adjusting for differences between the subject property and the comparable properties. This method
can be useful for valuing general purpose properties or vacant land. For improved properties, it is
particularly applicable when there is an active sales market for the property type being appraised -
either by owner-users or investors.

Income Capitalization Approach

The income capitalization approach is based on the principle that a prudent investor will pay no more
for the property than he or she would for another investment of similar risk and cash flow
characteristics. The income capitalization approach is widely used and relied upon in appraising
income-producing properties, especially those for which there is an active investment sales market.

Subject Valuation

As stated within the Scope of Work, we have relied upon the Sales Comparison Approach. The Sales
Comparison Approach was considered to be the only applicable approach based on the characteristics
of the subject.

The Income Capitalization Approach was considered, but not fully developed as this type of facility is
typically purchased for partial owner occupancy and, based on the location and market conditions,
would not likely be considered as a good candidate to attract equity investors. The Cost Approach was
considered, but not fully developed given the subjectivity involved with estimating accrued
depreciation.
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Sales Comparison Approach

Methodology

The sales comparison approach develops an indication of market value by analyzing closed sales,
listings, or pending sales of properties similar to the subject, focusing on the difference between the
subject and the comparables using all appropriate elements of comparison. This approach is based on
principles of supply and demand, balance, externalities, and substitution, or the premise that a buyer
would pay no more for a specific property that the cost of obtaining a property with the same quality,
utility, and perceived benefits of ownership.

The process of developing the sales comparison approach consists of the following: (1) researching
and verifying transactional data, (2) selecting relevant units of comparison, (3) analyzing and adjusting
the comparable sales for differences in various elements of comparison, and (4) reconciling the
adjusted sales into a value indication for the subject.

Unit of Comparison

The primary unit of comparison selected depends on the appraisal problem and nature of the property.
The primary unit of comparison in the market for properties such as the subject property is price per
square foot of gross building area.

Elements of Comparison

Elements of comparison are the characteristics or attributes of properties and transactions that cause
the prices of real estate to vary. The primary elements of comparison considered in sales comparison
analysis are as follows: (1) property rights conveyed, (2) financing terms, (3) conditions of sale, (4)
expenditures made immediately after purchase, (5) market conditions, (6) location, and (7) physical
characteristics.

Comparable Sales Data

A search of data sources typically includes a review of public records, a field survey, interviews with
knowledgeable real estate professionals in the area, and a review of our internal database. The
comparables selected for the analysis were based on the following parameters:

[tem Parameter

Time Frame 5 years or less
Pittsburgh and nearby areas; while a variety of
sales have occurred on Broadway Avenue in

Geographic Location Beechview, they largely involved buildings that
were able to be occupied and included interior
finishes.

PrSRErIType Mixed Use and Commercial Buildings in

Shell/Poor Condition

Based on the above research parameters, we used the sales summarized on the following page in the
analysis.
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Valbridge

PROPERTY ADVISORS

DILAPIDATED STOREROOM/APARTMENT BUILDING
SALES COMPARISON APPROACH

OFFICE COMPARABLE 1

Property Identification

Property/Sale ID
Property Type
Property Name
Address

City, State Zip
County

MSA

Submarket
Latitude/Longitude
Tax 1D

Transaction Data

1192644/1322990

Mixed Use

Former Snee Dairy

3735 Brownsville Road
Brentwood, Pennsylvania 15227
Allegheny

Pittsburgh

South

40.371574/-79.974921
188-F-95 & 188-F-97

Sale Date 11-21-2017 Conditions of Sale Market
Grantor Tim Gaber tr. Deed Book/Page 17024/238
Grantee Brentwood Borough Sale Price $131,200
Property Rights Fee Simple Adjusted Price $131,200
Financing Market

Property Description
Gross Building SF 13,242 Fir. Area Ratio (FAR) 0.87
Building Condition Poor Gross Land to Bldg 115
Building Quality Average Usable Land to Bldg 1.15
Construction Class C Access Good
Office Space % 0.0% Visibility Good
Gross Acres 0.349 Corner/Interior Corner
Usable Acres 0.349 Flood Hazard Zone Zone X (unshaded)
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PROPERTY ADVISORS

Physical Indicators

DILAPIDATED STOREROOM/APARTMENT BUILDING
SALES COMPARISON APPROACH

$/SF GBA $9.91
Verification
Confirmed With Appraisal File / Buyer

Confirmed By
Confirmation Date

Remarks

Bryan Barone
02-18-2019

This property was originally a dairy with an upper floor apartment. It was condemned in 2014.

The borough purchased this site with the intent to raze the improvements in favor of a new municipal

office.
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i) Valbridge

PROPERTY ADVISORS

RETAIL COMPARABLE 2

Property Identification

Source: Valbidge Pittsburgh

Property/Sale ID 1187368/502332

Property Type Mixed Use

Address 725-727 Wood St

City, State Zip Wilkinsburg, Pennsylvania 15221
County Allegheny

MSA Pittsburgh

Submarket East

Latitude/Longitude  40.441969/-79.885840

TaxID 176-D-46

Transaction Data

Sale Date 07-26-2017 Financing Market
Sale Status Closed Conditions of Sale Market
Grantor NBT Holdings LLC Deed Book/Page 16882/99
Grantee Wilkinsburg CDC Holding Sale Price $180,000
Co. et al Adjusted Price $180,000

Property Rights Fee Simple

Property Description
Gross Building SF 13,864 Gross Acres 0.172
Stories l1to3 Fir. Area Ratio (FAR) 1.85
Building Condition Poor Gross Land to Bldg 054
Building Quality Average Corner/Interior Corner
Construction Class C - Masonry

Physical Indicators
$/SF GBA $12.98
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Verification

Confirmed With Grantee and County records
Confirmation Date 11-20-2018

Remarks

The condition at the time of sale, and prior to any anticipated expenditures, was poor. The condition
conclusion is based on representations made by the buyer. The construction class and building quality
reflect descriptions presented in the Marshall Swift cost manual.

The buyer anticipates renovating the building to include office space on the upper floors and street level
retail. Mary's Diner was the only tenant at the time of sale.

© 2019 VALBRIDGE PROPERTY ADVISORS | Pittsburgh Page 40



Valbridge

PROPERTY ADVISORS

DILAPIDATED STOREROOM/APARTMENT BUILDING
SALES COMPARISON APPROACH

INDUSTRIAL COMPARABLE 3

Property Identification
Property/Sale ID 1199710/500072
Property Type Warehouse
Address W. North Avenue
City, State Zip Pittsburgh, Pennsylvania 15233
County Allegheny
MSA Pittsburgh
Latitude/Longitude  40.453883/-80.016008
Tax ID 23-N-135
Transaction Data
Sale Date 06-07-2016 Financing Cash to Seller
Sale Status Recorded Conditions of Sale Market
Grantor Allegheny West Deed Book/Page 16426/259
Development Corporation Sale Price $400,000
Grantee Stables Development, LP Adjusted Price $400,000
Property Rights Fee Simple
Property Description
Gross Building SF 20,505 Fir. Area Ratio (FAR) 1.21
Building Condition Poor Gross Land to Bldg 0383
Office Space % 0.0% Usable Land to Bldg 0.83
Gross Acres 0.389 Visibility Average
Usable Acres 0.389 Corner/Interior Through Lot
Physical Indicators
$/SF GBA $19.51
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7 Va|br|dqe DILAPIDATED STOREROOM/APARTMENT BUILDING

PRERRTT REWERS SALES COMPARISON APPROACH
Verification
Confirmed With Andrew Reichart
Confirmed By John Watt

Confirmation Date 10-13-2016

Remarks

3-story former stables purchased for renovation/expansion of 36 apartment units.
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PROPERTY ADVISORS

ReTAIL COMPARABLE 4

1310 Crafton Boulevard

Property Identification
Property/Sale ID 1195809/496563
Property Type Retail
Address 1310 Crafton Boulevard
City, State Zip Pittsburgh, Pennsylvania 15205
County Allegheny
MSA Pittsburgh
Latitude/Longitude  40.438080/-80.054655
TaxID 40-L-9

Transaction Data

Sale Date - 03-13-2015 Deed Book/Page 15911/497
Sale Status Recorded Sale Price $135,000
Grantor John P. Bodnar Jr. Adjusted Price $135,000
Grantee Jozef Vasil tr

Property Description
Gross Building SF 7,800 Pkg/1,000 SF GBA 0.77
Stories 1 Gross Acres 0.521
Office Space % 0.0% Fir. Area Ratio (FAR) 0.34
Parking Spaces 6 Gross Land to Bldg 291

Physical Indicators

$/SF GBA $17.31
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Va|bridge DILAPIDATED STOREROOM/APARTMENT BUILDING

heiSpiade g e SALES COMPARISON APPROACH
Verification
Confirmed With Parter Scott, Seller's Agent
Confirmed By Bryan Barone
Remarks

Ceiling heights are eight to 15 feet. Full basement with exterior entry. Formerly Bodnar Appliance Store. A
partial remodel had occurred, but the space was largely in gutted shell condition at the time of sale.
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PROPERTY ADVISORS

DILAPIDATED STOREROOM/APARTMENT BUILDING
SALES COMPARISON APPROACH

RETAIL COMPARABLE 5

3917 Perrysville Avenue

Property Identification

Property/Sale ID
Property Type
Address

City, State Zip
County

MSA
Latitude/Longitude
Tax ID

Transaction Data

1195129/495926

Tavern, Bar, Nightclub, Micro Brewery
3917-3921 Perrysville Avenue
Pittsburgh, Pennsylvania 15214
Allegheny

Pittsburgh

40.490350/-80.018828

115-D-237 & 115-D-292

Sale Date 12-23-2014 Financing Market
Sale Status Recorded Conditions of Sale Market
Grantor William F. Schmidt estate Deed Book/Page 15840/97
Grantee Observatory Hill Sale Price $115,000
Development Corp. Adjusted Price $115,000
Property Rights Fee Simple
Property Description
Gross Building SF 8,600 Office Space % 0.0%
Stories 2 Gross Acres 0.149
Building Condition Poor to average Fir. Area Ratio (FAR) 1.33
Building Quality Average Gross Land to Bldg  0.75
Construction Class C - Masonry
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Physical Indicators

$/SF GBA $13.37
Verification

Confirmed With MLS #1023361
Remarks

The listing indicated that there was a significant price reduction due to material defects with the property.
This property sold out of an estate.
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OFrFicE COMPARABLE 6

Property Identification

Property/Sale ID
Property Type
Property Name
Address

City, State Zip
County

MSA

Submarket
Latitude/Longitude
Tax ID

Transaction Data

1194883/495684
Mixed Use

Mixed Use Building
3105 Brereton Street

Pittsburgh, Pennsylvania 15219

Allegheny

Pittsburgh

East End
40.456834/-79.967046
25-M-101

Sale Date 05-30-2014 Conditions of Sale Market
Sale Status Recorded Deed Book/Page 15618 / 319
Grantor DYMEK BOGUSLAW Days on Market 64
Grantee GIDEON POINT INC Sale Price $63,500
Property Rights Fee Simple Adjusted Price $63,500
Financing Cash to Seller

Property Description
Gross Building SF 3,141 Gross Acres 0.037
No. of Lots 1 Usable Acres 0.037
Stories land3 Fir. Area Ratio (FAR) 194
Building Condition Poor Land Cov. Rat. (LCR) 100.00%
Building Quality Average Gross Land to Bldg  0.52
Construction Class C - Masonry Usable Land to Bldg 0.52
Office Space % 51.7% Corner/Interior Interior
Parking Spaces 0
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DILAPIDATED STOREROOM/APARTMENT BUILDING
SALES COMPARISON APPROACH

$/SF GBA $20.22
Verification
Confirmed With Morty Milch, Berkshire Hathaway (selling agent)

Confirmed By
Confirmation Date

Remarks

Bradley M. Barone
12-09-2014

Mixed use building in shell condition at the time of sale. The roof needed replaced in addition to the
interior finish. The building covers the site and includes a full basement. The first floor is commercial space
and the upper floors could be two apartment units.
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DILAPIDATED STOREROOM/APARTMENT BUILDING
SALES COMPARISON APPROACH

MuLTIFAMILY COMPARABLE 7

Property Identification
Property/Sale ID 1197284/497837
Property Type Multifamily
Address 302 Zara St.
City, State Zip Pittsburgh, Pennsylvania 15210
County Allegheny
MSA Pittsburgh
Latitude/Longitude  40.415533/-79.993446
Tax ID 14-P-77

Transaction Data

Sale Date 02-06-2014 Deed Book/Page 15512/108
Sale Status Closed Days on Market 140
Grantor Apartment Network, Inc. Sale Price $88,000
Grantee Litac Investments LLC Adjusted Price $88,000
Property Rights Fee Simple

Property Description
Gross Building SF 23,328 Gross Acres 0.480
No. of Units 22 Usable Acres 0.480
No. of Lots 1 Fir. Area Ratio (FAR) 112
Stories 3 Gross Land to Bldg 0.90
Building Condition  Gutted Usable Land to Bldg 0.90
Building Quality Average Density (Units/Acre) 45.85
Year Built 1911 Access Average
Office Space % 0.0%
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Physical Indicators

$/SF GBA $3.77 Occupancy at Sale 0.0%
$/Unit $4,000

Verification

Confirmed With Seller's agent, KW Commercial

Confirmed By NMF

Confirmation Date 10-02-2015

Remarks

Three-story walk-up apartment building with 22 units (per assessment records) . The northwest corner of
the building is partially below-grade. The property was built in 1911 and in 1986, converted from a YMCA
facility to apartments.

This is the purchase of the former Zara Street apartments in Knoxville, a lower-income neighborhood of
south-central Pittsburgh. The building was vacant and dilapidated at the time of sale. The transaction was
arm's length and straightforward; the property sold as-is.
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Sales Comparison Analysis

When necessary, adjustments were made for differences in various elements of comparison, including
property rights conveyed, financing terms, conditions of sale, expenditures made immediately after
purchase, market conditions, location, and other physical characteristics. If the element in comparison
is considered superior to that of the subject, we applied a negative adjustment. Conversely, a positive
adjustment to the comparable was applied if inferior. A summary of the elements of comparison
follows.

Transaction Adjustments

Iransaction adjustments include: (1) real property rights conveyed, (2) financing terms, (3) conditions
of sale, and (4) expenditures made immediately after purchase. These items, which are applied prior to
the market conditions and property adjustments, are discussed as follows:

Real Property Rights Conveyed

Real property rights conveyed influence sale prices and must be considered when analyzing a sale
comparable. In the case of the subject property, the fee simple interest is considered. All of the sale
comparables conveyed the fee simple interest as well; no adjustments were required.

Financing Terms

The transaction price of one property may differ from that of an identical property due to different
financial arrangements. Sales involving financing terms that are not at or near market terms require
adjustments for cash equivalency to reflect typical market terms. A cash equivalency procedure
discounts the atypical mortgage terms to provide an indication of value at cash equivalent terms. All
of the comparable sales involved typical market terms by which the sellers received cash or its
equivalent and the buyers paid cash or tendered typical down payments and obtained conventional
financing at market terms for the balance. Therefore, no adjustments for this category were required.

Conditions of Sale

Atypical conditions of sale may result in a price that is higher or lower than a normal transaction. Such
atypical conditions of sale often occur in conjunction with sales between related parties or those in
which one of the parties is atypically motivated to complete the transaction. Additionally, a downward
adjustment may be applied to a listing price, which usually reflects the upper limit of value. Based on
an analysis of the comparables presented herein, no conditions of sale adjustments were required.

Expenditures Made Immediately After Purchase

A knowledgeable buyer considers expenditures required upon purchase of a property, as these costs
affect the price the buyer agrees to pay. Such expenditures may include: costs to cure deferred
maintenance, costs to demolish and remove any portion of the improvements, costs to petition for a
zoning change, costs to remediate environmental contamination, and/or costs to occupy or stabilize
the property. The relevant figure is not the actual cost incurred, but the cost anticipated by both the
buyer and seller. In this instance, the best comparisons to the subject are possible by analyzing the
data prior to any expenditures after the sale as the data pertains to shell buildings.
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Market Conditions Adjustment

Market conditions change over time because of inflation, deflation, fluctuations in supply and demand,
or other factors. Changing market conditions may create a need for adjustment to comparable sale
transactions completed during periods of dissimilar market conditions. No adjustment for marketing
conditions was applied based on an examination of the sale data.

Property Adjustments

Property adjustments are usually expressed quantitatively as percentages or dollar amounts that reflect
the differences in value attributable to the various characteristics of the property. In some instances,
however, qualitative adjustments are used. These adjustments are hased on locational and physical
characteristics and are applied after the application of transaction and market conditions adjustments.

Our reasoning for the property adjustments made to each sale comparable follows. The discussion will
analyze each adjustment category deemed applicable to the subject property.

Location

Location adjustments may be required when the locational characteristics of a comparable are different
from those of the subject. These characteristics can include general neighborhood characteristics,
freeway accessibility, street exposure, corner- versus interior-lot location, neighboring properties, view
amenities, and other factors.

Sale 1: offers a corner location on Brownsville Road in Brentwood. A similar rating was warranted.
Sale 2: offers a corner location on Wood Street in Wilkinsburg. A similar rating was warranted.

Sale 3: offers a location on West North Avenue in the 22" Ward of Pittsburgh. A superior rating was
warranted.

Sale 4: offers a location on Crafton Boulevard in the 28" Ward of Pittsburgh. A similar rating was
warranted.

Sale 5: offers a location on Perrysville Avenue in the 26" Ward of Pittsburgh. A superior rating was
warranted as this district is well-occupied.

Sale 6: offers a location on Brereton Street in the 61" Ward of Pittsburgh. A superior rating was
warranted as the general area is rapidly redeveloping.

Sale 7: offers a location on Zara Street in the 30t Ward of Pittsburgh. An inferior rating was warranted
as the site offers less commercial exposure.

Size
The size adjustment addresses variance in the gross building area of the comparables and that of the
subject, as a larger building typically commands a lower unit price than a smaller building.
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The following table summarizes the comparison:

Size Comparison

Property # of Buildings Gross Building Area (SF) Overall Comparison
Subject 1 6,293 -
1 1 13,242 Larger / Inferior
2 1 13,864 Larger / Inferior
3 1 20,505 Larger / Inferior
4 1 7,800 Similar
5 1 8,600 Similar
6 1 3,141 Smaller/Superior
7 1 23,328 Larger / Inferior

Age/Condition

All else being equal, older properties typically command a lower price per square foot than newer
properties. Although a property may be physically older than another property, the effective age may
be similar to a newer property and no adjustment may be indicated. This may be due to the older
property being well maintained or a recent renovation. We based the adjustments to the comparables
on effective age rather than physical age. This takes the overall condition of a property into
consideration.

The following table summarizes the comparison:

Age/Condition Comparison

Property Year Built / Renovated Condition Overall Comparison
Subject 1900 / 1990 Poor / Gutted --

1 NA Poor Similar

2 NA Poor Similar

3 NA Poor Similar

4 NA Gutted Similar

5 NA Poor to Average Superior

6 NA Poor Similar

7 1911 Gutted Similar

© 2019 VALBRIDGE PROPERTY ADVISORS | Pittsburgh Page 53



i DILAPIDATED STOREROOM/APARTMENT BUILDING
Valbrld € SALES COMPARISON APPROACH

PROPERTY ADVISORS

Land-to-Building Ratio
Land-to-Building Ratio Comparison

Property Land Area (acres) Land-to-Building Ratio Overall Comparison
Subject 0.138 0.95-to-1 --

1 0.349 1.15-to-1 Similar

2 0.172 0.54-t0-1 Similar

3 0.389 0.83-to-1 Similar

4 0.521 291-to-1 Superior

5 0.149 0.75-to-1 Similar

6 0.037 0.52-to-1 Similar

7 0.480 0.90-to-1 Similar

Summary of Adjustments

Based on the preceding analysis, we have summarized comparisons of the sale comparables on the
following adjustment grid. These qualitative comparisons are based on our market research, best
judgment, and experience in the appraisal of similar properties.

COMPARABLE SALES ADJUSTMENT GRID

Sale s 1 Sale n 2 Saln # 3 Sale 4 4 Sale & 5 Sale # 6 Sale # 7
Sale ID 1322990 502332 500072 496563 495926 495684 497837
Date of Value & Sale November-17 July-17 June-16 March-15 December-14 May-14 February-14
Gross Building Area 13,242 13,864 20,505 7,800 8,600 3,141 23,328
Unadjusted Sales Price $131,200 $180,000 $400,000 $135,000 $115,000 $63,500 $88,000
Unad)usted Sales Price PSF of | $9.91 $12.98 $19,51 $17.31 $13.37 $20.22 $3.77
Transactlonal Adjustments
Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Adjustment - - - - - -
Adjusted Sales Price $9.91 $12.98 $19.51 $17.31 $1337 $2022 $3.77
Financing Terms Market Market Market Market Market Market Market
Adjustment - - - - - - -
Adjusted Sales Price $9.91 $12.98 $19.51 $17.31 $1337 $20.22 $3.77
Conditions of Sale Market Market Market Market Market Market Market
Adjustment - a = - = = £
Adjusted Sales Price $9.91 $12.98 $19.51 $17.31 $1337 $20.22 $377
Expenditures after Sale
Adjustment - - - - = = -
Adjusted Sales Price $9.91 $12.98 $19.51 $17.31 $13.37 $20.22 $3.77
Market Condltions Adjustments
Elapsed Time from Date of 1.23 years 1.56 years 2.69 years 3.93 years 4.15 years 4.72 years 5.02 years
Market Trend Through - - - - - = =
Analyzed Sales Price $9.91 $12.98 $19.51 $17.31 $13.37 $20.22 $3.77
Property Adjustments
Location 3735 Brownsville 725-727 Wood St W. North Avenue 1310 Crafton 3917-3921 3105 Brereton Street 302 Zara St
Road Boulevard Perrysville Avenue
Adjustment Similar Similar Superior Similar Superior Superior Inferior
Size 13,242 sf 13,864 sf 20,505 sf 7,800 sf 8,600 sf 3,141 sf 23,328 sf
Adjustment Inferior Inferior Inferior Similar Similar Superior Inferior
Age/Condition Year Built NA NA NA NA NA NA 1911
Condition Poor Poor Poor Gutted Poor to average Poor Gutted
Adjustment Similar Similar Similar Similar Superior Similar Similar
Land-to-Building Ratio 1.15-to-1 0.54-to-1 0.83-to-1 2.91-to-1 0.75-to-1 0.52-ta-1 0.90-to-1
Adjustment Similar Similar Similar Superior Similar Similar Similar
Overall Net Relative Cc Inferior Inferlor Superior Superior Superior Superior Inferlor
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Sales Comparison Approach Value Indication
From the market data available, we used sales in competitive market areas which were analyzed based
on pertinent elements of comparison. The following table summarizes the qualitative ranking:

Qualitative Ranking

Sale # Ranking $/SF

6 Superior $20.22

3 Superior $19.51

4 Superior $17.31

5 Superior $13.37
SUBJECT

Inferior $12.98

Inferior $9.91

7 Inferior $3.77

As Is Fee Simple Market Value Indication
Based on the qualitative ranking, a unit value for the subject of $13.00 per square foot was estimated.

Improved Sales Comparison Approach Value Indication

Reasonable Adjusted Comparable Range
6,293 sf X $12.98 = $81,704

6,293 sf X $13.37 = $84,151

As Is Fee Simple Market Value Indication
6,293 sf X $13.00 = $81,809
Rounded to: $82,000

Supplemental Sales

Location Neighborhood Sale Date Sale Price Note

2139 Pioneer Avenue Brookline 12/24/2018 $75,000 Recently updated storeroom
2100 Broadway Beechview 5/14/2018 $116,000  Turnkey restaurant
962 Brookline Boulevard Brookline 9/28/2018 $206,000  Storeroom/apartments
1617 Broadway Avenue Beechview 2/15/2017 $65,900 Sold "as is"
1656 Broadway Avenue Beechview 1/16/2015 $265,000 Updated 6-Unit
1703 Broadway Avenue Beechview 10/28/2016 $267,500  Fully occupied apartments
1603-1605 Broadway Avenue Beechview 8/6/2010 $57,500 Sold "as is"
1535 Broadway Avenue Beechview 3/15/2011 $71,000 Medical/dental office
1711 Broaddway Avenue Beechview 5/24/2013 $88,000 Sold "as is"

Minimum $57,500

Median $88,000

Mean $134,656

Maximum $267,500
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Summary of Value Indications

The indicated values from the approaches used and the concluded market values for the subject

property are summarized in the following table.

Value Indications

Approach to Value As Is

Cost
Sales Comparison

Income Capitalization

Not Developed
$82,000
Not Developed

Value Conclusions

Component AsIs

Value Type

Property Rights Appraised
Effective Date of Value
Value Conclusion

Market Value

Fee Simple
February 14, 2019
$82,000

To reach a final opinion of value, we considered the reliability and relevance of each value indication
based upon the quality of the data and applicability of the assumptions underlying each approach.
Given the availability and reliability of data within the Sales Comparison Approach, we gave this
approach sole weight in arriving at our final value conclusions.

Exposure Time and Marketing Periods

Based on statistical information about days on market, escrow length, and marketing times gathered
through national investor surveys, sales verification, and interviews of market participants, marketing
and exposure time estimates of 12 months, respectively, are considered reasonable and appropriate

for the subject property.
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General Assumptions and Limiting Conditions

This appraisal is subject to the following limiting conditions:
L The legal description — if furnished to us — is assumed to be correct.

2. No responsibility is assumed for legal matters, questions of survey or title, soil or subsoil
conditions, engineering, availability or capacity of utilities, or other similar technical matters.
The appraisal does not constitute a survey of the property appraised. All existing liens and
encumbrances have been disregarded and the property is appraised as though free and clear,
under responsible ownership and competent management unless otherwise noted.

3. Unless otherwise noted, the appraisal will value the property as though free of contamination.
Valbridge Property Advisors | Pittsburgh will conduct no hazardous materials or contamination
inspection of any kind. It is recommended that the client hire an expert if the presence of
hazardous materials or contamination poses any concern.

4. The stamps and/or consideration placed on deeds used to indicate sales are in correct
relationship to the actual dollar amount of the transaction.

5. Unless otherwise noted, it is assumed there are no encroachments, zoning violations or
restrictions existing in the subject property.

6. The appraiser is not required to give testimony or attendance in court by reason of this
appraisal, unless previous arrangements have been made.

7. Unless expressly specified in the engagement letter, the fee for this appraisal does not include
the attendance or giving of testimony by Appraiser at any court, regulatory, or other
proceedings, or any conferences or other work in preparation for such proceeding. If any
partner or employee of Valbridge Property Advisors | Pittsburgh is asked or required to appear
and/or testify at any deposition, trial, or other proceeding about the preparation, conclusions
or any other aspect of this assignment, client shall compensate Appraiser for the time spent
by the partner or employee in appearing and/or testifying and in preparing to testify according
to the Appraiser’s then current hourly rate plus reimbursement of expenses.

8. The values for land and/or improvements, as contained in this report, are constituent parts of
the total value reported and neither is (or are) to be used in making a summation appraisal of
a combination of values created by another appraiser. Either is invalidated if so used.
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10.

11.

12.

13.

14,

15.

16.

The dates of value to which the opinions expressed in this report apply are set forth in this
report. We assume no responsibility for economic or physical factors occurring at some point
at a later date, which may affect the opinions stated herein. The forecasts, projections, or
operating estimates contained herein are based on current market conditions and anticipated
short-term supply and demand factors and are subject to change with future conditions.

The sketches, maps, plats and exhibits in this report are included to assist the reader in
visualizing the property. The appraiser has made no survey of the property and assumed no
responsibility in connection with such matters.

The information, estimates and opinions, which were obtained from sources outside of this
office, are considered reliable. However, no liability for them can be assumed by the appraiser.

Possession of this report, or a copy thereof, does not carry with it the right of publication.
Neither all, nor any part of the content of the report, or copy thereof (including conclusions as
to property value, the identity of the appraisers, professional designations, reference to any
professional appraisal organization or the firm with which the appraisers are connected), shall
be disseminated to the public through advertising, public relations, news, sales, or other media
without prior written consent and approval.

No claim is intended to be expressed for matters of expertise that would require specialized
investigation or knowledge beyond that ordinarily employed by real estate appraisers. We
claim no expertise in areas such as, but not limited to, legal, survey, structural, environmental,
pest control, mechanical, etc.

This appraisal was prepared for the sole and exclusive use of the client for the function outlined
herein. Any party who is not the client or intended user identified in the appraisal or
engagement letter is not entitled to rely upon the contents of the appraisal without express
written consent of Valbridge Property Advisors | Pittsburgh and Client. The Client shall not
include partners, affiliates, or relatives of the party addressed herein. The appralser assumes
no obligation, liability or accountability to any third party.

Distribution of this report is at the sole discretion of the client, but third-parties not listed as
an intended user on the face of the appraisal or the engagement letter may not rely upon the
contents of the appraisal. In no event shall client give a third-party a partial copy of the
appraisal report. We will make no distribution of the report without the specific direction of
the client.

This appraisal shall be used only for the function outlined herein, unless expressly authorized
by Valbridge Property Advisors | Pittsburgh.
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17.

18.

19.

20.

21.

22,

23.

This appraisal shall be considered in its entirety. No part thereof shall be used separately or
out of context.

Unless otherwise noted in the body of this report, this appraisal assumes that the subject
property does not fall within the areas where mandatory flood insurance is effective. Unless
otherwise noted, we have not completed nor have we contracted to have completed an
investigation to identify and/or quantify the presence of non-tidal wetland conditions on the
subject property. Because the appraiser is not a surveyor, he or she makes no guarantees,
express or implied, regarding this determination.

The flood maps are not site specific. We are not qualified to confirm the location of the subject
property in relation to flood hazard areas based on the FEMA Flood Insurance Rate Maps or
other surveying techniques. It is recommended that the client obtain a confirmation of the
subject property’s flood zone classification from a licensed surveyor.

If the appraisal is for mortgage loan purposes 1) we assume satisfactory completion of
improvements if construction is not complete, 2) no consideration has been given for rent loss
during rent-up unless noted in the body of this report, and 3) occupancy at levels consistent
with our “Income and Expense Projection” are anticipated.

It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or
structures which would render it more or less valuable. No responsibility is assumed for such
conditions or for engineering which may be required to discover them.

Our inspection included an observation of the land and improvements thereon only. It was not
possible to observe conditions beneath the soil or hidden structural components within the
improvements. We inspected the buildings involved, and reported damage (if any) by termites,
dry rot, wet rot, or other infestations as a matter of information, and no guarantee of the
amount or degree of damage (if any) is implied. Condition of heating, cooling, ventilation,
electrical and plumbing equipment is considered to be commensurate with the condition of
the balance of the improvements unless otherwise stated. Should the client have concerns in
these areas, it is the client’s responsibility to order the appropriate inspections. The appraiser
does not have the skill or expertise to make such inspections and assumes no responsibility
for these items.

This appraisal does not guarantee compliance with building code and life safety code
requirements of the local jurisdiction. It is assumed that all required licenses, consents,
certificates of occupancy or other legislative or administrative authority from any local, state
or national governmental or private entity or organization have been or can be obtained or
renewed for any use on which the value conclusion contained in this report is based unless
specifically stated to the contrary.
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24,

25.

26.

27.

28.

When possible, we have relied upon building measurements provided by the client, owner, or
associated agents of these parties. In the absence of a detailed rent roll, reliable public records,
or “as-built” plans provided to us, we have relied upon our own measurements of the subject
improvements. We follow typical appraisal industry methods; however, we recognize that some
factors may limit our ability to obtain accurate measurements including, but not limited to,
property access on the day of inspection, basements, fenced/gated areas, grade elevations,
greenery/shrubbery, uneven surfaces, multiple story structures, obtuse or acute wall angles,
immobile obstructions, etc. Professional building area measurements of the quality, level of
detail, or accuracy of professional measurement services are beyond the scope of this appraisal
assignment.

We have attempted to reconcile sources of data discovered or provided during the appraisal
process, including assessment department data. Ultimately, the measurements that are
deemed by us to be the most accurate and/or reliable are used within this report. While the
measurements and any accompanying sketches are considered to be reasonably accurate and
reliable, we cannot guarantee their accuracy. Should the client desire a greater level of
measuring detail, they are urged to retain the measurement services of a qualified professional
(space planner, architect or building engineer). We reserve the right to use an alternative
source of building size and amend the analysis, narrative and concluded values (at additional
cost) should this alternative measurement source reflect or reveal substantial differences with
the measurements used within the report.

In the absence of being provided with a detailed land survey, we have used assessment
department data to ascertain the physical dimensions and acreage of the property. Should a
survey prove this information to be inaccurate, we reserve the right to amend this appraisal (at
additional cost) if substantial differences are discovered.

If only preliminary plans and specifications were available for use in the preparation of this
appraisal, then this appraisal is subject to a review of the final plans and specifications when
available (at additional cost) and we reserve the right to amend this appraisal if substantial
differences are discovered.

Unless otherwise stated in this report, the value conclusion is predicated on the assumption
that the property is free of contamination, environmental impairment or hazardous materials.
Unless otherwise stated, the existence of hazardous material was not observed by the appraiser
and the appraiser has no knowledge of the existence of such materials on or in the property.
The appraiser, however, is not qualified to detect such substances. The presence of substances
such as asbestos, urea-formaldehyde foam insulation, or other potentially hazardous materials
may affect the value of the property. No responsibility is assumed for any such conditions, or
for any expertise or engineering knowledge required for discovery. The client is urged to retain
an expert in this field, if desired.
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29.

30.

31.

32.

33.

34.

The Americans with Disabilities Act ("“ADA") became effective January 26, 1992. We have not
made a specific compliance survey of the property to determine if it is in conformity with the
various requirements of the ADA. It is possible that a compliance survey of the property,
together with an analysis of the requirements of the ADA, could reveal that the property is not
in compliance with one or more of the requirements of the Act. If so, this could have a negative
effect on the value of the property. Since we have no direct evidence relating to this issue, we
did not consider possible noncompliance with the requirements of ADA in developing an
opinion of value.

This appraisal applies to the land and building improvements only. The value of trade fixtures,
furnishings, and other equipment, or subsurface rights (minerals, gas, and oil) were not
considered in this appraisal unless specifically stated to the contrary.

No changes in any federal, state or local laws, regulations or codes (including, without
limitation, the Internal Revenue Code) are anticipated, unless specifically stated to the contrary.

Any income and expense estimates contained in the appraisal report are used only for the
purpose of estimating value and do not constitute prediction of future operating results.
Furthermore, it is inevitable that some assumptions will not materialize and that unanticipated
events may occur that will likely affect actual performance.

Any estimate of insurable value, if included within the scope of work and presented herein, is
based upon figures developed consistent with industry practices. However, actual local and
regional construction costs may vary significantly from our estimate and individual insurance
policies and underwriters have varied specifications, exclusions, and non-insurable items. As
such, we strongly recommend that the Client obtain estimates from professionals experienced
in establishing insurance coverage. This analysis should not be relied upon to determine
insurance coverage and we make no warranties regarding the accuracy of this estimate.

The data gathered in the course of this assignment (except data furnished by the Client) shall
remain the property of the Appraiser. The appraiser will not violate the confidential nature of
the appraiser-client relationship by improperly disclosing any confidential information
furnished to the appraiser. Notwithstanding the foregoing, the Appraiser is authorized by the
client to disclose all or any portion of the appraisal and related appraisal data to appropriate
representatives of the Appraisal Institute if such disclosure is required to enable the appraiser
to comply with the Bylaws and Regulations of such Institute now or hereafter in effect.
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35.

36.

37.

38.

39.

40.

You and Valbridge Property Advisors | Pittsburgh both agree that any dispute over matters in
excess of $5,000 will be submitted for resolution by arbitration. This includes fee disputes and
any claim of malpractice. The arbitrator shall be mutually selected. If Valbridge Property
Advisors | Pittsburgh and the client cannot agree on the arbitrator, the presiding head of the
Local County Mediation & Arbitration panel shall select the arbitrator. Such arbitration shall be
binding and final. In agreeing to arbitration, we both acknowledge that, by agreeing to binding
arbitration, each of us is giving up the right to have the dispute decided in a court of law before
ajudge or jury. In the event that the client, or any other party, makes a claim against Pittsburgh
or any of its employees in connections with or in any way relating to this assignment, the
maximum damages recoverable by such claimant shall be the amount actually received by
Valbridge Property Advisors | Pittsburgh for this assignment, and under no circumstances shall
any claim for consequential damages be made.

Valbridge Property Advisors | Pittsburgh shall have no obligation, liability, or accountability to
any third party. Any party who is not the “client” or intended user identified on the face of the
appraisal or in the engagement letter is not entitled to rely upon the contents of the appraisal
without the express written consent of Valbridge Property Advisors | Pittsburgh. "Client” shall
not include partners, affiliates, or relatives of the party named in the engagement letter. Client
shall hold Valbridge Property Advisors | Pittsburgh and its employees harmless in the event of
any lawsuit brought by any third party, lender, partner, or part-owner in any form of ownership
or any other party as a result of this assignment. The client also agrees that in case of lawsuit
arising from or in any way involving these appraisal services, client will hold Valbridge Property
Advisors | Pittsburgh harmless from and against any liability, loss, cost, or expense incurred or
suffered by Valbridge Property Advisors | Pittsburgh in such action, regardless of its outcome.

The Valbridge Property Advisors office responsible for the preparation of this report is
independently owned and operated by Barone, Murtha, Shonberg and Associates, Inc. Neither
Valbridge Property Advisors, Inc., nor any of its affiliates has been engaged to provide this
report. Valbridge Property Advisors, Inc. does not provide valuation services, and has taken no
part in the preparation of this report.

If any claim is filed against any of Valbridge Property Advisors, Inc., a Florida Corporation, its
affiliates, officers or employees, or the firm providing this report, in connection with, or in any
way arising out of, or relating to, this report, or the engagement of the firm providing this
report, then (1) under no circumstances shall such claimant be entitled to consequential,
special or other damages, except only for direct compensatory damages, and (2) the maximum
amount of such compensatory damages recoverable by such claimant shall be the amount
actually received by the firm engaged to provide this report.

This report and any associated work files may be subject to evaluation by Valbridge Property
Advisors, Inc,, or its affiliates, for quality control purposes.

Acceptance and/or use of this appraisal report constitutes acceptance of the foregoing general
assumptions and limiting conditions.
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Certification — Stephen J. Barone, MAI

I certify that, to the best of my knowledge and belief:

L
2.

10.

11.

12.

13.

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 my personal, impartial, and unbiased professional analyses, opinions,
and conclusions.

I 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.

The undersigned has not performed 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
acceptance of this assignment.

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

My engagement in this assignment was not contingent upon developing or reporting
predetermined results.

My 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 value opinion, the attainment of a stipulated result, or the occurrence of a subsequent
event directly related to the intended use of this appraisal.

My analyses, opinions and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice.

Stephen J. Barone did not personally inspect the subject property.

No one provided significant real property appraisal assistance to the person signing this
certification, unless otherwise noted.

The reported analyses, opinions and conclusions were developed, and this report has been
prepared, in conformity with the requirements of the Code of Professional Ethics and 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, the undersigned has completed the continuing education program for
Designated Members of the Appraisal Institute.

S~ B/ A

Stephen J. Barone, MAI
PA Certified General Real Estate Appraiser
Certification No. GA-000065-L
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Certification — Bryan Barone, MAI

[ certify that, to the best of my knowledge and belief:

1
2.

10.

11.

12.

13.

by

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 my personal, impartial, and unbiased professional analyses, opinions,
and conclusions.

I 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.

The undersigned has not performed 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
acceptance of this assignment.

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

My engagement in this assignment was not contingent upon developing or reporting
predetermined results.

My 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 value opinion, the attainment of a stipulated result, or the occurrence of a subsequent
event directly related to the intended use of this appraisal.

My analyses, opinions and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice.

Bryan Barone has personally inspected the subject property.

No one provided significant real property appraisal assistance to the person signing this
certification, unless otherwise noted.

The reported analyses, opinions and conclusions were developed, and this report has been
prepared, in conformity with the requirements of the Code of Professional Ethics and 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, the undersigned has completed the continuing education program
for Designated Members of the Appraisal Institute.

P Bosare—

Bryan Barone, MAI
PA Certified General Real Estate Appraiser
Certification No. GA-003633
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Subject Photographs

Exterior View Exterior View

Exterior View Rear View
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Subject Photographs (continued)

™

Remaining Mechanicals Upper Level

Exposed Basement Concrete Ramp
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Exhibit 1 — Deed

2

Allegheny County
m lll Valerie McDonald Roberts
Department of Real Estate
Pittsburgh, PA 15219
nstrument Number: 2008-23248
Recorded On: August 08, 2008 As-Doed

Partigs; KATZ BERNARDO BY SHFF
To  PITTSBURGH URB REDEVELOP AUTH #ofPages: ¢

Comment: GD 08 2719
**DO NOT REMOVE-THIS PAGE IS PART OF THE RECORDED DOCUMENT**

Deed 47.00

Pagea >4 1

Namgs ¥4 [
Tolak: £1.00
Realty Transfer Stamp Deparimant of Real Estate Stamp
Afiduvil Attached-Yes Stamp Num-TIA2208
PITTSBURGH EXENPT Sesabetimtntine .o SOCMSIOTINS
BUdLOY35F257 Value 0.00
Coammuonweatth of Q.00
Munio-Piltsbasgh City of 000
Schosl District-Pitabargh .00
MunicPanalty 0.00
Munic: Interest 0.00
School-Panalty 000
Sohookinterest 0.00

(7"}

1 horaby certily thal the within and foregolng was recorded in the Depariment of Reel Estate iy  Allegheny Counly, PA

**DO NOT REMOVE-THIS PAGE IS PART OF THE RECORDED DOCUMENT"*

File Information: Record and Retum To:
Document Number. 2008-23248
Recslpt Number. 1182383 GRENEN & BRISICPC
Recorded Date/Time: August 00, 2008 11:30:11A WILL CALL
Book-VolPg: BK-DE VL-13688 PG-847 PITTEBURGH PA 15219

User / Station: T Smith - Cash Super 0§

A 2%

Valerie McDonald Noberts, Manager
Dan Onorwte, Chliel Exsentive
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Seas
Foren 35 SHERIFF umgm
Know All Men by these Presents,
Thos 1, WILLIAM P. MULLEN, A. RIZI0 HRSCTY SN

fwmwmhmmdmﬁwhmqm

wum of

Dollare,

o me in band poid, do hereby grant and conody te_DXaes RESVELOMENT AT OF

I hereby certlfy that the prociss residence of the Grantee_____

ia___200 BOSH STREET
rrrrssinca, PA 15819
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m-mmm-”-%mmm.mummm
7O THE COAL AND RIGHT OP SUPPORT UNDBANEATH THE SURFACE LAND DESCRIBED OR REFERRED TO
HEREIN, AND THE OWNER OR OWNEES OF SUCH 00AL % THE COMPLETS LEGAL RIGHT TO
NEMOVE ALL OF SUOR COAL, ANI, TN THAT CONNRCTION, DAMAQE MAY RESULT TO THE SURPACE OF
PHELAND AND ANY ROUSE, BUTLDING OF OTHER BTRUCTURE ON OB I SUCH LAND, THE INGLUSION O
TITE NOTIOD DOBS NOT ENLARGE, RESTRIOT O MODIFY ANY LEGAL RIGHTS OR RSTNTRS CTHERAWRSE

CREATED, TRANSFRRARD, KXCTPTSD OR RESENVED DY THIS INSTRUMENRT. (THIS NOTICE 19 BEY FORTH
¢ THE MATTEIR PROVIDED IN SBOTION 1 OF THE AQT OP JULY 12, 1067, P L. D84 AS AMENDRD.)
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the same hmving been sold by me to ihe said grantss en the I deyef Joux
Anne Demini two thousand and 0a__ aiter due advertissmont
according e lew, under and by virtes of a writ of __mypeweron __ fsswed
on the 2 dey of MAY Anso Dominl $0 o , owt of the Court
of Commen Piesa of sald Owmiy as of m Tarm, two thoussnd and

L] Numbusr i3 o the suit of
. URSAN REDEVELOPNRNT AVTRONIEY OF PITISWURCHE

against BERNANDO EAYZ AND BOLLY EATE, A/K/A BOLLY D. KATE

In Witness Whereof, 1hav herousto allived my signsturs, Gils 2107
dayof __J9Y  AssoDomini,twethowssndand 08

et

VILLIAM P, MOLLEN  Sheriff

Commonwealth of Pennsylvania, ss:

muwmammumwemma
Allegheny County personally appeared, VILLTAN
m«wmmwnnuwumu-umu
Nmummd&dhw&lmhmuﬂ“ﬂﬁ
e recorded.

Witness my hend dw day
Anne Domini fwo thousand and
I/m barimiam_

County of Allagheny,
Recorded on the day of
AD. 20 in the Depariment of Real Entata of ssid County, in Deed Boek
Valume — Poge

Gévan under my hand snd eenl of meid offics the day and year aforesnid.
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SIS s REALTY TRANSFER TAX [weemeres YisoE
COMMUONWEALTH OF PERNSYLYAA STATEMENT OF VAI.UE :: 547
T S See Raverse for instructions  [Bemend =P O8+-200%-

Complets sach section and fle In duplicals with Recorder ol Deads when (1) the full valus/oonsideration Is nol sel forth in e deed, (2} whan the
ﬂdhmmuhﬂl.NMIhmhm.adehﬂdMIﬂhﬂhmmm
{ax based ong (1) family relationship mmmmlmwhm.mmmq.

C._PROPERTY LOCATION

Straet Addrase Cary, Townuhip, Borough

1800 Broadway Avenue, Pittsburgh, PA 15216 15th Ward, Clly of Pitteburgh

County B:hool Diing T Prwrcal Number

Aliegheny City of Pitisburgh Block & Lot 35-F-267

D. VALUATION DATA

1. Actual Cosh Consideralion 2 Other Conglderation 3, Toist Consideration
166413 + = 1,684.13

4, County Assossed Viskr 5. Comman Lavel Ratio Factor 6. Falr Market Vilue
150,000.00 X 118 = 174,000.00

E._EXEMPTION DATA

10, Amount of Exsmplion Clained 1b. Percaniagn of insrest Comveyed
100.00 100%

2. Check Approgriate Box Below fer Exemption Claimed

wi succeasion
0 Witor ntesete ~Norme of ecedent) v Fis omoon
O Transfer 1o Industrial Dovelopment Agency.

3 Transter 1 a trust. {Mach complets copy of tnust agreement identifying all bensficiaries.)
[ Transfer between principal and agent. (Attach complete copy of agency/atraw parly agresment.)

umuwc«wummmmw dedication, condemnation or in ey
of condemnation. (if or in Beu of condemnation, attach copy of resclution.}

@ Transfer fom martgagor o a hokier of a morgege In default. Morigage Book Number 27790 _, Page Number _310

{3 Corrective or confirmatory deed. (Attach complsta copy of the pror deed belng comscied or confirmed.)

] Stetiory corporate consolidation, merger or division. (Attech copy of articles.)

[E Other (Pleass axplain exemption claimed, i other than fisted above.)
Transter fo morgegee instkuting sale. Transfer Is exsmpt pursuant to 72 P.8, Section §102C.3

Undar ponalties of law, | decisre thet | have examined this Sistemant, Including accompanying information, and to the best
dﬂmmw,nmw-um
Sgnatre of or Responaible Party [

uw—‘{/ ?'t'f"

L

FAILURE TO COMPLETE THIB FORM PROPERLY OR ATTAGH APPLICABLE DOCUMENTATION MAY RESULT N
THE RECORDER'S REFUSAL TO RECORD THE DEED.
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Exhibit 2 — Zoning Information

2192019 Phtsburgh, PA Cade of Ordinances
904,02, - LNC, Local Neighborhood Commercial District,

904.02.A hgPurpose
The LNC, Local Neighborhood Commercial District is intended to:
1. Maintain the small scale and rich diversity of nelghborhood-serving commercial districts;
2. Promote and enhance the quality of ife in ad)acent residential areas; and

3. Reduce the adverse impacts that are sometimes associated with commercial uses in order to
promote compatibility with residential development.

904.02.8 ;hgUse Regulations
904.02.8.1 ;hg:Primary Uses

Primary uses shall be allowed in the LNC District in accordance with the Use Table of Sec, 911,02
904.02.8.2 ;hg:Accessory Uses

Accessory uses shall be permitted in the LNC District in accordance with the Accessory Use
regulations of Chapter 912. In addition, accessory uses in the LNC District shall not exceed twenty-
five (25) percent of the gross floor area of the primary use.

904.02.C ;hg:Site Development Standards

Sites in the LNC District shall be developed in accordance with the following site development
standards, provided that:

1. The Residential Compatibility Standards of Chapter 916 shall impose additional height and
setback standards on new High-Density and Very High-Density Residenttal and nonresidential
development located near Residential and H Districts;

2. The Environmental Performance Standards of Chapter 915 shalt impose additional restrictions
on site development; and

3. New development shall be allowed to use Contextual Setbacks and Contextual Bullding Heights
in accordance with the provisions of Se¢, 925.06 and Seg, 925.07.

Article V1 and Chapter 925 contain a complete description of site development standards and a listing
of exemptions to various standards.

Site Development Standard LNC District
| Minimum Lot Size 0 o D
| Mavimum Foor Area Rati |21
| Maximum Lot Coverage 90%
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2nerne Prisburgh, PA Code of Ordinances
Minimum Front Setback none required
Minimum Rear Setback 201t
when not adjacent to a way none required
when adjacent to a way
Minimum Exterior Sideyard Setback none required
Minimum Interlor Sideyard Setback none required
Maximum Helght 45 ft. (not to exceed 3 stories)

904.02.0 hgSite Plan Review
904.02.0.1 hg;General

The following shall require Site Plan Review and approval in accordance with the Site Plan Review
procedures of Section 922.04:

(a) Any new construction, building addition or enlargement or exterior renovation of an
existing structure on a lot that has an area of two thousand four hundred {2,400) square
feet or more;

(b) Any off street parking area that includes more than ten (10) parking spaces or more than
two thousand five hundred (2,500) square feet of surface area; or

904.020.2 ;hgStandards

Any project requiring Site Plan Review in the LNC district shall be subject to the Site Plan Review
Criteria of Section 922,04 E.

(Ord. 45-2003, § 3, eff, 12-31-03)
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Definitions are taken from The Dictionary of Real Estate Appraisal, 6™ Edition (Dictionary), the Uniform Standards of
Professional Appraisal Practice (USPAP), and Building Owners and Managers Association International (BOMA).

Absolute Net Lease

A lease in which the tenant pays all expenses including
structural  maintenance, building reserves, and
management; often a long-term lease to a credit tenant.
(Dictionary)

Amortization

The process of retiring a debt or recovering a capital
investment, typically through scheduled, systematic
repayment of the principal;, a program of periodic
contributions to a sinking fund or debt retirement fund.
(Dictionary)

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. (Dictionary)

Base Rent
The minimum rent stipulated in a lease. (Dictionary)

Base Year
The year on which escalation clauses in a lease are based.
(Dictionary)

Building Common Area

In office buildings, the areas of the building that provide
services to building tenants but which are not included in
the office area or store area of any specific tenant. These
areas may include, but shall not be limited to, main and
auxiliary lobbies, atrium spaces at the level of the finished
floor, concierge areas or security desks, conference
rooms, lounges or vending areas, food service facilities,
health or fitness centers, daycare facilities, locker or
shower facilities, mail rooms, fire control rooms, fully
enclosed courtyards outside the exterior walls, and
building core and service areas such as fully enclosed
mechanical or equipment rooms. Specifically excluded
from building common area are floor common areas,
parking space, portions of loading docks outside the
building line, and major vertical penetrations. (BOMA)

Building Rentable Area

The sum of all floor rentable areas. Floor rentable area is
the result of subtracting from the gross measured area of
a floor the major vertical penetrations on that same floor.
It is generally fixed for the life of the building and is rarely
affected by changes in corridor size or configuration.
(BOMA)

Certificate of Occupancy (COO)
A formal written acknowledgment by an appropriate unit
of local government that a new construction or

renovation project is at the stage where it meets
applicable health and safety codes and is ready for
commercial or residential occupancy. (Dictionary)

Common Area Maintenance (CAM)

The expense of operating and maintaining common
areas; may or may not include management charges and
usually does not include capital expenditures on tenant
improvements or other improvements to the property.
(Dictionary)

The amount of money charged to tenants for their shares
of maintaining a [shopping] center's common area. The
charge that a tenant pays for shared services and facilities
such as electricity, security, and maintenance of parking
lots. Items charged to common area maintenance may
include cleaning services, parking lot sweeping and
maintenance, snow removal, security and upkeep. (ICSC -
International Council of Shopping Centers, 4% Ed.)

Condominium
A multiunit structure, or a unit within such a structure,
with a condominium form of ownership. (Dictionary)

Conservation Easement

An interest in real estate restricting future land use to
preservation, conservation, wildlife habitat, or some
combination of those uses. A conservation easement may
permit farming, timber harvesting, or other uses of a rural
nature as well as some types of conservation-oriented
development to continue, subject to the easement.
(Dictionary)

Contributory Value

A type of value that reflects the amount a property or
component of a property contributes to the value of
another asset or to the property as a whole.

The change in the value of a property as a whole, whether
positive or negative, resulting from the addition or
deletion of a property component. Also called deprival
value in some countries. (Dictionary)
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Debt Coverage Ratio (DCR)

The ratio of net operating income to annual debt service
(DCR = NOI/Im), which measures the relative ability of a
property to meet its debt service out of net operating
income; also called debt service coverage ratio (DSCR). A
larger DCR typically indicates a greater ability for a
property to withstand a reduction of income, providing
an improved safety margin for a lender. (Dictionary)

Deed Restriction

A provision written into a deed that limits the use of land.
Deed restrictions usually remain in effect when title
passes to subscquent owners. (Dictionary)

Depreciation

1) In appraisal, a loss in property value from any cause;
the difference between the cost of an improvement
on the effective date of the appraisal and the market
value of the improvement on the same date.

2) Inaccounting, an allocation of the original cost of an
asset, amortizing the cost over the asset's life;
calculated using a variety of standard techniques.
(Dictionary)

Disposition Value

The most probable price that a specified interest in

property should bring under the following conditions:

+  Consummation of a sale within a specified time,
which is shorter than the typical exposure time for
such a property in that market.

+ The property is subjected to market conditions
prevailing as of the date of valuation;

+  Both the buyer and seller are acting prudently and
knowledgeably;

+  The seller is under compulsion to sell;

+  The buyer is typically motivated;

+  Both parties are acting in what they consider to be
their best interests;

+  An adequate marketing effort will be made during
the exposure time;

+  Payment will be made in cash in U.S. dollars (or the
local currency) 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. (Dictionary)

Easement
The right to use another’'s land for a stated purpose.
(Dictionary)

EIFS

Exterior Insulation Finishing System. This is a type of
exterior wall cladding system. Sometimes referred to as
dry-vit.

DILAPIDATED STOREROOM/APARTMENT BUILDING
ADDENDA

Effective Date

1) The date on which the appraisal or review opinion
applies. (SVP)

2) In a lease document, the date upon which the lease
goes into effect. (Dictionary)

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. (Dictionary)

Effective Rent

Total base rent, or minimum rent stipulated in a lease,
over lhe spedified lease lerin minus renl concessions; the
rent that is effectively paid by a tenant net of financial
concessions provided by a landlord. (TIs). (Dictionary)

EPDM

Ethylene Propylene Diene Monomer Rubber. A type of
synthetic rubber typically used for roof coverings.
(Dictionary)

Escalation Clause

A clause in an agreement that provides for the
adjustment of a price or rent based on some event or
index. e.g, a provision to increase rent if operating
expenses increase; also called escalator clause, expense
recovery clause or stop clause. (Dictionary)

Estoppel Certificate

A signed statement by a party (such as a tenant or a
mortgagee) certifying, for another’s benefit, that certain
facts are correct, such as that a lease exists, that there are
no defaults, and that rent is paid to a certain date.
(Black's) In real estate, a buyer of rental property typically
requests estoppel certificates from existing tenants.
Sometimes referred to as an estoppel letter. (Dictionary)

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. (Dictionary)

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. (Dictionary)

Expense Stop

A clause in a lease that limits the landlord’s expense
obligation, which results in the lessee paying operating
expenses above a stated level or amount. (Dictionary)
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Exposure Time

1) The time a property remains on the market.

2) The estimated 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; Comment: Exposure time is a retrospective
opinion based on an analysis of past events
assuming a competitive and open market.
(Dictionary)

Extraordinary Assumption

An assumption, directly rclated to a specific assignment,
as of the effective date of the assignment results, which,
if found to be false, could alter the appraiser's opinions
or conclusions. Comment: Extraordinary assumptions
presume as fact otherwise uncertain information 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, 2016-2017
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. (Dictionary)

Floor Common Area

In an office building, the areas on a floor such as
washrooms, janitorial closets, electrical rooms, telephone
rooms, mechanical rooms, elevator lobbies, and public
corridors which are available primarily for the use of
tenants on that floor. (BOMA)

Full Service (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 a full service lease. (Dictionary)

Furniture, Fixtures, and Equipment (FF&E)
Business trade fixtures and personal property, exclusive
of inventory. (Dictionary)

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.
(Dictionary)

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

DILAPIDATED STOREROOM/APARTMENT BUILDING
ADDENDA

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.
(Dictionary)

Gross Measured Area

The total area of a building enclosed by the dominant
portion (the portion of the inside finished surface of the
permanent outer huilding wall which is 50 percent or
more of the vertical floor-to-ceiling dimension, at the
given point being measured as one moves horizontally
along the wall), excluding parking areas and loading
docks (or portions of same) outside the building line. It is
generally not used for leasing purposes and is calculated
on a floor by floor basis. (BOMA)

Gross Up Method

A method of calculating variable operating expenses in
income-producing properties when less than 100%
occupancy is assumed. Expenses reimbursed based on
the amount of occupied space, rather than on the total
building area, are described as “grossed up.” (Dictionary)

Gross Retail Sellout

The sum of the separate and distinct market value
opinions for each of the units in a condominium,
subdivision development, or portfolio of properties, as of
the date of valuation. The aggregate of retail values does
not represent the value of all the units as though sold
together in a single transaction; it is simply the total of
the individual market value conclusions. Also called the
aggregate of the retail values, aggregate retail selling price
or sum of the retail values.. (Dictionary)

Ground Lease

A lease that grants the right to use and occupy land.
Improvements made by the ground lessee typically revert
to the ground lessor at the end of the lease term.
(Dictionary)

Ground Rent

The rent paid for the right to use and occupy land
according to the terms of a ground lease; the portion of
the total rent allocated to the underlying land.
(Dictionary)

HVAC

Heating, ventilation, air conditioning (HVAC) system. A
unit that regulates the temperature and distribution of
heat and fresh air throughout a building. (Dictionary)

Highest and Best Use
1) The reasonably probable use of property that results
in the highest value. The four criteria that the highest
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and best use must meet are legal permissibility,
physical possibility, financial feasibility, and
maximum productivity.

2) The use of an asset that maximizes its potential and
that is possible, legally permissible, and financially
feasible. The highest and best use may be for
continuation of an asset's existing use of for some
alternative use. This is determined by the use that a
market participant would have in mind for the asset
when formulating the price that it would be willing
to bid. (IVS)

3) [The] highest and most profitable use for which the
properly is adaptable and needed or likely to be
needed in the reasonably near future. (Uniform
Appraisal Standards for Federal Land Acquisitions)
(Dictionary)

Hypothetical Condition

1) A condition that is presumed to be true when it is
known to be false. (SVP — Standards of Valuation
Practice, effective January 1, 2015)

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, 2016-2017 ed.)
(Dictionary)

Industrial Gross Lease

A type of modified gross lease of an industrial property
in which the landlord and tenant share expenses. The
landlord receives stipulated rent and is obligated to pay
certain operating expenses, often structural maintenance,
insurance and real property taxes, as specified in the
lease. There are significant regional and local differences
in the use of this term. (Dictionary)

Insurable Value

A type of value for insurance purposes. (Typically this
includes replacement cost less basement excavation,
foundation, underground piping and architect's fees).
(Dictionary)

Investment Value

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. (Dictionary)

DILAPIDATED STOREROOM/APARTMENT BUILDING
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Just Compensation

In condemnation, the amount of loss for which a property
owner is compensated when his or her property is taken.
Just compensation should put the owner in as good a
position pecuniarily as he or she would have been if the
property had not been taken. (Dictionary)

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.
(Dictionary)

Leasehold Interest
The right held by the lessee to use and occupy readl estale
for a stated term and under the conditions specified in
the lease. (Dictionary)

Lessee (Tenant)

One who has the right to occupancy and use of the
property of another for a period of time according to a
lease agreement. (Dictionary)

Lessor (Landlord)
One who conveys the rights of occupancy and use to
others under a lease agreement. (Dictionary)

Liquidation Value
The most probable price that a specified interest in
property should bring under the following conditions:

+  Consummation of a sale within a short time period.

+ The property is subjected to market conditions
prevailing as of the date of valuation.

+  Both the buyer and seller are acting prudently and
knowledgeably.

+  The seller is under extreme compulsion to sell.

+  The buyer is typically motivated.

+  Both parties are acting in what they consider to be
their best interests.

« A normal marketing effort is not possible due to the
brief exposure time.

+  Payment will be made in cash in U.S. dollars (or the
local currency) or in terms of financial arrangements
comparable thereto.

+  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. (Dictionary)

Loan to Value Ratio (LTV)

The ratio between a mortgage loan and the value of the
property pledged as security, usually expressed as a
percentage. (Dictionary)

Major Vertical Penetrations
Stairs, elevator shafts, flues, pipe shafts, vertical ducts,
and the like, and their enclosing walls. Atria, lightwells and
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similar penetrations above the finished floor are included
in this definition. Not included, however, are vertical
penetrations built for the private use of a tenant
occupying office areas on more than one floor. Structural
columns, openings for vertical electric cable or telephone
distribution, and openings for plumbing lines are not
considered to be major vertical penetrations. (BOMA)

Market Rent

The most probable rent that a property should bring in a
competitive and open market reflecting the conditions
and restrictions of a specified lease agreement, including
the rental adjustment and revaluation, permitted uses,
use restrictions, expense obligations; term, concessions,
renewal and purchase options and tenant improvements
(TIs). (Dictionary)

Market Value

The most probable price that 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;

+ A reasonable time is allowed for exposure in the
open market;

¢+ Payment is made in terms of cash in United States
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.

(Dictionary)

Marketing Time

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. (Advisory Opinion 7 of
the Appraisal Standards Board of the Appraisal
Foundation and Statement on Appraisal Standards No. 6,
“Reasonable Exposure Time in Real Property and Personal
Property Market Value Opinions” address the
determination of reasonable exposure and marketing
time.) (Dictionary)

Master Lease
A lease in which the fee owner leases a part or the entire
property to a single entity (the master lease) in return for

DILAPIDATED STOREROOM/APARTMENT BUILDING
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a stipulated rent. The master lessee then leases the
property to multiple tenants. (Dictionary)

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 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.
(Dictionary)

Operating Expense Ratio

The ratio of total operating expenses to effective gross
income (TOE/EGI); the complement of the net income
ratio, i.e., OER = 1 — NIR (Dictionary)

Option

A legal contract, typically purchased for a stated
consideration, that permits but does not require the
holder of the option (known as the optionee) to buy, sell,
or lease real estate for a stipulated period of time in
accordance with specified terms; a unilateral right to
exercise a privilege. (Dictionary)

Partial Interest
Divided or undivided rights in real estate that represent
less than the whole, i.e, a fractional interest such as a

tenancy in common, easement, or life interest.
(Dictionary)
Pass Through

A tenant’s portion of operating expenses that may be
composed of common area maintenance (CAM), real
property taxes, property insurance, and any other
expenses determined in the lease agreement to be paid
by the tenant. (Dictionary)

Potential Gross Income (PGI)

The total income attributable to property at full
occupancy before vacancy and operating expenses are
deducted. (Dictionary)
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Prospective Future Value Upon Completion

A prospective market value may be appropriate for the
valuation of a property interest related to a credit
decision for a proposed development or renovation
project. According to USPAP, an appraisal with a
prospective market value reflects an effective date that is
subsequent to the date of the appraisal report. ... The
prospective market value —as completed- reflects the
property’s market value as of the time that development
is expected to be complete. (Dictionary)

Prospective Future Value Upon Stabilization

A prospective market value may be appropriate for the
valuation of a property interest related to a credit
decision for a proposed development or renovation
project. According to USPAP, an appraisal with a
prospective market value reflects an effective date that is
subsequent to the date of the appraisal report ..The
prospective market value — as stabilized — reflects the
property’s market value as of the time the property is
projected to achieve stabilized occupancy. For an
income-producing property, stabilized occupancy is the
occupancy level that a property is expected to achieve
after the property is exposed to the market for lease over
a reasonable period of time and at comparable terms and
conditions to other similar properties. (Dictionary)

Replacement Cost

The estimated cost to construct, at current prices as of a
specific date, a substitute for a building or other
improvements, using modern materials and current
standards, design, and layout. (Dictionary)

Reproduction Cost

The estimated cost to construct, at current prices as of the
effective date of the appraisal, an exact duplicate or
replica of the building being appraised, using the same
materials, construction standards, design, layout, and
quality of workmanship and embodying all of the
deficiencies, superadequacies, and obsolescence of the
subject building. (Dictionary)

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
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the type of value with this term is appropriate, e.g.,
“retrospective market value opinion.” (Dictionary)

Sandwich Leasehold Estate

The interest held by the sandwich leaseholder when the
property is subleased to another party; a type of
leasehold estate. (Dictionary)

Sublease

An agreement in which the lessee in a prior lease conveys
the right of use and occupancy of a property to another,
the sublessee, for a specific period of time, which may or
may not be coterminous with the underlying lease term.
(Dictionary)

Subordination

A contractual arrangement in which a party with a claim
to certain assets agrees to make his or her claim junior, or
subordinate, to the claims of another party. (Dictionary)

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. (Dictionary)

Triple Net (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, net net net
lease, or fully net lease. (Dictionary)

(The market definition of a triple net lease varies; in some
cases tenants pay for items such as roof repairs, parking
lot repairs, and other similar items.)

Usable Area

The measured area of an office area, store area, or
building common area on a floor. The total of all the
usable areas for a floor shall equal floor usable area of
that same floor. (BOMA)

Value-in-Use

The value of a property assuming a specific use, which
may or may not be the property’s highest and best use
on the effective date of the appraisal. Value in use may or
may not be equal to market value but is different
conceptually. (Dictionary)
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Senior Managing Director
Valbridge Property Advisors | Pittsburgh

Independent Valuations for a Variable World

State Certifications

Pennsylvania
West Virginia
Maryland

Education

Bachelor of Science
Business Administration
Duquesne University

Contact Details

412-881-6080 ext. 327 (p)
412-881-8040 (f)
sbarone@valbridge.com (e)

Valbridge Property Advisors |
Pittsburgh

4701 Baptist Road

Suite 304

Pittsburgh, PA 15227

www.valbridge.com

Membership/Affiliations

Member:  Appraisal Institute — MAI Designation

Member: Realtors Association of Metropolitan Pittsburgh
Member: Pennsylvania Association of Realtors

Member: National Association of Realtors

Appraisal Institute & Related Courses

ALRE.A. Courses 1-A, 1-B, 1], Litigation Valuation, Valuation of Lease
Interests Part I and Applied Sales Comparison Approach; USPAP;
Business Practices and Ethics; PA Rules and Regulations; Highest and
Best Use; Hotel/Motel Valuation Seminar; Americans with Disabilities
Act Seminar; Appraising Troubled Properties; The Internet and
Appraising; Litigation Skills for the Appraiser; State of the Valuation
Profession; FHA Minimum Property Standards; Assessment Law &
Procedures in Pennsylvania; Appraisal Challenges: Declining Markets
and Sales Concessions; The Appraiser as an Expert Witness: Preparation
& Testimony; Mineral Valuation & Mineral Appraisal Perspectives;
Introduction to Valuation for Financial Reporting; Appraising the
Appraisal, Subdivision Valuation, Eminent Domain and Litigation
Assignments in Western PA.

Experience
Senior Managing Director

BMSW Inc.|Valbridge Property Advisors (1987-Present)

Vice President
Barone & Sons, Inc. (1977-Present)

Since 1977, Mr. Barone has completed thousands of appraisals
throughout the Tri-State Area. Appraisal/valuation and consulting
assignments include: apartment buildings; retail buildings and
shopping centers; office buildings; industrial buildings; religious and
special purpose properties including schools, churches, hotel/motel,
service stations; residential subdivisions; and vacant industrial,
commercial and residential land. Assignments also include fair value
estimates for financial reporting purposes. Mr. Barone has testified in
Federal, State and County court proceedings on numerous occasions
on a wide variety of real estate appraisal matters over the past 40 years.
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Certified General Appraiser
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Bryan P. Barone, MAI

Director

DILAPIDATED STOREROOM/APARTMENT BUILDING
ADDENDA

Valbridge Property Advisors | Pittsburgh

Independent Valuations for a Variable World

State Certifications

Pennsylvania
Ohio
Maryland

Education

Bachelor of Arts

Business Administration
Washington &  Jefferson
College

Contact Details

412-881-6080 (p)
412-881-8040 (f)

Valbridge Property Advisors |
Pittsburgh

4701 Baptist Road

Suite 304

Pittsburgh, PA 15227

www.valbridge.com
bbarone@valbridge.com

Membership/Affiliations:
Member: Appraisal Institute MAI Designation

Appraisal Institute & Related Courses:

R.EL, USPAP, 2001, R.E], Valuation of Income Producing Properties
2002, AL, Highest & Best Use and Market Analysis, 2002, AlL,
Advanced Sales Comparison and Cost Approaches, 2004, Al
Apartment Appraisal, 2006, A, Sales Comparison Valuation of Small,
Mixed-use Properties, 2007, Al, Report Writing and Valuation
Analysis, 2010, AL, Business Practices and Ethics, 2009, AL, Advanced
Income Capitalization, 2010, Mineral Valuation and Perspectives, 2010,
Al, USPSP Update, 2011.

Experience:

Since 2001, Mr. Barone has completed hundreds of appraisals and
market studies on all types of properties throughout the Tri-State area.
Currently, Mr. Barone specializes in commercial, industrial and multi-
family appraisals, with emphasis on retail, commercial, multi-family
and service station properties.
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Certificate Type
- Certified General Appraiser

Expiration Date 2| 8
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Partial Client List

DILAPIDATED STOREROOM/APARTMENT BUILDING

ADDENDA

Corporare

Allegheny Power

Andrews Properties

APICO Inns

ArcelorMittal, USA

Bayer Incorporated

Beynon & Company

Bombardier, Inc.

Butler Health Systems

CBRE

Chrysler Realty Corporation

Conifer, LLC

Corporate Air

Corporate Jets

Crossgates, Inc.

Crown Castle International

Deklewa Associates

Duquesne Light Company

Echo Development

Forest City

Glimcher Group

Hardy Enterprises

Hershey Trust Company

Highmark

Hoss’s Steak & Sea House

Industrial Appraisal Company

Kennemetal, Inc.

Kinsley

Madison Realty

Massaro Corporation

Mullin Lonergan Associates

Orion Power Midwest

PAWC

Park Corporation

Pennrose Properties, Inc.

PIRHL, LLC

Ralph A. Falbo, Inc.

Regional Industrial Development
Corporation of S.W. PA

Rhodes Development Group, Inc.

Rite Aid

Rodriguez Associates

S & A Homes

Soffer Organization

Sun Refining and Marketing Company
The Community Builders, Inc.
The Hearst Corporation
Thermo Fisher Scientific

Trek Development

UPMC

Verizon Communication
Wal-Mart Capital Corporation
Winn Development

Woodmont Corporation

Allegheny Valley Bank
AmeriServ Financial

Bank of America, N.A.
Bank of Hanover

Bank of the West

BB&T

BNY Mellon

Brentwood Savings Bank
Centra Bank

Citizens Financial Group, Inc.
City National Bank
Citibank

Community Bank
Deutsche Bank

Dollar Bank

Enterprise Bank

ESB Bank

Farmers First Bank

Fifth Third Bank

First Commonwealth Bank
First National Bank of PA
First Niagara Bank
Graystone Bank
Hollidaysburg Trust Company
Home Savings Bank

Huntington Bank

JP Morgan Chase Bank, NA
Key Bank National Association
Love Funding Corporation
M&T Bank

Marion Center Bank
Nextier Bank

Northwest Savings Bank
Nalional Cuoperalive Bank
PNC Bank

S & T Bank

Secore Financial

Sovereign Bank

Tristate Capital

United Bank

Washington Financial

Wells Fargo

WesBanco Bank
Wilmington Trust

Authorities  Non-Profit

Action Housing

Allegheny County Housing Authority
Allegheny Land Trust

Altoona Blair County Development
Beaver County Housing Authority
Berks County Redevelopment Authority
Butler County Housing Authority
Catholic Diocese of Pittsburgh

Citizen Care, Inc.

East Liberty Development, Inc.
Goodwill Industries of Pittsburgh
Greene County IDA

Housing Development Corporation
Mercer County Housing Authority
Pennsylvania Housing Finance Agency
Presbyterian Senior Care

Salvation Army

St. Clair Memorial Hospital

Weirton Medical Center
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Financial Services Groups

AMI Capital, Inc.

Bellwether Real Estate Capital, LLC
CB Richard Ellis/Capital Markets

Erie Insurance Company

GE Capital

Greater Beneficial Union

Greystone Servicing Corporation, Inc.
Holliday Fenoglio Fowler, LP

John Hancock Real Estate Finance, Inc.
Grandbridge Capital

Lend Lease Mortgage Capital, LP
Midland Loan Services, Inc.

Prudential Mortgage Capital Company, LLC
Sun Life of Canada

Toyota Financial

Ziegler Financing Corporation

DILAPIDATED STOREROOM/APARTMENT BUILDING

City of Clairton

Connellsville Area School District

County of Indiana

Duquesne School District

McKeesport School District

Municipality of Bethel Park

South Allegheny School District

Thomburg Borough

United States Postal Service

Upper St. Clair Township

Urban Redevelopment Authority of
Pittsburgh

Law Firms

Beier, Beier & Beier

Bluming & Gusky, LLP

ADDENDA

Buchanan Ingersoll & Rooney, P.C.

Cohen & Grigsby, P.C.

Eckert Seamans Cherin & Mellot, LLC
Frank, Gale, Bails, Murko & Pocrass, P.C.
K&L Gates, LLP

Maiello Brungo & Maiello, LLP

Metz, Lewis, Brodman, Must, O’Keefe, LLC
Papernick & Gefsky

Peacock, Keller & Ecker

Pepper Hamilton, LLP

Reed Smith, LLP

Siegel Jennings, Co., L.P.A.

Springer, Bush & Perry, P.C.

Tarasi & Tarasi, P.C.

Tucker Arensburg, P.C.

Weiss, Burkardt, Kramer, LLC
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Company Information on
Valbridge Property Advisors

Valbridge is the Largest independent real real estate
valuation and advisory services in North America:
- Total number of MAIls (over 200 on staff)
- Total number of office locations (74 across the U.S.)
- Total number of staff (over 650)

Valbridge covers the U.S. from coast to coast.

Valbridge services all property types, including
special-purpose properties.

Valbridge provides independent valuation services. We are
not owned by a brokerage firm or investment company.

Every Valbridge office is led by a senior managing director
who holds the MAI designation of the Appraisal Institute.

Valbridge is owned by our local office leaders.

Valbridge welcomes single-property assignments as well as

portfolio, multi-market and other bulk-property engagements.
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OFFICE LOCATIONS

ALABAMA

4732 Woodmere Boulevard
Montgomery, AL 36106
334.277.5077

200 Cahaba Park Circle
Suite 213

Birmingham, AL 35242
205.440.2998

ARIZONA

6061 E. Grant Road
Suite 121

Tucson, AZ 85712
520.321.0000

CALIFORNIA

4915 Calloway Drive
Suite 101

Bakersfield, CA 93312
661.587.1010

1370 N. Brea Boulevard
Suite 255

Fullerton, CA 82835
714.449.0852

2813 Coffee Road
Suite E-2
Modesto, CA 95355

Sacramento, CA 95827
916.361.2509

55 South Market Street
Suite 1210

San Jose, CA95113
408.279.1520

3160 Crow Canyon Place
Suite 245

San Ramon, CA 94583
925.327.1660

COLORADO

7445 E. Peakview Avenue
Centennial, CO 80111
303.443.9600

5345 Arapahoe Avenue
Suite 7

Boulder, CO 80303
303.443.9600

23272 Two Rivers Road
Unit 101

Basalt, CO 81621
970.340.1016

1099 Main Avenue
Suite 311

Durango, CO 81301
970.340.1016

CONNECTICUT

6 Central Row

Third Floor

Hartford, CT 08103-2701
860.246.4606

17 Covewood Drive
MNorwalk, CT 06853
203.288.6520

CORPORATE OFFICE

FLORIDA

2240 Venetian Court
Naples, FL 34109
239.514.4646

8200 NW 418t Street
Suite 200

Doral, FL 33166
305.639.8028

603 Hillcrest Street
Orlando, FL 32803
407.839.3626

1100 16th Street N
St. Petersburg, FL 33705
727.894.1800

2711 Poinsettia Avenue
West Palm Beach, FL 33407
561.833.5331

GEORGIA

2675 Paces Ferry Road
Suite 145

Aflanta, GA 30338
676.644.4853

IDAHO

1459 Tyrell Lane
Sulle B

Boise, ID 83706
208.336.1087

1875 N. Lakewood Drive
Sulte 100

Coeur d'Alene, (D 83814
208.262.2965

ILLINOIS

566 W. Lake Street
Suite 240

Chicago, IL 60661
312.208.9687

INDIANA

820 Fort Wayne Avenue
Indianapolis, IN 46204
317.687.2747

KANSAS

10980 Quivira Road
Suite 100

Overland Park, KS 66210
913.451.1451

KENTUCKY

900 Wessex Place
Suite 306

Louisville, KY 40222
502.585.3651

LOUISIANA

512 North Causeway Boulevard
Metalrie, LA 70001
504.207.7730

MARYLAND
11100 Dovedale Court

Marriotisville, MD 21104
443.333.5522

tiehan Court
FLoaaan

MASSACHUSETTS

260 Bear Hill Road
Suite 108
Waltham MA 02451
781.790.5645

MICHIGAN

1420 Washington Blvd.
Suite 301

Detrolt, Mi 48226
313.986.3313.

2127 University Park Drive
Suite 300

Okemos, M| 48864
517.336.0001

MINNESOTA

222 South 9th Street
Suite 825

Minneapolis, MN 55402
612.253.0850

MISSOURI

10990 Quivira Road
Suite 100

Overland Park, KS 66210
913.451.1451

MISSISSIPP)

1010 Ford Street
Gutfpart, MS 39507
228.604.1800

737 Highway 51
Suite 1C

Madison, MS 39110
601.853.0736

NEVADA

3034 S. Durango Drive
Sulte 100

Las Vegas, NV 89117
702.242.9369

NEW JERSEY

2740 Route 10 West, Sulte 204
Morris Plains, NJ 07850
973.870.9333

3500 Route 9 South, Suite 202
Howell, NJ 07731
732.807.3113

NEW YORK

424 West 33rd Street
Suite 630

New York, NY 10001
212.268.1113

NORTH CAROLINA

412 E. Chatham Street
Cary, NC 27511
919.859.2666

4530 Park Road, Suite 100
Charlotte, NC 28209
704.378.5400

OHIO

1655 W. Market Street
Suite 130

Akron, OH 44313
330.809.9000

Hhorne
phone

OHIO (Cont'd)

8291 Beechmont Ave.,
Suite B

Cincinnall, OH 45255
513.785.0820

1422 Euclid Avenue
Suite 1070
Cleveland, OH 44115
216.367.9690

OKLAHOMA

6525 N. Meridian Avenue
Suite 309

Oklahoma City, OK 73116
405.603.1553

66866 South Sheridan Road
Sulte 104

Tulsa, OK 74133
918.712.9992

PENNSYLVANIA

150 S. Wamer Road
Suite 440

King of Prussia, PA 18408
215.545,1900

4701 Baptist Road
Suite 304
Pitisburgh, PA 15227
412.881.6080

SOUTH CAROLINA

610 N. Main Street
Greenville, SC 29601
864.233.6277

920 Bay Street
Sulte 26

Beaufort, SC 28902
843.3422302

1250 Falrmmont Avenue
Mt Pleasant, SC 20464
843.881.1266

TENNESSEE

112 Westwood Place
Suite 300

Brentwoad, TN 37027
615.360.0670

701 Broad Street

Suite 209

Chattanooga, TN 37402
423.285.8435

213 Fox Road
Knoxville, TN 37922
865.522.2424

8750 Poplar Avenue
Suite 7068

Memphis, TN 38138
901.753.6977

TEXAS

High Point Center

12225 Greenville Avenue
Suite 490

Dallas, TX 75243
214.446.1611

974 Campbell Road
Suite 204

Houston, TX 77024
713.467.5858

2731 B81st Street
Lubbock, TX 78423
806.744.1188

TEXAS (Cont'd)

9801 IH-10 West

Suite 1035

San Antondo, TX 78230
210.227 6229

UTAH

260 South 2500 West
Suite 301

Pleasant Grove, UT 84062
801.492.9328

1100 East 6600 South
Suite 201

Salt Lake City, UT 84121
801.262.3388

20 North Main

Sulte 304

St. George, UT B4770
435.773.6300

VIRGINIA

656 Independence Parkway
Suite 220

Chesapeake, VA 23320
757.410.1222

7400 Beaufont Springs Drive
Sute 300

Richmond, VA 23225
804.672.4473

5107 Center Street
Unit 2B

Willlamsburp, VA 23188
757.345.0010

WASHINGTON

18728 Bothell Way, NE
Suite B

Bothell, WA 98011
425.450.0040

2927 Colby Avanue
Suite 100

Evereti, WA 98201
425.258.2611

419 Berkeley Avenue
Sulte A

Fircrest, WA 98466
253.274.0009

8378 W. Grandridge Boulevard
Suite 110-D

Kennewick, WA 89336
509.221.1540

506 Second Avenue
Suite 1001

Seattle, WA 98104
206.209.3016

324 N. Mullan Road
Spokane Valley, WA 99206
500.747.0999

WISCONSIN

12660 W. North Avenue
Brookfield, W1 53005
262.782.79%0

Summer 2018

Each Valbridge office is independently owned and operafed.



Urban
Redevelopment
Authority

of Pittsburgh

Instructions for Registering on Public Purchase
Effective March 1, 2018

The Urban Redevelopment Authority of Pittsburgh (URA) is now using Public Purchase, a web-
based eProcurement service, for the automatic notification and transmittal of bid solicitations
and notification of proposal opportunities at no charge to vendors. Parties interested in bidding
or submitting proposals on URA opportunities must register with Public Purchase.

Registration is a two-step process that requires initial registration with the Public Purchase web-
based eProcurement service, followed by registration with the URA. If you are already registered
with Public Purchase, proceed directly to step 2.

1. Register with Public Purchase:

Use the link below to begin the registration process. It can take up to 24 hours for your account
to become active. You will receive an email from notices@publicpurchase.com letting you know
that your account has been activated. Be sure to add this email address to your contacts to avoid
bid/proposal notification emails from going into your junk mail folder.
https://www.publicpurchase.com/gems/register/vendor/register

2. Register with the URA:

A. Once you have received your activation email from Public Purchase log in to
www.publicpurchase.com and accept the terms and conditions of use.

B. Click on the "Tools" tab, followed by the "Agencies" tab.

C. This will take you to “Search for Agencies.”

= |nthe box for “Agency Name,” type in “Urban Redevelopment.”

= Leave the "New Agencies Since" box blank.

= Make sure “Registration Status” reads "All."

= (Click on "Search" to bring up “Urban Redevelopment.”

= To the far right, you will see "View" and "Register."

= (Click on the "Register" link to complete your vendor registration with the
URA.

IMPORTANT REMINDER:
To receive email notifications on URA bid solicitation and proposal opportunities, you must
select NAICS Codes that relate to your business. In your NAICS Code selection for URA specific

1
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opportunities, please be sure to include NAICS Code 237210 (Land Subdivision) for URA
development opportunities.

It is important that this second part of the registration is complete, or you will not receive
notifications of upcoming opportunities from the URA. It is your responsibility to keep this
information up to date, particularly your contact information and email address. Please email
mwbe@ura.org if you encounter an issue setting up your registration.

For Additional Assistance:

If you need additional assistance with this process, please contact Public Purchase at
support@publicpurchase.com or use Public Purchase’s “Live Chat” during business hours. The
“Chat” button can be found in the upper left corner of the Public Purchase screen.

Revised 011519
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RFP Summary Sheet for 1606-1606 Broadway Avenue

Respondent Information M/WBE?

Developer Name/Contact Person
Developer Address/Phone/Email

Development Partner(s)

Architect

General Contractor

Engineer

Other Consultants

Site Information

Are you responding to the entire site?

If no, list the block/lot(s) you are responding
to

Acquisition Offer

Housing Development

Rental
# Units Market Rate
# Under 80% AMI
# Under 60% AMI
# Under 50% AMI
# Under 20% AMI
For-Sale

# Units Market Rate

# Units Under 80% AMI

Total Combined # of Housing Units

Cost Per Unit| $

Percentage of Affordable Units 0%

Total Residential Cost| $

LIHTC Application Rounds (Please specify
either 4% or 9% and number of rounds)

Commercial Development

Total Retail Sq. Ft.

Total Office Sq. Ft.

Total Warehouse/Light Industrial Sq. Ft.

Total Commercial Sq. Ft.

Total Commercial Cost| S

Cost Per Sq. Ft.| $ -

Parking

# of Parking Spaces

Type

Cost Per Space S




RFP Summary Sheet for 1606-1606 Broadway Avenue

Infrastructure
Type of Infrastructure Improvements
Cost| S
Schedule
# of Phases

Estimated Closing Date (MM/YYYY)

Estimated Construction Duration (# of Months)

Budget Source Typg Amount Uses Amount

wvmnunnninninnim
wvmnunnninninninmn

Total Development Costs

Notes:

It is not necessary for all sources to be fully committed. It is more important that your budgeted amounts are as
accurate as possible, even if there is a gap at this stage. Please reflect sources and uses amounts as accurately
as possible.

Total Amount(S) of sources must match total Amount($) of uses

Please complete entire form. If not applicable, please put N/A

If the Source Type use is listed with an asterisk (*) - Specify program and amounts in table below:

Source TypgProgram Amount

wnnunnmninininim

Total Program Costs



PROJECT SOURCES AND USES OF FUNDS

Redevelopment Team:

Budget Category

Overall Project Budget

|SOURCES OF FUNDS

Loan #1

Loan #2

Loan #3

Equity

Grants

Other Source #1
Other Source #2

TOTAL SOURCES OF FUNDS

|USES OF FUNDS

Acquisition

Hard Costs and FF&E
Soft Costs
Miscellaneous Costs

TOTAL USES OF FUNDS

ADDITIONAL REQUIRED GAP
FINANCING OR EQUITY




Urban
Redevelopment
Authority

of Pittsburgh

URA Minority and Women Business Enterprise Narrative Requirements

Effective January 1, 2018

The Urban Redevelopment Authority of Pittsburgh (URA) is committed to diversity and inclusion within
all its programs and activities, and encourages the full participation of minority and women business
owners and consultants on URA affiliated projects and initiatives.

Proposals submitted to the URA must include a Minority and Women Business Enterprise Narrative
(“MWBE Narrative”) detailing how the respondent plans to meet the URA’s expressed minority and
women-owned business enterprise (MWBE) participation goals for the contract/project, in the event that
the URA awards it to the respondent.

The URA acknowledges the City of Pittsburgh’s goal of 18 percent minority and 7 percent women business
enterprise participation in planning and/or professional service activities. Therefore, all respondents are
required to demonstrate and document a good faith effort to obtain MWBE participation in work
performed in connection with the URA contracts.

The MWBE Narrative should be written on company letterhead and emailed to mwbe@ura.org at least
10 days prior to an initial board action. The narrative should include the following information:

e Aone-ortwo-page summary detailing how the respondent plans to meet the 18 percent minority
business enterprise (MBE) goal and 7 percent women business enterprise (WBE) goal through the
incorporation of MWBE firms on the project

e Potential scope areas where work can be subcontracted, along with any outreach efforts to
ensure that MWBE firms are aware of the opportunity

e Alist of any MWBE firms that will be included as a part of the team or invited to bid on work

e An expressed commitment to demonstrating good faith effort to meet the URA’s MWBE goals

e An expressed commitment to remaining in communication with the URA’s MWBE Program Office
staff to develop a finalized MWBE plan should the project be awarded

The MWBE Narrative should be addressed to: Diamonte Walker, Deputy Executive Director, 412
Boulevard of the Allies, Suite 901, Pittsburgh, PA 15219.

The successful respondent will be asked to submit a final MWBE plan and subsequent tracking reports.

Any questions about MWBE requirements should be emailed to mwbe@ura.org.

Revised 013120
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Urban
Redevelopment
Authority

of Pittsburgh

URA Minority Workforce Inclusion Narrative Requirements

Effective July 1, 2018

The Urban Redevelopment Authority of Pittsburgh (the “URA”) is committed to diversity and inclusion
within all its projects and activities. In accordance with City of Pittsburgh Executive Order Number 2018-
03, the URA requires that all respondents demonstrate and document a good faith effort to meet or
exceed the city’s 12 percent minority workforce inclusion goal for all URA projects with total project costs
of $500,000 or greater. As a matter of policy, all proposal packages submitted to the URA must include a
Minority Workforce Inclusion (MWI) Narrative detailing how the respondent plans to meet the URA’s
expressed MWI goal of 12 percent. If awarded the project, the respondent will be asked to submit a MWI
plan evidencing that 12 percent of the labor hours are fulfilled by minority workers.

The MWI Narrative should be written on company letterhead and included in the respondent’s proposal
package. The narrative should include the following information:

e A one- or two-page summary detailing how the respondent plans to achieve the 12 percent
MWI goal by hiring minorities to work on the project

e The narrative should clearly state the respondent’s current diverse workforce composition.

e The narrative should identify any long-term and short-term workforce opportunities that will
materialize as a result of the contract.

e The narrative should include any organizations, workforce agencies, apprenticeship programs
and/or labor unions the respondent will utilize to meet the inclusionary workforce goal.

e The narrative should state an expressed commitment to demonstrate and evidence a good
faith effort to meet the URA’s MW!I goal.

e The narrative should state an expressed commitment to remain in communication with the
URA’s MWBE Program Office staff and provide a MWI plan should the project be awarded.

The letter should be addressed to: Diamonte Walker, Deputy Executive Director, 412 Boulevard of the
Allies, Suite 901, Pittsburgh, PA 15219.

The successful respondent will be asked to submit a final MWI plan and subsequent MW!I tracking reports.
The URA requires that respondents demonstrate a good faith effort to hire minorities for performed work
in connection with URA contracts. The URA acknowledges the City of Pittsburgh’s goal of 12 percent MWI.
The URA adheres to the Equal Employment Opportunity Commission's definition of racial minority which
includes: American Indian or Alaskan Native, Asian or Pacific Islander, African-American, Black and/or
Hispanic. Any questions about MWI requirements should be emailed to mwbe@ura.org.

Revised 013120
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4

PITTSBURGH

URA p4 Narrative Requirements
Effective March 1, 2019

The Urban Redevelopment Authority of Pittsburgh (URA) is committed to promoting equitable
development practices in all its programs and activities and encourages the incorporation of sustainable
principles in its development activities. If project costs are expected to exceed $2,000,000, the
Respondent must submit a p4 Narrative for the project. P4 Performance Measures are a tool that informs
alignment of real estate development projects to the City’s commitment to sustainable and equitable
practices. Appendix E of the “p4 Performance Measures document” describes this evaluation tool and can
be found online under the “Resources” heading at www.p4pittsburgh.org/pages/p4-performance-
measures. The p4 Narrative will be used to evaluate the Respondent’s proposed project within the frame
of the 12 measures deemed most important to achieving equitable redevelopment by the City of
Pittsburgh. The p4 Narrative should be written on company letterhead, included with the RFP response,
and address each measure as noted below. Any measure that is deemed not applicable based on the
project’s scope can be summarized as not applicable in the Narrative.

Measure Narrative should explain how the following has been or will be addressed:

Community | Engage the community early to understand needs and align development interests.

Opportunity | Drive economic prosperity through equitable development that generates wealth and

ownership positions for disadvantaged populations.

Economy Leverage and target public investment to strengthen weak local markets and
stimulate private investment.

Housing Provide diverse, affordable, and healthy housing options to prevent
displacement and create diverse, stable, and healthy communities.

Land Reactivate abandoned, derelict, distressed, and inactive lots to return them to
productive use, combat blight, and generate revenue.

Public Activate and extend the public realm to provide quality indoor and outdoor spaces for all to
safely use and enjoy.

Connect Prioritize development that enhances and expands transportation options to improve public
access to jobs and community resources.

Rainwater Manage rainwater to minimize impacts and reuse as a resource.

Air Provide high quality air to create healthy ecological systems.

Energy Reduce the built environment’s energy consumption and climate impacts by improving

building performance and providing renewable resources.

Innovation Advance and foster new ideas to drive market leadership and stimulate creative solutions to

complex urban challenges.

Design Promote excellence in design that instills local identity, reflects lasting quality, and integrates

best practices.

If selected by the URA’s Board of Directors as the Redeveloper for this project, the Respondent will be
asked to submit an updated Narrative with its Redevelopment Proposal Package, and a detailed p4
checklist prior to closing on a loan and/or land transaction. The p4 Narrative should be addressed to:
Diamonte Walker, Deputy Executive Director, 412 Boulevard of the Allies, Suite 901, Pittsburgh, PA 15219.
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Urban
u Redevelopment
Authority

of Pittsburgh

Expression of Community Input

Prior to Board Authorization to Accept a Proposal

One of the required elements of a Redevelopment Proposal Package is a written expression of
community input, i.e., a letter from an established community group providing their
commentary on the prospective Redeveloper’s plans.

The URA requires a prospective Redeveloper to present Proposal Drawings, which must include:

e Asite plan that includes approximate dimensions of the Property;

® Approximate size and location of proposed Improvements to be constructed on the
Property, including all new or renovated structures, new or renovated landscaping,
new or renovated;

® hardscape, and general improvements;

e Elevations;

® Tentative layout of water, sewer, and other utility connections, driveways, and
walkways;

e The Property’s address, if known, and block/lot number(s);

e Name of architect and/or engineer;

® Name of Redeveloper; and

e Date of preparation

The letter should be submitted to URA from an established community group, or if no group is
active for that neighborhood, from a community representative.

The written expression of community input should include:

* The identity of the development discussed, with block and lot number(s) or
addresses;

¢ Identification—by date, title, and architect—of the drawings that were presented,
to confirm that the drawings that were presented to the community are the same as
are being submitted to the URA;

e Commentary on the drawings;

® The name of the community group;

® The position (staff or board member) of the person providing the expression;

® The date(s) of the meeting(s);
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¢ The nature of the meeting(s) (i.e., regular board meeting, community discussion,
etc.); and

® The names of the people with whom the Redeveloper met and of the organizations
they represented.

In the event that there are changes to the site plan, the exterior improvements, or the scope or
intensity of uses after the drawings were presented and the expression of community input was
supplied, the Redeveloper will notify the community group or representative to determine if
additional review is required. If additional review is requested by the community group, the
Redeveloper shall provide an updated expression of community input to the URA.

If a community group is acting as a Redeveloper or has any ownership stake in a Redeveloper or
a proposed redevelopment, then to avoid an actual conflict of interest and/or the appearance
thereof, the URA requests that the expression of community input come from an alternate
community group. If that is not practicable, then the Redeveloper must demonstrate to the
URA that members of the community were engaged and had an opportunity to provide
feedback on the Proposal Drawings. Typically, this would be achieved through one or more
open meetings where plans were presented, and feedback was collected.

The URA’s goal is to ensure that the community was engaged and had an opportunity to
provide feedback on the Proposal Drawings included with a Proposal Package. If, following the
presentation of Proposal Drawings or updated drawings, the community group or community
representative declines to provide written feedback, the URA may instead accept a letter from
the Redeveloper setting forth the information above, along with a description of the
Redeveloper’s good faith efforts to obtain an expression of input from the community group or
community representative.

If the community group or community representative declines to meet with the Redeveloper,
the URA may instead accept a letter from the Redeveloper setting forth a description of its
good faith efforts to arrange such a meeting.

Prior to Board Authorization to Enter into Exclusive Negotiations

The purpose of exclusive negotiations is to give a prospective Redeveloper time to complete
the due diligence and community engagement necessary to prepare a Redevelopment Proposal
Package. Prior to entering into a period of exclusive negotiations for the conveyance of a
property with a prospective Redeveloper, the URA will require the Redeveloper to obtain a
preliminary expression of community input from a recognized community group referencing a
schematic plan and the general parcels involved. This preliminary expression of community
input will notify the URA that a Redeveloper has engaged with the community, but it will not
serve as a full expression of community input in satisfaction of Redevelopment

Proposal Package requirements.
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DISPOSITION PROCESS OVERVIEW

1. Redeveloper will submit a response to a URA-issued Request for Proposals (RFP) or Request for
Qualifications (RFQ).

2. Review Committee evaluates proposals received and may make one of the following
recommendations:

a. Extended Diligence — The Review Committee may recommend that the URA hold the property
from the market for a 90-day Extended Diligence period for the Redeveloper to perform
additional financial, planning, design, or other diligence.

b. Initial Board Action — Exclusive Negotiations - The Review Committee may recommend that
the URA Board authorize Exclusive Negotiations with the Redeveloper for 90 days.
Redeveloper is requested to attend board meeting.

3. During the Extended Diligence Period or the Exclusive Negotiations period the URA will establish the
purchase price and send Redeveloper a Redevelopment Proposal Package. Redeveloper must enter
into a License Agreement with the URA in order to enter URA property for any due diligence activities.

4, MWBE — All projects in excess of $250,000 are required to comply with the URA’s Minority and
Women-Owned Business Enterprise (MWBE) program requirements. During the Exclusive
Negotiations period, the developer must reach out to the MWBE's program office at mwbe@ura.org
to discuss MWBE goals and schedules.

5. p4 - The p4 performance measures are an evaluation tool that informs alignment of investments in
real estate development projects to the City of Pittsburgh’s commitment to sustainable and equitable
practices. Redevelopers will be required to submit an initial p4 checklist with their RFP response and
an updated checklist prior to each subsequent Board Action.

6. Redeveloper then submits the completed Redevelopment Proposal Package, which shall include:

a. Completed and executed Redevelopment Proposal Package;

b. Good Faith Deposit (GFD) — 10% of purchase price (refunded upon issuance of Certificate of
Completion, not at closing);

c. Carrying Cost Payment — based on property/structure size (non-refundable if Proposal

accepted by URA Board);

Expression of Community Input;

Preliminary Evidence of Financing;

Drawings including a site plan and elevations;

Qualified Buyer Form; and

p4 checklist.

7. Carrying Cost Payment — Payment designed to cover URA holding costs, land care costs, and
administrative costs for up to one year. The Carrying Cost Payment is based on parcel/structure size,
with a minimum of $1,000.00. Carrying Cost Payment is due with proposal submission and is non-
refundable should Redeveloper’s Proposal be accepted by the URA Board (see 11. below).

8. Preliminary Evidence of Financing - As a condition precedent to proceeding to the Second URA Board
Action (see 11. below), the URA must review and approve evidence satisfactory to the URA that the
Redeveloper has the equity capital and financing commitments necessary for the proposed
development.

S oo
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10.

11.

12.

13.

14.

15.

16.

17.

18.

19.
20.
21.
22.
23.
24,

25.

Public Financing - If public financing is sought for project, Redeveloper should be in regular contact
with the URA’s Economic Development Department (for commercial developments) or Housing
Department (for residential developments) to discuss financing options.

City Planning and Zoning Approvals — No later than the time of the Second URA Board Action (see 11.
below), Redeveloper should begin to work with City Planning to determine appropriate planning and
zoning hearings and approvals. However, Redeveloper is not permitted to appear before the Planning
Commission or Zoning Board of Adjustment, or otherwise condition URA-owned land, prior to URA
Board acceptance of the Proposal. The URA provides no oversight in the permitting process.

Second URA Board Action — Accept Proposal — The URA Board will vote on the acceptance of
Redeveloper’s Proposal and, if accepted, will authorize the URA and Redeveloper to enter into a
Contract for Disposition. Redeveloper is requested to attend board meeting.

Contract for Disposition — The URA’s Real Estate Department and legal counsel will draft a Disposition
Contract. The Disposition Contract acts as an Agreement of Sale and sets forth a timeline and
construction/development program. The Disposition Contract must be executed within 45 days of
receipt of a draft from the URA.

Working Drawings (60%-80%) — Including Design Development and Site Plans; URA Engineering and
Construction department will review all drawings and provide comments. All drawings are to be sent
to the URA Real Estate Department. The submission schedule is dictated by the terms of the
Redevelopment Proposal Package and Disposition Contract.

City Council Action (If required) - Pittsburgh City Council approval is required for certain sales and for
some financing mechanisms. The URA will inform Redeveloper if such approval is required.
Drawings (100%) — Final Drawings must be submitted for URA review no later than three weeks prior
to proposed Closing date.

Final Evidence of Financing — Concurrent with Final Drawings, Redeveloper must submit detailed
evidence of financing for URA review of sufficiency to meet all project costs and capacity to complete
the project in a timely manner.

Final MWBE Plan — Prior to the URA scheduling a Closing, Redeveloper must obtain URA approval of
its Final MWBE Plan.

Third URA Board Action — Approve Final Drawings and Evidence of Financing; Execution of Deed —
The URA Board will approve Redeveloper’s Final Drawings and Final Evidence of Financing (subject to
final URA staff approvals), and authorize the execution of deed. This Board action authorizes the URA
to proceed to Closing. No construction is permitted until Closing occurs.

Closing

Construction Start

Construction Period - During the period of construction Redeveloper is required to provide the URA
with construction updates, updated Evidence of Financing and quarterly MWBE reports.
Construction Completion

Request for Inspection and Certificate of Completion - Following completion of construction,
Redeveloper should request that the URA inspect the development for purposes of issuing a
Certificate of Completion.

URA Inspection — The URA inspects the completed project to confirm that it was built in a manner
consistent with the Contract for Disposition and the Final Drawings.

Final URA Board Action — Certificate of Completion — Upon satisfactory inspection, verification of
compliance with the MWBE Plan, and review of cost certifications, if applicable, the URA will issue a
Certificate of Completion and return the Redeveloper’s GFD.
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The following section provides details on funding programs that are accessible through the URA and may be
available to fund a portion of this redevelopment project. These funding programs are categorized as follows:

1.

Housing Funding & Lending

The URA offers programs to support the development of affordable housing. A developer could apply for
up to:

e 560,000 per unit that is affordable to households at or below 30% AMI.

e 530,000 per unit that is affordable to households at or below 50% AMI.

e $25,000 per unit that is affordable to households at or below 60% AMI.
Business Development & Commercial Lending

The URA offers amortizing debt through its business development and commercial lending programs. A
developer could apply for a loan up to $5,000,000 at a below-market interest rate with flexible terms
depending on end-use. All loans are subject to underwriting, availability of funds, and compliance with
applicable conditions.

Facade Funding

The URA offers facade renovation loans. A developer could apply for a loan up to $30,000 at a below-
market interest rate up to a 5-year term. All loans are subject to underwriting, availability of funds, and
compliance with applicable conditions.

Tax Abatement

The City of Pittsburgh offers a variety of tax abatement incentives for commercial or residential
developers. More information about tax abatements can be founder here.


https://www.ura.org/pages/real-estate-tax-abatement-programs#:~:text=Act%2042%20Enhanced%20Residential%20is,located%20in%2028%20defined%20neighborhoods.



