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REAL PROPERTY SERVICES, INC.
PROFESSIONAL REAL ESTANE ANALYSHS, VALLATIONE COUNSELIMG

June £, 2000

Mr. Ken Keliner

Commifea on Stendards of Ocial Conduct
HT 2 — The Capital

Washinglan 0.C, 205156328

RE: Investigative Subcammites Gonfidentisl Repen
1812-1614 3™ Avenue North

Elrringhara, AL

RPE File #39-086

Dear Mr. Kellner

In acocordance with your request, we have made an appralsal of e abave-referenced properly for the purpose of
eslimating the fair market rent and the fair market value of tha subject teellity at varous dates as discussed herein. The
effectiva dates of the valuation are September 29, 1993 and April 27, 1985 The fair market rents are for the years 1952
i 1997, It Iz the weiters’ understanding that the funclien of the appralsal is lo assist with internal decisiong making
purposes related the sublect propery. The property wag valued based on the Mariet Vatua definttion reproduced in this
report. Under Standards Rule 2-2 of the Uniform Standards of Professional Appraisal Praclce of the Appraieal Slandards
Haard, this report |s classified s a Complate, Sei-Cortatnad Appraisaf Paporl,

The reader's atlentan is directed to the genera) Assumptions and Limiling Conditions conlained within the attached repart.
I addition, the special Agsumptions and Limiting Condifions are detailed as follows:

1. A current survey of the subject was not provided to the wiitsrs. The size sstimates for the sfla and Lulding
have bean based on caloutations fram kax maps and resords. B a survey Indlcates a significant different S
ectimates han mndicated within this report, the value concluglons found herein may need be changest
accordingly.

2 ps clated In e Assumplons and Limiting Conddion o this ansiysis, the writers are not exparts ity
emdenmentzl hazards. WO enveonmentat studies wers provided 1o the wiiters for the subject parcel,
tharafors the sites were valued "as # envirenmentally clean.” The writses are awarg thal the subject faclity
has peen @ paint manufacturing operation for many years and Ihai the site posstle may be contaminated.
Heweiver. no environmental studies were provided b the writers for the subject parcel, therefore the Sitea were
valuad “as if envrenmentally clean” The readers’ aftention Is directed o general Assurmplions and
Limiting CondHions 13-15 which ralate to environmental hazards.

uk
% The writers were requasted to value only e real esiate. Mo equipment has been meiudad In this anakysis o
finzl Indwated value,

_'*— Reaf Property Services, inc.



Fage 2

This appraisal was developed as a “complele” appraisal In accomdance with Standardz Role 1 ¢f Ihe Uniform
Standards af Professional Appraleal Practice ((ISPAF). This appraisal ts balng repoited a5 a “seif-sontalned” repart in
aooardanca with Slandard Rute 2.2(a) of USPAP. This assignment was made subject to requlations of the Siate of
Alabama Real Estate Appealsars Board, The undersigned state certilied appealsers have met the requiremenls of he
beard that allow this report to be regarded as a “certlfied appraizal.”

This appraisal has bean prepared by Real Property Services, ine. fof our client, Mr. Ken Kellnar, Committes on
Standards of Oictal Conduct. it is sur understanding that the purpose of the appraisal |s to establish the value of the
property for internal decision making ratated to the properly. This appraisal may nal be used or relied upon by anyone
other than the cllant without the express written consant of Real Property Servicas, lac.

We Irust you will find the aitached appraisal repod satisfactony, howewar, if any further assislance is needed, please
aotify ug accardingly.

Vearny truly yours,
REAL PROPERTY SERVICES, INC.

n Skinner, Iii, MA[, CRE

Baena Cefifled Genarl Red Promty Apgraser ME00070
JREITIS)s

‘*_Real Froperty Services, Inc.
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SUMMARY OF FACTS AND CONCLUSIONS

PROPERTY ICENTIFICATION: American Trust Bullding
1612-1614 3 Averue Morth
Bimninaham, AL
RPS File #959-066

CLIEMT: M. Hen Kelliner

Committee of Standards of Oficial Conduct
HT 2 — The Capital
Washington D.G, 20515-6326

LAND SIZE: 7. 000+/-Squars Feat

GROSS BUILDING AREA: 14,000+ Souare Feat GBEA
7,000+ Seuare Feet Finished Area all of which
is on tha Ground or First Floor
7 000+ Squars Feet Unfinished on Second Floor.

ESTIMATED MARKET VALLE: September 29, 1993 = $150,000
April 27, 1996 = $150,000

ESTIMETD FAIR MARKET RENT: 1042 — 4997 = §1.70/5F
Uit 1612 - 120 x 3,500 = $4,200 ($350/Month}
Unit 1613 - $4.00 x 3,500 = 344,000 (§1,167/Manth)
Upstairs - $0.40x 7,000 = $2,800 {H233/Manth)

#21,000
DATE OF VALUATION: September 249, 18953
Aprit 27, 1995
DATE OF REPORT: June 8, 2000
APPRAISER: T. Julian Skinner, I, MA], CRE

Alama Cenied Genacd Foal Piopesty Appraistr ME00HET

_)]('Reaj' Property Services, Inc.



ASSUMPTIONS AND EIMITING CONDITIONS

1,

2.

10.

1

12
18

14

Thiz gppraisal camers the property a3 deacrited in this report, apd e aress and dunenzlkens == ahown henein are assumed bo b canad,

The appraizers have made 1o sUrdey of tha property and sssuma 00 raspansiility in cotmecdion with Sech matters.  Any shetoh oo
identifred sunvey of the propery ncluded in TR report B anly for tha purpese of assishing She reade’ b visuaiae tha propetyy.

Rezponsiibe oanership and compatant managemend are assunced,
Mo responsibdity i asglamed Tor metars involving legal o tithe consideraliong.

THe idamatlon Manlfied in this coped as being fumiched by cthars i baliaved to be rofbke, but po respongdilly for 2 2coUrscy &
B55UrMed,

Tha contract fev dppragal, consultation or analytical sendics is fulfilked and Ehe tofal fee peyeble upon completion of the repod. The
appralers am nol required 10 engage In poet mppraisal conauttation, giad teslimeny of alendance In court by resson of this eppresal
unkss arrangemeant has previously been made terefore for =0 addilional fea.

The allocadice of ol vale to lend of to buldings, &% shown in this repot, & avaldated & used saparately in conjumclion with ary olber
apprakaal.

Disckgune of She camtands of this sprasal report B qovemed by the by-laws and regulatiaons of Ihe Agprasal Infitule

The stached plaks and other axhibits are provided to ok B reader undersiand the writar's conclugions.  Any plabs o deiwings are
genarally appréwmations and taken from sources deemed to b reliabike. Howener, Wi f8 rot QUETanteed.

The w@lerg hava made no study 35 to e couditiens and sirengthe of tha eoil and are in Ao way cerifying tht the salls ane sulatts for a
cartain hype of developmant without & comglele enginesfing sludy being pemided.  The writers make: pe Salemen or cenifisation a= to
the suilabilly of the sutject propeny for consbrattion oF amy duiklings oF Jevelspment aof tha proparty wilh regaed 1o Subsufact fandilmns
Irtcfudng the presimes oc gheence of sinkhobzs, ming actiilies, wels, o buried tanks, and other objects Dchiding paientialy hazandowrs

" gaces auch as raden. The chent ks urged ta ratain an axpert in ths fiekd § desired.

The spprased Nas nzpacied as far & posshke by cheeovation the land end the improvements therm, hiwever, 1 was not peaslbie bo
petsonglly obeena condiions beneath the soil of Kidden structural of cdher components. W hawe ned crifisally Inspected arachsanket
compotents within the improvamants and no reprsenibions are made hereln 55 to hese mattars ankess Spocticaly sisfed and
concidered in the repod. The value satimate conzidars thera beng nd such condlions that woulkd ceuse B foas of value. The bard or the
gail of the arca being apprazed appeera finm, howevar, subsidence in ibe area B onknewne The apprezers do nok warrant against this
ot len ar eccurrencs of protiems arlelng from 2oil corditions.

TEe Tiaility of the sppraizers, Ao Preperdy Sendges, e, and emgployesd is §mited 1o tha fee cofiectid for the work done. There & no
pooourtataiy, sblkjaton, ar liebiky to any third party, '

Tha lae for this appragal ar study is for the services rendesed ord i Foe e B spend an the phyaical report.
Aoceptanee of, andfor use of, (his appragal repart conzlliubes acceptanea of & of the 3ssumphaRs and imiting soodilonz.

The witars have not congidered the impact of any esvironenental Bludies thet waukd fmit the wse of Ihe subjed progery.  |§ any
arvircamentdl shedies affect tha wilzation of the subjod properly, the value shaul be emended accodingly, 1L & 1he readers
reagansibiity tn seirtdin any [Imitatans by erdronmental studies that may be condiscted i the fuure.

Unkss ciherwlae sleted in this ropod, ke exilence of hazerdous substances, ncludiong wiihout lkniatlon ssbeatos, polychiommated
tipheny, pelroleum leakaga, of agricuforal chemicals, which may o may not be present on the propety, of othier erircnmental
conditions, wre nol caled to the attenfion of nor did the JpprRiser begpne sware af such during fthe Jppamers Bsgection. The
appraicer has no knewkdge of the exislanca of such matcrials on o it lhe property unless ohenwise stated,  The appraisen, howeer, ks
et qualtied t3 test such substances of condiflons. | the prasence of such subst@mces, such B3 asbesios, urcs formakdthyde Fesarm
insulabign, of other hazesdows subslances of emviroomental condiions, may affect the vale of the propedty, tha vales estmabed i
prediated on the Azaumption ther there & na swch gonditien o o in tha propedy or m such presdmity fhereto dhef it woukd casse a lkss in
yalre, Mo responailiny i asaumed for any such ooodifiong, nor for any expefisa o anginsiritg krmwdedas required to discower tem.

The cliant is urged bo retaln an expart in this field, ¥ desimed,

I Real Properly Services, Inc,



ASSUMPTIONS AND LIMITING CONDITIONS {eontintiad) 3

15.

13

17,

14

14,

20.

24,

22

It shoukd be unediersiood that

{8 The appraleer ia not anexpert in the liedd of harardous materiatt;

it} The appraal wes preperad for purposes 38 stefed In tha epprafzal and docs nel coastiule an expen ingpection o the
proparty;

=] e onhy way b be sertaln aa te the condition of he propeny with respect ta "arvironmertal hageeds” is Lo have n
an expett in the ficd msped the pooperhy

ot The appraiasl shookd ret be aed npon 82 Lo whether or nol emiteamenal hizardes scually exiat on tha property.

The valuets) estimed heren F heeed on e assxnption [nat no such *Eavironmental hagasis™ are assnclated with the suhject propery.

I an evirermenda? audd & perdommed oo he aubject property Mtes 1he effective deie of the appragal asd a negative endronmandsl sudit
i b rasutt, Thic firm reserees e sght to review and ravise this appragal repod and the value canclusions. Addilional charges bazed an
this e hen pravating hourly coles will be made for auch sanices,

Thie finn assumcs: Ao rexpeneibiity for hidden or unapparent conditlons. of thi: property, SUbSH o structines, of tha comection of any
defects naw exsting 4 Thal may develop n the fulure,  Equipenenl componants arc st it qeodd werking conditions. unless
alberwize stafed in ihis regird

The appraéal & based on the premise ihid there & Tull comglisnce with Al Jppicabke federal, state, Bnd bacal envirmorrrenlal requlakons
and laws unkess othenuiee stabad in the repart; furher that 3N apgicable zaning, buldicg, 9rd uss regulations and restrictions of all fypes
have been complied with uaiess gihenwice statad in the regsart; furlher A bz azzamed that af roquited licerses, Gonsents, panmila, of odher
tegiglattoe or administatie: auihoiy, e, 2tata, fedarst andfor procale entity of organizetion have botn o can be petalred ar rarewad for
any wse s hoered in the valee eslimae,

Pocsassion of this repor of a0y copy theroaf does aol camy with it the rght of pubBCdion, nor may It be wzed for oiher than 15 Bikended
ise; the physical rego (53 remaln the property of the appeaiser for the usa of tha cherd, {he fe bewg dor the analylical services oaly,
The report mey rot ba wsed for any purpese by any persom ar Gorparakion oiher than the chent or thi: gary 1o wham i = sddeessed or
copiod wihout tha wiktten consest of an offlcer of 1he eppraisal finm (Real Propenly Services, Ine.) and thes 4niby & 05 enlancdy.

Maither afl nee oy garl of tha conbents of this repest sholdd be conveyed br the pubte ihrugh adveriang, public reflions efferts, maws,
ptag ar olhor friedia wihout the woitlen consenb and Xproval of an officer of Reald Propecly Serdces, Inc., nor may any rafererce b
rieade Inauch a public comaumicaflon 1o the Appreize] Institbe o the SRA, SRPA, or MAl desrnidiong.

The appealcer may not divulges the materla "evalration™ conterls of the regenl, anakytical findings or corclusitas, o give & copy of the
reptad (o anygne olber than 1he client of &5 dexkgnabed or epecified in wriling eecept a5 reay ba raquirad by the Apprasal Indiule 2 Ihey
may request in goatkeanes (o elhics enforatimen] o Iy oot of lew or body with the poner of subpoene

Yhis appraisal & b be wsed only in iz eatinety and no port i 1o be uaad without the whoke regar. Al conciusianz and opmions
eoncemang e analysis dre sot fah i ta repon ware propaned by Ihe appraloers whosa signatures spped on the anpralaal report
uriess indicabes &2 raview appriiser. Mo chanpe of any e in the répen shal be miede by anyone wher than (e aparaser andfoy
afffeer of the fimn. The sppraser and tirm shal iave ne respansibity o ary unagthinized chamgs i mads.

This appramal was ¢otalned from Real Properly Scrvices, Inc. of relsted comgpanics andir its Inddalusls or releled indepersdend
eontractors and ctasils of “trade sacrets and comperesl of fnancial informekion™ which & privikeged and confidanial and exmmpied
freim dlackea e under 5 USE S52(004).  Motify the apprapass sigaang the repert ar an offiver «f Real Propeny Sendces, me. of any
et o repeoduce this Zypraskal & whole of Inpart.

The aulhtalic sopkes of this raport am sorey @ ink. Aty copy that docs not have an crginal signature & unauthorized ard may have
boen ehered. Furtlenmgnme, tis report inclades a oover kdler which s inftegralto . Wilhaw! this cover Ftter, this rapor s incompkds and
cannct be refied upon.

The Ameticans with Disabifties Aot (DA Bocarne effeative Jamuary 25, 1932, | (wia) ham not made 2 spesifie conplancs suney and
anatysis of this property to datammiee whelhes of oo it & In conformity will (e wars deteted raquirements <f the ADA. U ks posathle
that a complianse survey of the proparty togeshes with 3 detsied analysis of the requieinents of the ADA cauld reveal that the: prepeny s
not i complianoe with e of mone of tha requirements of the Aot a0, (s fact oudld fave 3 negaths effect upan b wilise of The
proparty.  Sooe [ (wied have oo direct evidence relating {0 Ghis ts2oe, | (wa) oid rot congider possdie no-cxnpiance wih the
requeients of ADA in esbtmalticng the vaile of the property.

E h Real Praperfir Sarvices. Inc.



SPECIAL ASSLUMPTHONS AND LIMTTING CONDITIONS

1. A cument survey of the subject was not provided to the wiiters, The size estimates for the site and
building have been based on calculations from tax maps and records and measurements made
upon the physical inspection of the site. If a supvey indicates a significant different size estimates
than indicated within this report, tha value conclusions found hersin may need be changed
accordingly.

2. A stated in the Assumptions and Limiting Condition in this analysls, the writers are not experts [n
environmental hazards. No enwvironmental sfudies were provided to the wiiters for the subject
parcel, therafore the sites were valued "as if environmentzly clean.” The wiiters ane aware that the
subject facility has bean a paimt manufacturing eperation for many years and that the site possible
may be contaminated. However, no environmental studles ware provided to the writers for tha
suhject parcel, theyefore fhe sites were valued “as i environmentally clean.” The readers’
“attantlon i directzd to general Assumptions and Limiting Conditians 13-15 which relate to
emvironmental hazards.

2. The writers were raguested ta value only the real estate. Mo eguipment has been included in this
analysis or final indlcated value.

%Real Froperiy Services, Inc.



APPRAISERS’ CERTIFICATION ANL:
RESTRICTION UPDN DISCLOSURE AND USE OF THIS REPDRT

mmmmmmﬁymammhﬁmmwmmﬂ

1,

10.

11

12

3.

The atelermaets of g comtsined in tis appmisat repor, upsn vAlch e anetyels, opinfans and conckbions oqressed horeln & based, e e
are comact

The reped andd analyses, opininns, and concliions ant lirded ooty by the reported assumptions ard Eaiiling collkions, 20d & our parsonal,
unbizsed prolessioal anaimes, DpinensS, srad sonckishons.

Tha wwderakyred have g present of procpeciivg imertsL in the praperty that k. the subjact of this mpod, 2 we e fhy perzonal Inbenest of bias
with reapect 1 the parlies nwoived,

Qi compemgtion |5 ol coodingent Lpon the rapoting o a predelerrnined vale of diraction in vahe thal ot I i of the cliend, Hhe smoumt
of 1he welue astimeate, The Sftaravent of o sOpukaied resylt, o e ocowmenss of B subsequent cwisth, Tha appesil Bz ignmant was pol based on
2 requesied minimlen valiahon, 3 spacific wision, of the sperovel of 3 lan.

Cur anshvaes, ohicrs, @l conckialons woe tirasiopad, and this sepot hes besn prepand, in conlamity with e requiremenss o Linifum
Sapndems of Brofescanal ApgHaisel PRrtice.

W oot that, bt bes o ur Saowiecpa 5 betief, the rorod Analyzoes, opirions. Bnd conclusions. wese: déssopad, and this repor has been
prepanad, i confeernity with 1ha requinemyils of tha Code of Profasaional Ethics and the Slandards of Profeazionsl Sppraisd Prastice of the
Aoyl [mgliubo.

w:a-nerﬂl'ymatI:hen.meHuﬂarq:-mis5uh}e:s:tw:mwmmﬁhﬁmﬁsﬂlmmmeﬂaﬁrgmmmbytﬁmum
rap el =2

| have rade 2 persond irgpection of 1he propaty that i 1he subject of tis report.

..Ium:mMﬂnﬂ%%ﬂﬂmﬁﬂﬁﬁmﬁﬁpﬁﬂﬁ#@ﬂ]ﬂﬂmﬁ.ﬂﬂ%ﬁmﬁﬂﬁm
Appeziaer FTO00T) provided a significant professiondl dusistance bo the perBons Sigring tis ciped. Thde e OF persondl, unbiekid,
peofessional analybes and ozinlon,

Prasession of this mypet o sny copy thamol doos rol Sy wilh il e right of pubbeation, nor ey i be w2ed for ol than ke iended st e
physica pepa (33 remaln the propety of tha appeaiaer for the use of tha cient, the foe being for the anehtical serkcas oy, T el imay no
bix e Bor sy pHEFPoSE by Ay peson of coporaton otfer than this chend, of tha party b whom L is addnested of Gopied wilhout the writhar:
eonsard of =n cificer of e appraieal fimn (Real Property Sindoss, In.) and dbe only in it ertirety, Meiber S nor any pait of tha conbats of tis
ragoct shoukl Be cormeved b3 the bl theegugh advertialing, public ralations ffoc, ress, Lol o other mecia withoul the widien sorserd and
spgnirad of an otficer of Real Piopety Berdess, N, nor may 2y rofora be made i such @ public communicaion be IRe-Aparateal inathits o
ihe SR, SRPA, or Wl dision ations.

This ascinment wes made subiesd 1o roguistions of the Stae of Aldcima Real Extdle Appreisers B, The undersfqned atale cotified
appeckaer. haws mes thi: requirenents. of tha toard thait Aflow tiz ceport to be regerdad 25 A "otriified dppessar.

The: Assurpbions =nd Limidng Coadifions, I thelr entinaty, 2na made: 3 pext of 1h55 fepet.
Tive appraisees hene performed wikthin 1he taabed of e compalency provsions of the Linilsmn Standands of Professional Apprsal Practce.
I. T. Julan Skinncs, [, have onpleled tha requiramants of the conlirming educaon projram of the Apprass

Do H Hoal ;:m Appramar SO

i Real Property Services, inc.



PROFESSICNAL QUALIFICATIONS

T. JUL1AN SKINNER, NI, MAlL, SRA, CRE

Real Estate Appraizer-Consuttant
Alabama Contiffed Genoral Roal Property Appraleer SGOMTE

EDLCATION

University of Alabama, BS Degree, School of Commerce and Bosingss Administratlon - 1984, Varnous appraizal
courses and serinars on the Appralsal of Real Estale, Leases, Urban Propeties, Conderanation, Capilalzation, Real
Estate Invesiment Analysis, Appraisal of Atandoned Mine Lands, Federal Ingomne Tax and Real Estate, Condominiumn
Coreeeslon, Unlformn Standands of Professional Practice, and alhers.

FROFESSIONAL DESIGHATIONS

MAL  Member, Appraisal Instiluta - Appraisal Institute, Certificale #5747
SRPA Senior Real Property Sppralser - Appraisal Instituls

SRA  Senior Residential Appralser - Appraisal Institute

CRE Counselor of Real Estate - American Sociely of Real Estate Counselors

CONTINUING EDUCATION CURRENT
The Appraisal Instiluta conducls a mandalory program of continuing aeducatlon for its designated membars. MAlS

meeling the minimum standards of this program are swarded periodle aducational cerfication. 1 have completed the
reguirements af the cantinulng educalion under this pragram.

EXFERIENCE

Experience in sppraislng commergial, industrial, special purpese, resideniial, acreage and other propartios.  Clients
fnclade:

Federal Acsal Dlzposition Assogiaticn Industrizl Plant Qwners

Banks and Savings & Loan Asgaciatlons Attomey & Accoontanls
[ngarance Cormpanies Mortgage Campanies

Various Corperations Transfer Companies

Alabama Power Company wartious indlviduals

WYetarans Administration Alabarma Highway Department
Yarlous Municipaslities Jaflarzon Counky

LS. Small Busingss Admlnistralion .5, Office of Surface Mining
Melropolitan Life Insurance Resolution Trust Comporation
ORGANIZATIONS

Appraizal nstitute

Society of Real Estale Counselors

Alabama Association of Reaitors

Birmingham Assqcialion of Reallors

Matlonal Assacistion of Realtors

Mortgage Bankers Associalicn of Alabama

Licensed Real Estate Broker - State of Alabama
Cualified Expart Winess, Circuit Courts of Alabaima

_*_Eea.f Proparty Services, nc.



PURPLOSE AND DEFINITION OF VALUE

The purpose of this appraisat Is o estimaba the fair siarket value and the fair market rent of the subject
praperty as of the dates indicated in this appraisal,

it is the writers' understanding that the function of the appraizal is 1o assist with [ntemal decislon making

purposes retated o the subject property. The definition of market value under which the sublact proparty was
appraised is from federa] regulations and i3 as follows:

"The most probable price which a erapedy should bring in 3 competitive and open market under
afl conditions requisie to fair sale, the buyer and saller, each acting prudently, knowledgeably,
and assuming the prce s not affacted by undue stimules. implicit in this defintion is the
ronsummation ¢f a sale as of a spegified date and fthe passing of ke from zelter to buyer
under corsditions wheretyy,

(Al Buyer and seller are typically motivated,

{B) Both pafios are well informed or well advised, and sach acting In what he
considers his own best interest;

{C)  Armasonable time is altlowed for exposurs in the open market;

{9 Payment iz made in cash in U, S. dollars or In ferms of financial amangernents
comparable thereto; ard

{E} The price reprasents the normal consideration for the proparty sold unaffected
by spadial or creative finanging ¢r sales concessions granted by armpone
assochated with tha sals "
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FROFPERTY RIGHTS APPRAISED

The propesty dghls appraised are the fee simple and leased fee inberests in the real propery as though
ubencumbered, Thiz interest exgludes any interest in mineral fghls which might exist this bas not bean considersd
in this analysis, as it is considered beyond the soope of this aselgnment, The property Aghts appralsed are subjedt
to tha cxdsting leases, which cumently encumber e propestiec,

The fee simpls intenest is defined on page 140 of The Diclionary of Raaf Esfafe Appraisal, Thid Edition by he
Appraisal Insditite a8 “absohite cwnership unencumbered by any othey inlevest or eslale, subject only bo the
Imitations imposed by the govermmiental powers of taation, eminent domaln, police pewer, and escheat” The
value of the property has been estimated subject to the exdsting leases, which cumently epcurnber i, Dua to the
sndstance of these leases, it 15 als0 appropriate 1o conslder the l=ased fea sstate. Tha leasad fea astate is dafined
on page 204 of the same dicionary as "an ownership intersst hekd by a landiord with tha nghts of usa and
occupancy conveyed by leass 10 others,  The rights of the lessor {the leased fee owner} and the leased fee ame
specified by cormract barms contained withity (ha keaze ™

When he tenns of a leasae are equivalent to those which could be obtained in the open market, the leased fee ard
fes simple estate are generally considerad to be equivalent i the terms are mone favamble {0 the tenant than the
rarket worlkd indicata, than a situation arises inwhich the keasshold irtersst in the property has some positive value.
In cases whera the fandiord can exact more favorable temmns than wolld otharwdes be avaltable it the market, the
leased fea estate may have z higher value than the fee simple astate, provided (hesae superior boms can ba
enforced.
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SOLUTH CENTRAL REGION
Locatior: The Metropolitan Birmingham area iz deflned primarily by the Birmingham MSA (Matropoitan
Statisfical Area), which consists of four counties - Jeffarson, St Clair, Blourd, and Shelby. Up until the 1890
Census, Walker County was alzo included, but was dropped because of changing patterns in commuting.
However, there is some indication that & may be re-included in the MS3A By the year 2000, and it is considerad
ko be a part of Metropolitan Birmingham, or the Bimingham Region. The City of Birningham is the largest ity
it the area and the stale and an analysts of the subjects environment should begin with the City of
Birmingham and the survey area it general. The Bimiingham area is siluated in the north central portion of
Algbama, and 5 bound an the north by areas surmounding Huntswille, on the east by the Anniston-Gad=den
arga, on the solth by the Central Alabama and Montgomery area, and on the west by the Tuscaloosa area, all
of which ara conslderad 1o be distingt areas influenced Ly vandng factors.

As shaown in the map above, the Bimingham area enjoys central posiioning in the South Central Region of the
United States, and iz also faily cenkally located within Alabama  This geographic pesilion hag played an impofant
rode in the devetopment of the area, and it is anticipated that this will likely continue in the fobers.
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NORTH CENTRAL ALABAMA

FPhysfeal Characferistics
Birminghact is centrally located in Jeffarsen County, and is in the southwesterly portion of the metropalitan
area, The Bimingham MSA contalns 3,221 squara miles of fand area {4,034 square miles if Walker County is
included). The City of Birmingham itzelf contains 151 square miles of land area, having grown draratically
through a series of annexafions in the early to mid-T380°s, primarily involving commerclal or undevaloped
properies  in south Jeffarson and north  Shelby
Counties. m addiion to Birmingham, thers are
approximately 31 satellite municipalities in Jefferson
County, and 32 additiona! incorporated areas In Blount,
3t Clair, and Shelby Counties. Whlle tha arca is the
largest urban anza in the state, the bulk of iha tand
within it |5 largely undevelopsd, as shown in the chart at
the rght. Only about 15% of tha land area is heavily
devaloped, with a similar amount actively farmed, while
tha bulk of the fand area consists of forestland. Much
of Blount and St Clalr Counfies, south Shelby County,
and west Jeffarson County tend to be rursl in character, [T Farm ™ Forest MUrban |

Birmingham is lacated near the soulherm terminus of tha DISTRIBUTION OF LAND USES
Appdlachian Mountains, which creates a great diversity in topography, vanying from nearly level {0 very steep.
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This topography has played a role in the devalopmert of the ana as well as influancing land uklity and values.

On average, tha area lies at about S20 feet above sea level, with elavations varying from about 583 o 1,200
fecet. The area is situated in & geolodic zong known as |ha ™alley and Fift” district, which is generally an
accurate description of the prevalling fopography in the area. The thin fdges of several mountalns run throwab
the area, ganerally in & northeast-southwest rranner, with the ridges paralieling ¢ne andthar, and broad, rolling
valleys in betwsen, OF particufar note are Red Mourtain, Shades Mountain, Fand Mountain, and Dak
Mpuntain, which have playsd a major role in the history of the ragloh, and have baen a major influence on the
patterns of developmant. These prominent ridgelines divide the area into several watersheds, with the northerly
parfion Iying in the Warrior River watershed, the eastem portion drained by the Coosa River, and the southerly
portion by the Cahaba. The Coosa has been damimed i numerous locations, existing now as a seres of
interconnected reservoics.  The Warddor basin zerves a5 an inland waterway, draining to the Tombighas in
western Alaharna, and then to the Gulf. The Cahaba s largely free-flowing, and serves as the primaky seurse
of drinking water for much of the region,

The area is noted for its mineral wealth, which was the source of its intial develepment In the lake 1800°s. Iron
are, coal, and limestone ake all prevalent in many portions of the area! 3l of the Basle Ingredients raguirad for
iran production, the reglen's first major industry. In addition, olf and gas resenvas have been found In some
argas, patticularly in the coal fields of the Black Warmior River basin lying in Walker and west Jeffersan
Counties. Histesically, mining (strip, shait, and long-wall) has played an important role in the economy of the
area. As aresylt, thara are a number of old mining shafts, whichk, along with natural undermground streams and
imestonz slkholes, have caused some problems and must be addreszed before heavy cohstruction is
considered for 2 site.  Soils in the area are predominantly loam clay formed in 3 sandstone and shale
reclduumn. This scil is appreprlate for most fypas of conslruction with little beaming prablems. Whila much of
the lemain = rolling, it is suppeortive of some agricultural uses, with active farming ohgolrg in all countias
{Blount County is the most activa agriculturally and has the bulk of the area's cultivated land). Much of the
area sumounding Elrmlnaham itsef consisis of timbedand, with large tragtes of forested slopes tocated
throug hout the area,

The climatz In tha area is faily typical for the sawtheastern United States. Average temperature for the year is

.about 62 F, allhough average temperaiures throwgh the year generally range from the low-30's to the low-
Yz, with a record Iow of BE and high of 106@&. Days with high temperatures above S0E, or lows below J2B
are ahout equal, with 52 and 53 reported, respactively. Average rainfzll for the year is about 527, with the early
spring experiencing the mest.  Snowfall is generally infrequant, but averages about 2,17 Given the general
lack of snowfall, area governments arz not fully equipped o handle winter weather situafions, and road
clogings and power otfages are not unheard of in the winter. However these generally cause fe2s than a
waek of slow downs of loss of business in 2 year, As with much of the Sunbelt, though, the ralatively miid
clirvate in the area is attractive, and generally resulls In [ower energy costs and less workdays ost than for
many businesses in other areas of the nation,

Access and Transporiation
Access to Whe region is considered to be excellent, wilh an extensive network of highways and railways, an
intemational airport and several comimter aliperts, and barge access by way of the Ten-Tom waterway o the
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Gl of Mexico and the ¢entral United States.  The metropolitan Bimingham area Is served by four interstate
highways {20, H&8, H65, and 1-458}, six principal federal highways (US 11, US 31, US 231, US 411, LIS 230,
and US 78 and numerous state highways.  In addition, the long-anticipsted “Cotridor X" an as yet
undesignated federal restricted access highway between Blrmingham and Memphis is finally approaching
Birmingham, wlth construction ongoing in adjacent Walker County, Completion of this route, which is o fie
inta H65 just north of Binningham, will significantly enhanca the araa’s access to this important regional cily.
Thers has been extensive planning related 1o the development of the northerty extension of -458 to complete
a belbway around the city, but the aciual development of such a highway is nat likely in the near future.,
Exisling interstates through Blmingham have been enhanced in the past several years, primarily in terms of
safety with the additlon of pretective bamiars through most mediars.  The only other mgjor highway project
ongoing in the ares is the r:unlinued widening of U.S. 280 within the -459 perimeater,
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METROPOH ITAN BIRMINGHAM
The following chart lists highway mileane’s frem Birmingham to seversl regional Citres,
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| Atlanta, GA | Mobile, Al | Jackson, WS | Nasheille, TN | Memphis, TR | Momtgomery, AL
" Distance | 142 EZT 241 | 185 l 247 | B0

Almest since its founding at twe railrpad croessings in the fate 1800°s, Bimingham has setved as g key
ransportation hub in the Southeastern Unlted States. This remainz the case today, with lhe excellent
Fansportation infrastructure currently in place sarving as an importart local benafit. While this Infrastructune
has expanded beyond rail, Birmingham remaing among the best served ¢fties it the South by railways, There
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are cumently four interstate reilways senving Birmingham (CSX. Burlington Merthem, Norfolk Southern, and
Amtraldy, two of these have intenmaodal cargo facilfies. Fail senvice is alse avallable to most municipalities
throughout the arsa.  Mush frelght today is camied “over-the-road,” and there are over 100 truck bransit
companies operating [n the Bimingham arsa from dozens of tarminal faciities. Vvhile Birmingham lies some
250 miles nofh of the Gulf, water-based transpordatien of freight is also available. Barge service is provided
by seven lines, operating primarily out of Peort Blimingham on the Warrior River in northwest Jefferson County,
These lines cany ganersl commaedities throughout much of mid-America on 16,000 miles of inland waterways,
and te the world by way of the Fort of Mobila. These barges camy primaily bulk resources to and from the
surraunding area (coal, oil, iime, gie}, or precassed goods such as stea] and iren products.

Birmingham is the site of Alabama's prncipal airport, recently redesignated from a ragional airport to an
internationa! airport, complete with s own LS Customs office.  The facility has been expanded and
anhanced considerably in the past ten years, with work substantially completa on a $123 million renovation
project which included redevelopment of the passenger terminal, expansion of the runways, expansion of the
parking facilities, and Increased cargo capacity. In addifion, the fedaral govemment is to begin construction of
a new FAA tower at the facility which will double the helght of the existing tower fo 200+ feet. Thesa
improvements have had a major impact on the utlity and convenience of the facility. The airpot sefves as a
major mireraft malntenance destination with the presence of Pemco Aeroplex. a large international contract
maintenanca firm located on an adjacent slte. Cumantly, eight major commercial carfiers serve tha area, with
glx reglonal camiers. These combing to offer non-stop and connecling service to over 70 cltles with 160 daily
flights. Almost 50.000 ftons of cargo were handied through the facllity In 1385, with ower 2.5 million
passengers served in the same paricd.  These both represent substantilal Increases, attributable at least i
part to the much improved facilities at the airport.  There hag bean discussion in the past few years of the
possible development of a new aiport for noth Alabama, While a site norfheast of the area has been
mentioned as e primary choice for such a facillty, politics, financing, and the extensive planning and
tevelopinent taquired for such a facility wauld indicate that  would not be on line anytime in the foresesable
fulure to sarva a3z competition for the existing airport.

+ Real Property Services, Inc.



AREA AMALYSIS [contlnued) 14

Demographics
According to figures from the U3, Censuz Bureay, population trends in Birmingham hava been:

Year Eimping ham % Change MEA % Change
1960 240,687 + 5% TI7, 043 + 11.3%
970 360,510 -12% T57 BAT + 56%
1580 256,068 - 5% 815 288 + TE%
1580 285,958 -1 840,140 + 3%

As naled in the population charl, the City of Birpingham has expenancad a decline in population since the
{980's, This trend has been wilnessed In the ceniral city areas of cther large ¢ities and is due to a
eombination of factors. Locally, thiz culmigralion was orginally caused by factors such as air pollufion and
refatively low land cosfzs in nearhy suburban argas. The poliulion problers have been deslt with rather
effectively, and as suburban sprawl has continued, the conveniently located suburban property has greatty
increazed in price.  With these conditions improving the desirability of the central cily, a trend toward
rencvation of homes in the southem portions of the city has been evident. In short, it appears that the trehd
toward decentralization will cantinue, but at 2 siower pace than evident over the past 30 years.  This shift in
population  growth  from JeRerson

County 13 the surrstinding countles in
. 70 Ihe MSA iz illugtrated in tha chart at
u . E1470
= GO0 . tha lef. As shown, the overall
S A0 .19‘3“ population in the MSA has been
T
= 400 1 1990 increasing, but the bulk of fhis
= 200 W1385 | | jncremse has ooourred in suburban
2 2007 W2000 | | sheiby County, with Jafferson Counly
a 1007 — having & generally leval or slightly
Q- _ declning overall population.  The
terms of overall poputation of the 318
POPULATION GROWTH PATTERNS (Birmingham MSA} M3As classifled in the Uniled States

in 1985 according to statistics from
Demographics USA. This population reprazants over 20% of the total population in the state of Alabama. The
MSA is part of a larger, 19 courty area ¢onsldered to ba the Direct htarket Area, which had a 1832 poputation
of over 1.4 million.

In July, 1924, the population was estimated to have increased to about 872,248 in the MSA, or about a 3.9%
increase over 1990, Much ¢f this growth has been in Shelby County, posting = 19% growth rate owver this
perod, compared to Jeffarson County at only a 8% rate.  Blount and St Clair countles also posted greater
relative gains, bt Whis is in large part attibutable to their much lswer existing populatlon basaz.  Growth
prajections would place the MSA population at over 00,000 by the year 2,000, with a relatively moedest overail
3.3% growth rate, but almost a 20% rate projectad for Shefby County. The faztest growing cifies in the MSA
hetween 1880 and 1992 (with a base population aver 10,0009 are in seuthem Jefferson and northem Shelby
County, Blount znd 5t Clair Counties have no cemmunities with this siza base poputation. Leading the list in
terme of growth are Alabaster and Pelham In Shelby County, Hoovar (which lies parally in Shelby and
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Jefferson), and Vestavia Hills in Jefferson,  Unincorperated Shelby County has also expenienced sirong
growth. While not et having over 10,000 resldents, [rondale and Trussville in eastem Jefferson County have
alsn expetienced strong growth. According to the Wall Streef Jourmal in a recent article, Shelly County |s the
sixh Fastest growing, wealthiest, and most educated county [h the country.

In 1895, there were an estimated 877,500 residents of the MSA according to Demogrephics US5A. Thess
regldents formed 334,200 households, for an sverage household slze of 263 persons.  This househeld size is
projected to decling slightly in the next five years. It is already balow tiva national and state averages reported
at ahout 2.71 and 2.87, respectively.

The populstion of Birmingham s redatively young
compared to many other Sunbelt areas, with ower 8% of
the residents under 45, The chart at the right illustrates
fhe apge composition of the population in the MSA. As
shown, thare is a greater proportion of schnol aged LI
ahildran than seniors, and it is anticipated that this trend s - 17
wlll continue as the proportion of children that are W5 - 44
youngar than school age is quite high. The bulk of the W45 - 54
population is in the younger adult sector, with a lower LI65+
proporion of middle-aged residents that would be in their
highest ingome producing vears.

AGE DHSTRIGLTION

imsome, measured by various slatistics, is generally lower in the Birmingham MSA than in the U3, as a whole,
bt higher than the state of Alabama as a whole. In 1380, the per capita personal ingome for the M2A was
about $17,500, which iz only 84% of the U.S. average, but 117% of the Alabama average. .Jefferson County
posted the highest income in this category at 100% of the U5, average. In terms of average housshold
income, which provides 2 more accurate pictura of potentlal buying power, Sheiby county ranked the highest in
the area with an average of almost 345,000 per year, followed by Jefferson at $35,000. According 1o
Demographics USA, the average household effective buying income, which is roughly analogous to disposabla
income was almoest 541,000 in 1984 for the MSA as 3 whele, ranging from 352,000 in Shethy County o
330,000 in Blount. A 24% increase is projected by 1999 for this figure.  Income in the area, while balow
nafional averagas [n many respects, has been Increasing over the past 40 years relalive to overall national
average increases, and is approaching the national average in many categories. The total Effeclive Buying
Income for the MSA ranks 5287 in the nation, somawhat below its population rank of 6687,  However, this
income s not proportionately spread among households, with significant pockets of wealth and poverty
geographlcally located throughout tha area. The most significant dispropartion is in househalds with very high
mcomes.  The MSA ranks 857 in total number of households, but 54" in households with $100,000 to
$150,000 per year, and 45" In households with greater than this ameunt.

Govarrment armd Services

The City of Birmingham |s governed by a mayor-council government, The surounding cities each hawe thelr
oW gevemments, as oo cach of fhe counties. Each municipality provides palice and fire protection with most
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rated from average to good. In addition, there are fifleen separate public schodl systems in the area.
Cooperation amaong these varous units of governmant is not always charsctenzed as good, and limited efforts
to coordinate soma commeon services among the govemment units bave generally not met with success,
particularty when the City of Birmingham finds ilseff at odds with the smaller, weatihier communities bo the
south. The govemments do hot operate together under any ceordinated system leading to some overall
inefficiency, but each duss generally perfonmm well in providing negessary services for its own citizens.

The Bimingham area has the services of the Birmingham Regional Flanning Commission, a locally and
federally funded commission which assists in the feng range planning for the area as well as sludying
population, employment, and other factors within the area. This commission has met with a mixed success in
itz acceptance by (he municipalities. Exch municlpality haz its own zoning conlrels, az do .Jefferson and
Shelby Courtles in their unincorporated areas. To date, ihere have been no inordinataly reskictive policies
implementsd I the arsa.

Govarnment senvices are primanily funded through sales taxes, property taxes, and occupational taxes levied
through some of the goverrment units. Each local govemmeant generally sets their own rates, so there is =
somewnat corfusing amay of property tax rates, sales tax rales, and occupational tax rates throughout the
pounty. This inconsistent tax struclure throughout the area |s frequently considered by businasses when
making location declsions in the area. The imposition of an ogcupational payroll tax by the City of Birmingham
several years ago was named as 8 factor in the relecation of many business from the ity centar to other
Incations i the area. In addifion, consumess fregrently choose where to make large Hocket purchase decisions
with consideration of the fax rates in effect at a given localion. Homebuyers consider property tax rates, but
varanses in these across the ares are generally attibutable to increased school expenditures, with higher tax
rates generally going 1o fursd better quality schools, which offsets some tax concemes.

The varicus ulilties availabla throughout the area inclede electricity, natural gas, telephons, public water,
public sewer, and cable television. Alabama Power Company provides most of the electrical power to the area
with TVA Power availaide in a few areas through municipal systerms. Tefephone service has histercally been
provided by South Central Bell {now BeliSouth}, allhough changes in the telecommunlcations industry are likely
to introduce competition for loca! senca in the future. Gable television iz provided through mast of the ares
{except for autlying areas) by & varlety of venders. Alabama Gas is the iargest provider of natural gas.  Fublic
water and sewer are available in most urban areas, with at least water available o many rural areas. These
services are provided generally elther at the municipal o county fevel. Recent lawsuits refaling to the amount
of sewar discharge inte the Cahaba River are anficipataed to require significant upgrades in county systems in
the near future. Vyhila this has not resulted in any moratarlurs on construction at this time, the possibility of
this does exist ift the future, aithough this is constdered remote at the moment. There ate some 24 licensed
radin stations, and six hroadcast television stalions (representing all major networks) in the area. [n addibion,
there are two daily newspapers and 3 number of weekly ar monthly publications.

There mre 160,000 students registered at gwer 300 public schools {in 15 separate systems) and 50 private
schoals in the area. The quality of these schools varies considerably, but includes some of the highest ranking
school systerns in the state repregented by Mountain Brook, Vestavia Hills, Hoowver, and Homewood. Several
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of the schodls in the area have been past winners as Blue Ribbon Schools for Excellence by the HLS.
Department of Educatlon. Thera are speciat purpose schools insluding e Alabama Schout of Fine Arts (one
of only three schoels of s typa in the nation), and a school offéring an Intemational Baccalauwrsate degres, In
addition to primany angd secondary education, higher educatlon Is well represented In the arsa with seven
universities and collegaes, seven community colleges, and five technlcal colleges, The center of aducation |s
the Unlversity of Alabarta at Birmingham {UAB), which is home to one of two medical schools in the state, and
|5 recognized az a premier facility in tems of healthcare provision and fraining. It offers cver 140 degree
aplions for its 16,000+ undergracuate and graduate sfudents. it employs 15,000+ pecple in ts educabional
apd medical endeavars, and has an annual budaet approaching $1 billion.

Heaflhcare has became one of Birmingham's major economic forses. There are 21 hospitals it the arez with
2 total bed capacity of over 5400, These facilibies provide all leveds of care 10 patients from thraugheut the
local amza, e reglon, and many parts of the world,  Birmingbam is home to the UAB medical complax,
fealuring & comprehensive cancer center, and the recently completsd Kirklin Cilnle {ranked third in tha nation
pehind Maye and Jobns Hopking). Bimtingham is also home of HealtbSouth, which has grown to be the
lzrgest rehakllitative healthcare firm i the nation, ancherad lagally by a sports medicing instiite which attracts
athletes frarm around the world.

Birmingham has extensive cultural and recreational outtets.  Included among these are the Bimmingham-
Jeffarson Civic Center Complex (BJCC) which racently underwent 2 $135 million renovation and expansion
and currently features 3 TO0 room hobel, 220,000 square feet of axhibilion space, a 2,000-seat concent hall, 2
1,000-seat theater and a 19, 000-5aat capacity coliseumn.  The facility it home to the Birmmgham Bulls, a mingr
league hockey franchise, and will be 2 host sits for the 1985 NCAA, regional basketball tournament  Legion
Field is lasated inwestarn Birmingham, and was racertly expanded and chanaad to a natural turf figld in time
b serve as a venue for soccer competition in Ihe Certennial Olympic Games. Legion Field has been the
historic site of the traditional Alabama-Aubuen feotkall rivalry, the Iron Bowl, and has frequently been used by
Alzbama for home games. The UAB Blarers recently moved up to division A In NCAA football, and eurently
use the facility as their home fleld, Binningham has the oldest professional basaball stadium in the counlry,
Rickwood Field, which has racently been featured in zeveral mevies, and |3 activaly being restored and
preserved, It was formerly home fo the Birningham Barons, @ minor kkague franchise which now plays at a
mederm facility in Moowar. While there has been some lalk of building a new stadiem to replace Legion Freld, i
is net anticipated that this would be undertaken without 3 maler commitmant for reqular use.  Birmingham has
bean home to sovaral start-up professional football beams in the past decade, all of which have failed,
Rounding cut spectator =parts in the ares are the annual Brune's Memonal Classic, a Senior FGA event held
at Greystona that has grown to be & favorite stop on tha tour, drawing 150,000 spectators,

The area has a3 thiving entertainmant district cenfered areund Five Polits South [h the Highlands
neighborhood of Birmingham, This area was a street-car subur at the turn of the century, and many of the
hiztoric commercial siclures have been renovated for use by numersus restzurants, bars, brewpubs, and
nightclubs. It is the primary destination for weekend revelers h the area,

A wide variety of cultural and spacial events are scheduled in the city throughout the year, headlined by ity
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Stages, a music festival held downtown each summer that has grown to draw 250,000 spectators, and over
200 performers over a thres day period. The Alabama State Fair is held at fairgrounds in Birmingham,
allhough ihere has been talk of refocating |t within the arsa in recent years. The most notable cultural and
recreational facilities [nciede the ares's 15+ museums including the Bimmingham Muzeum of Art, which is in the
Cultural District. This district has recently besn enhanced by the completion of a new Alabama School of Fing
Arts and the $20 million expansion and renovation of the Birmingham Musaum of Art, making the museum the
largest munkcipally owned museur in the South, The Clvil Rights District, festuring the Birmingham Civil
Rights Instilute is ancther recent amenity addad to the downtown area. Work has finally begun on Discovery
2000, a 550 million science-eriented museum being devaloped in & former department store dewntown.  An
adjacent store has been razed to make way for an attached Omnimax theater. The Birmingham Zoo and
separate Botanical Gardens are located at Lane Park south of the ity Plans are undenyay to raize money to
elther uparads the zoo, of relocate it in the near future. A planned “Ecoplex” that would have been located
south of 1-458 and fealure large natural habitat areas for the arimals appears to have lost favor and is not
likely to be develuped,

Participatory recreational facilities include an extensive park System lhat allows passive and actine recrealional
uses. There has been extensive development of new playing fields for community spotts, particularly in
Homwer and Vestavia Hills, which are each completing mulli-milion doflar multiple use parks with basaball,
zoftball, football and soccer fields. There are numersus golf courses (daily-fee and private) in the arsa, and
vlay |s ganerally possible year-tound.  The publle courses include a S4-hole stop al QOxmoor Valley on
Alabama's world-renowned Robart Trent Jones Goif Trail. Oak Mountain State Park lles only 20 miles south of
downtown Bimmingham, and is 2 10,000 acre mulli-uza park with golf, hiking, fishing, boating, tennis, and other
recreational cpporunities.

Emplayment and Economy

The metropalitan Birmingham area has long outgrown its industrial heritage and today has a highty diversified
economic base. The service seclor has grown in importanee, paricularly heatthcare, which aceunted for over
g% of the tolal MSA employment of ever 425,000 (in 1934}, Manufacturing does remain a vital componant in
the local econarmy, however, with durable guods incdusties (primarily metal-related) employing almost 8% of
the workforce., General servica employment aceounls Tor the highest share of the workforoa, with 5% This
ia followed closely by retail rade (1749}, and govermment (16%). The workforca is employed by over 20,000
individua! businesses {including neary half of the natlon's Forfung 500 companies which have a presence in
the area}, and unamployment in the 1890s has been consistently below both state and mational averages, with
a rate of 4.3% posted for 1984, and incomplete 1995 flgures showing a lower rabe anound 4%. The diversified
employment base allowsd Birmingham to escape sowa of the deep recesslonary pressures that affected
much of tha courtry in the ate 1280's. A list of {the 25 largest area employers illustrabes the diversity that has
heen achizved in the local economy. Eight of these are governmentrelated, six are sendce businesses (all
healthcare providers), three are retailers, three are financial instilutions, three are manufacturers, and lwo are
ukilittas. Trends i varous employment segments and industries that ara likely to have a significant Influance
in tha economy of the area are outlined In the paragraphs below.,

Marufacturing: Birrningham left ®2 rellance on ron and steet-making In the 1570z, ut these indusiées stil
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remain an important component it the manufacturing segment of the economy. LUSXK leads the local
manufacturers, having made recent significant commitments to expand operations at its Fairfield Works,
having spent $1 billion in capital [mprovarents in e last en years. ACIPCO has racantly spent owver 320
million upgrading its facilities, and is one of the leading cast ivron pipe manufacturers in the nation. A spin-off
industry from this has been the manufacture of wrought-iron fumilere, Meadowcralf, a local manufacturer is
expanding its existing plant by 350,000 square feet and adding 2 860,000 square fool distrlbulion center.
While the metals industrles remain important in the area, the higgest change in the manulfacturing picture has
begun with the devalopment of the first North Amertcan assembly plant for MercedesBenz in Wance, which
lhes only thity minutes southwest of Birmingham in Tuscaloosa. The $300 million fadility began projected
annual productian of 67,000 sport Wtility vahicles in 1997, To serve the facility, six additionat suppliers {and
likety mare in the future) have located within an hour of the plant.  The fargest to of these in Bimingham i%
Cgihara Ametica, which is construsting a $70 million bedy panel plant. The area is reported to have over g0
million square feat of free-standing industrial space, and this is about 97% occupied.  The decision by
Mercedes Lo locate near Birmingham has drawn substantial intevest fromn other intemational manufaciurars,
and it is anlicipated that epin-off manufacturers and the posilive image this location decigion craates for the
area will lead to continued growth in the manufacturing segment.

Heaftheare: One of the leading services provided in Birmirgham is healthcare. The faciltles at LAB have
given the area an imternalional raputation in providing highly speciaiized services. In additlen, the numarous
hospitals in the area provida a high level of general service to the region. The growth of HealthSoulh io
besome the [argest provider of rehabilitative healtheare In tha nation has received witespread aftention.  in
addition, there are 2 growing number of healthcara servicing firms in the area Including numerous Qrawing
national physician praciice management firms, and ene of the country's first REITs specializing in heaithears
properties. The direct and indirect economic impact of haaltheare in the local economy is profound, and is
anticipated to continue to grev in importance in the future,

Servigas: Firms in the Birmingham area employ an estimated 6,000 engineers, many engaged b design and
consliuation of process facilities. Locally based Rust Internatlenal, an industry leader in this fleld, was recently
aculred by Raytheon, and there was initial concern that this would lead o drastle changes at the company.
Howewer, inikal indications are that the company will remain an impertant employer in Birningbam.
Competitor BE&K, |5 based in Bimingham and is a world-leader in the field as well. It is also consilered (o ba
one of the leading employers i the country in terms of crealing a posliive environment for its workers,
consistently named in the top 100 ¢ompanies in the nation in this respect.  Other engineers and skilled
professionals are employed by utilitles such as Energen, BellSouth, and Seuthern Company Services, activain
the natural gas, telecommunications, and electrical service industrles, respectively. The significance of these
high-wage skiled positions in the Iocal economy is tremendous. In addition to these seryless, Bimingham is
alsy home of Southerm Progress Corporation, which is 2 publishing subsidiary of Time-VWamer, producing a
number of nationally known publications and providing a notable positive impact ¢n the local economy. It s
anticipated that the economic importance of thase companies will be oonsiderable in the fubure.  WWhils dow-
sizing at many of the larger utilites contlinues, this has frequently produced opporiunities for out-sourca
providars of servicas to the companies, and little nat loss of employment in the area,
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Finance and Jpsurance: Birmingham iz the center of finance in the state of Alsbams, and |5 growing in
importance as a tegional Anancial center.  AmZouth, SouthTrust, Regions, and Compass Bank are all
headguarterad in Birmingham where they began, and have used this base to expand operations throughout
the rest of the Southeast. While these all remain localty based, Independent insiitions, they am freguently
named near tha fop of the list of tekeover targets for larger hanks from quigida the region. A generally
conservative fiscal approach has allwed all of these Instliutions to remain profitable and attractive for
takeover. This approach alse has cortributed to the ganeral stabilly of the local economy, with the banks
resisting Urges in the 1980% bo fund massive cver-building in commercial real estate markets that plagued
many other areas for years, This Iocal restraint shown in the past is anticipated to fusl continued steacy
growth in the area, with less potential for the extrame cycles that have been experenced in commerclal real
ectate in areas with more iberal Anancial inglitutions. While the largest of Alabama's Banks have expancded
throughout the region with acguisilion, 2 number of small, local independent banks have been increasing thelr
presence, offering addifional capital options.  Bimmingham is home to Tarchmark (Liberty National) and
Protective: Life, wo 1arga insurance providers with a national presence. With its establishad healthcare baze,
there has also been growth in healtheare insurers and alternative previders that now have a regional presence.
It is anfcipated that the finance and insurancs ndustdies will continue o play an important role in
Bitmirgham's econamy.
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BIRAFNGHAM ARCA CONSTRUCTION ACTIVITY

Construction: The construction industry in Birmingham |5 active with firms busy with projedts both locally aned
throughowt the world. Several notable construction companles arg head-guartered in Bimmingham with a
signiflcant prezence in the regional, national, and [rternational construction field. These firms accept general
building contracts, or are specialized In areas such as healthcars construction and process Industrial
construction. 'n 1984, ¢onstruction employed about 22 000 peaple, or 5% of the total workferce, |t has a
greater impact on the ecenomy however, as thesa higher-wage skilled positions accounted for almest 8% of
the tokal payroll in the area. Thare are afmest 2,000 construction finms in the area, and while many are active
outside of the arga, there has been significant consbuction activity in the area in each of tha past several
years. The chart at the left ilustrates the value of building products undedaken in the area.  As shown,
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residential construcdion Increased in importance in 1990, and has grown steadily since that time, primarily
driven by fecordow interest rates which significantly enhanced the affordability of homes for a large
proporiion of the population. Non-residentizb censtructien has had 2 less steady growth than in the past.
While more racant camplete figures are not availabla, construction in the first half of 1995 was up signiflcantly
from 1554, with much of this fusled by non-residential devefopment It is considerad that this rend has
conlinged in 1956 as there have heen a large number of significant commercial prejects undertaken,

Retall and Wholesale Trade: The Bimmingham area is
the largest retall market in the state. [ts 18 county trade
rone incudes over 1.5 million residents, and retail zales Retail Sales Volume
have grown steadily sinee the last major national {sNilions)
recession ended i the garly 1%90's, as shown in the | #4000,
chart at the right. The area iz a trade center for
Alabama, with 24% of the states retail sales, but only
21% of the poputation. Large retall centers in the arsa | secon
are a major draw, parlicularly during the holiday shopping
s&EaS0L, There haz been exdensive new  retall
devetopimant cver the past several years, There are flve sar:m
encloeed shopping malls, &nd abcaat 50 retail centers with
avar 100,000 square feet each in the market, By far tha
targest retail center is the Riverchase Gallara, which was
recently expanded 0 over 1.7 million square feet of
space tu make it tha 20" targest mall in the nation. 1t is RETAIL BALES GROWTH
anchored by Macy's, Rich's, McRae's, J.C. Penney, a recently expanded Parigian, and a newly added, Saars.
It also features 200+ shops in the mall area and nemensis surreunding ratail and restaurant Facilities on
putparcels. Wildwood Center and  Bragk Highland Shopping Center infroduced the market fo the “hig-box”
concept of retailing, as did the recent arrival ¢f national chains such as Home Depot, Bames & Noble, Bad
Bath & Beyond, Campe Elestronlcs, CompliSA, and other “category Killer" merchants,  Developiment {s
ongeing =t the Summit, which will add some 450,000+ square feel of retail space to the market, prirarily “big
box™ tenarts.
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In additien 1& heing a major retall area in the state, Birmlngham is an important wheolesale area, and i3 home to
a fumber of retailers that operate stores regionally and nalionzity from their Bimmingham headgquarters,

Changes in tha retailing industry are most evident by looking at retallers based in Bimingham. Bruno's, the
largest grocary chain in the state was recently acquired by the Wall Street investment firm of KER, although #
remains bazed in Birmingharms,  Parizian, a long-standing local department store ¢haln that had been
expanding in many other areas was recenily acquired by Proffitt's, a Knoxville based chaln that had already
acquired Jackseor-hased McRae's, which had entered the Birmingham market wath its acquisilion of the local
Pizilz chain several years agoe, It is uncertain what long-lemmn changes this will bring to Pargian, which is fo
remain locally headquartared at present. Revco, a nationally praminent drugstora chain is attempling to
acquire Big B, Alabama's leading chain based in Birmingham. The petentlal impact of this hestile takeowver an
Birminghaen ks unknown at this point.  Yeilding's, a 120 year old lecal clgthing retailer recently announced that
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it will dlose s stores due to increased competitive prassure n the irdustry. While consclidation of these large
ehaing 18 continuing, several Birmingham-based retallers have found niches and are expanding regionally and
matlonatly.  Just for Feet ls expanding through the ¢ountry with is category-hiller concapl athlefic shoe
superstores, and bas been well received by Wall Street.  The former Sandwich Chef chain bazed in
Bimingham has successfully introduced it YWall Street Deli concept restavrants through the region. Alabama-
based Books-a-Millicn maintzins a strong Bimingham presence, and has been aggressively expanding its
book supersteras.  While Birmingham will remain 2n important retail market, it is apparent that focal control of
some of Its largest retailers has been lost, and it is possible that headquarters operations for these businesses
currenthy located in Birminghanm may eventually retocate.,

Achvanced Technology: Birmingham is making an effort to ncrease s advanced technology industries, and
is already home of Southem Research Institute {SRE, the largest nonprofit independent research faboratory in
the Southeast, focusing on medical, envirenmental, and materials research. UAB houses numerous research
facilties, largely in medicalrelated and bic-technology fields. The university is active in commercializing
tachnologies through its Offica for the: Advancement of Developing indusiries, an incubater which has housed
47 advanced fechnology firms, seventeen of which have graduafed to become independant businesses.
Among these is BioCryst, a publicly taded firm with several medical-related products in advanced testing. The
pregram is sonstructing a new 70,000 square foot facility in Oxmaoor known as Geneses Center. IEwill join SFI
in this mixed-use project that was ariginalty intended to attract primarlly high-tech firms.  The Cily of
Birmingham lunded construction of 2 state-ofthe-art medical products mart at the BJCC, the first of its kind in
the natlon. To date, however, it has not atiracted the volume of advanced technology finms and trade shows it
was anyisioned to house. Growth in this industry segment ks antisipated in the future, and is likely 1o have g
pogitive Empact.

Hospitality & Tourism: Whila not traditionally viewed as a tourist destination, the area is a business center
for the state, which has led to a healthy hospitality and Iodging market. In addifion, a number of speclal avents
in the area and surcounding areas oscur through the year which bring in farge aumbers of aut-of-town visitors.
Corvertions centared at BJCC have brought upwards of 40000 attendses, Tourdsm Is by all accounts A
growing Industry in the area, with the cultural amenities previeusly addressed senving as significant drews. In
addition, tha City of Fairfield, west of Birmingham, is spearheading development of an amusement pack knewn
as Visionland. Final planming of this $39 million armusement park is underway, and indications are that [t will
hegdin development shortly, The project is intended to enhance Birmingham's draw as a tourist destination.

Ancther such project is baing contempiated by B.AS.S.. and cutdoor sports organization cunently based in
Montgomery that has the area on its short it of three cilies for relocation.  The relocation would repartedly
bring not only the Readguarters for this arganization, but alzc would include development of a larga theme park
with an outdoor flavor. There has been some indicalion that if the project Iocates at a site selected east of
Birmingharn, the city would relosste the zoo to be part of the facility, Teurlsm is estimated to accourt for
25000 jobs in the area, and has an economic mpact estmated at over 5200 milion annually.  According o
the Greater Birmingham Conventlen and Visitors Bureaw, there were almost 11,000 hotel rooms in over 100
facilities it the area as of April, 1696, In addition, some B0 rooms are curantly slated to be added to this
base in 12 facilities under sonsituction in 1995, Occupancles In 1885 (as reported by Smith Travel Research)
were at tha national average of about B5%. This is up fram 1994 when they were about 3% in Birmingham
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and 65% in the nation. Awerage daily room rates increased from about 3432 to 351 in this time, which is
significantly below national averages of $64 to 557, The number of national and regional restaurant chains
wittr Iscations in Bimmingham has increased significantly in the pest sevaral years with such enlrants as Johnny
Fockels, Ralph & Kacoo's, Landry's Saeafood House, Tony Romas, Tia's, Supenior Grill, and J. Alexander's,

Most of these offer mid-range sit-down dining. Az Birmingham cortinues to grow in Importance as 3 business
carter, develops additional tourist destinations, and experience increases in affective househald bying
income, it is anticipated that the hospitality Indusiry will corfinue to increase in imporfance lsv the lgcal
ECanomy.

Agricultire & Resoorce [ndustries: \WWhite often given little regard in analyzing the overall economy of tha
Birmingham area, agriculture remains a strong componant in its economic vilallfy, having jis greatest impact In
outlying areas such as Blount and St. Clair Counties, west Jefferson County, and south Shelby County. In
addilion, Birmingham itself is home 0 a purnber of supporting and precessing industries acsocialed wih he
agricuftural products reaped from the sumounding areas. Agricultural production in the area resulted in aimost
=200 million: In cash sales in 7992, with mare than half of this from Blount County, whers it 15 the largest
economic compenent. Only about $25 million of this resulted fram crops, which indudes timbar. The bulk is
from livestock production, in particular broilers.  Fams in Blount County alone prodused over 575 million in
begilers, and over $100 million i all Mvastock. While agricuftural use of land has become an interim wse in
areas in cose proximity to the continued growth of Biminghan's suburbs, it will likely remain of signifieant
frportance in areas such as nerth Blount County, south Shelby County, and east St Clair County a3 these
areas are physically the most distant from cument development. bMuch of the timberland in the area it bebd by
a few private Interests.  As development has approached some of these holdings in the past, owners have
shown 2 strong willingness to ralease land for development.

in addition to agricultural uses of land, axtraction of mineral resources is also an important component in he
local economy,  Extrached resouress Tn the area include primarily coal (for local use and export], quamisd
stone (primarily for local use), and natural gas and coalbed malthane. The Waror River basin is considerad to
hold some of the richest coal reservas in the coundry, and this mineral weallh has created significant financkal
wealth in Whe area, particularly in adjacent Walker County, where it is peshaps the largest component of the
local economy, Mine operalors use shaft, stip, and long wall mining fechnigues in alracting minerai
resgurens in the area, and tha large number of mines located in northwast Jeffarson County wilt tend to limit
any potentlal fufure growth in that area, although development in former mined areas has hean successhul in
Birminghara in ihe past, most notably in the Liberty Fark area, which had been extensively mined in the past,

While the mining industry employs only abhout 3,000 workers in the area, loes of jobs in this field would have a
disproportionate impact on several small communities, particulay in west Jefferzon Courty, which have
developed around mining employment,  Of periaps grealer fulure potential impact on the overall area than
from direct mining s the fact that much of the mineral resource land is held by a few interests it the area.

USX, one of the largest landuwners, has been gquite shrewd in the development of its holdings, preferming to
retain ownership of their properies and control devatopment within them ralher than sell tham ¢utrght. The
ability of this and other well-financed interests to do this has had a prefeund positive impact on the qualiy of
planned developments surunding Binmingkam, USA is currertly developing Trace Crossings, and owns the
bk of the fand in the Cxmger Valley area,
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Slgnificant Growth Areas

Elrminghant is a growing metropolitan area, as ilfustrated by the discussion in the preceding pages. However,
as with any market area, ot alf portions of the mefropolitan arca are poised for equivalent growth,  In addition,
physical growth rends in Bimingham are frequently influenced by terrain and a number of large, influential
landowmers, In Its gary history, suburban growth in Birmingham was perhaps less concentrated than it is now,
with grewth occuring radially inoall direcHons from the city center.  Heowever, the direction of development in
the past 50+ years has been distinctly 1o the south with develapment cresting successive ndges and spilling
inte the next valley as transportalion routes oyver the meuntains wera improved, enhancing access. There are
clirrently few ongoing transparlatlen projacts in the araa which would significardly improve linkages {o a large
area. Tharefore, development now is tied mone to cther factors, and i= catching up with existing linkage
sapacity primarily by infill development in areas already easily accessible by existing infrastrecturs {roads,
sewers, water lines, schools, and othaer =arvicas). There is a large amount of undeveloped land in the area
within the boundaries of existing infrastructure service areas, and it is arficipated that these would tend to ba
developed prior ko new areas opening up as fhe govemment's cument efferts are gearsd more 1oward
maintenance of lhe exisfing infrastructure and logical upgrades in areas already served, rather than In
expanding the infrasinictucs further at this time,  There are 3 number of key growth 2pots inthe araa that will
be impertant In shaping future trends in the market. Several of these gre dentifiad and discussed below.

MHighway 280 Corridor:  Growth in the LS, 280 ¢orvidor in seutheast of Bimingham is ending its second
decade. K began with the devefopment of the [nverness planned cotmmubity by Matropolitan Life in the
1970's, and has for many years bean one of the strengest growth canters in the area.  Bevelopment now
ncludes thousands of single farmily homes, primadly located in planned communiiies such as invemess,
Meadow Brook, Brook Highland, and Greystone, These homes are targeted primanly to refatively affluert
resldents, with significant numbers of new home communities having entry prices generafly well Gver
150,000, In addtion, there is a large concertration of mulfi-family projects, and the bulk of Birmingham's
suburban office space. Retall development was somewhat undes-represented in the area until the recant
construction of the Brook Highland shopping center, and the propesed construction of the Summit, a new
planned commercial center. Growth cortinues in this ¢onidor, with HealthSouth and Just for Fect developing
new headquarfers facilities here, Redevelopment of a former Southemn Company facility af Shades Creek
Parkway in (he northemn end of the corrdor |s evidence of the continued aftractiveness of this area for office
users. Concems related to teaffic congeslion in the coridor have been the most noted drawback to
development in this aree. Howewver, U5, 280 has now bean widened to six lanes from 1459 to Cherokea
Poad, alleviating some ¢ongestion in a tradifional botfleneck area.  This widening 1s slated to continue to the
Red Mountain Expressway, which will significantly enhance access when completed, but this construction is
currentiy being held up by a lawsuit involving the contractors and it will be several years before it is completed.
The significant shifts In population (primariiy affluent residents) to this area, and the fairly large amounis of
remaining vacant fand (primarily within existing planned developmants with all Infrastructure available) will
likely ensure conlinued guality growth in this conrdor in the future,

}-459 East Corcidor: This area is situated along 459 east of US. 280, and is centered around the Liberly
Park planned community. Development in the area began with the construction of a headguarters facility by
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Libarty Mational Tnsurance, but this has been joined by several other office facilities that provide some of the
newest, best appointed space in the market. Developers of the park builk the only significant speculative alfice
huildings in Birmingham in the early t330s, which appear to be successful at this time. In addition,
development of the karge upscale residential community is ongeing, enbanced by the resofulion of lawsuit
sflowing Vestavia Hills to annex the propery and bring it irte its prestigious schocl dizlrict. The cily i also
developing a large recraational complex [n the area. The resldantial community i5 enlersd an 3 private guif
and country club. The Federal Reserve racently announcad that it would move its Birmingham cperations to 8
site [n the park, 2nd Wyndham hotels will be adding a full senvice hotel to the mix of uzes in the area. Further
to lha east, at Grants Mill Road, property cwners are proposing developrment of a number of highway related
sommercial ventures. Yhile there is no significant refall development in the area at this ime, it is anbclpated
that this will [Fkety follow additional residential construction. A national mall developer repartedly abandoned
the ides of building at a Uberty Park site at this tima, but it iz considered that this ares, wilh ils excatlent
proximity to numercus high income neighborhoods and easy sccess by 1458, will likefy be successful in
aftracting such potential development i the fulure,

Highway 150 Corricfor: This area lies west of LS. 31 soulh of 1459, and is adjacent 1o tha sucecessful
Riverchase project in Hosver, It inclhwdes the [ast remaining undevelaped portions of this extremealy successful
plannad project which was begun in the late 1970=. The cormerstona of the praject it the Rlverchase Gallerda,
which has frontage on Highway 150. The coridor Is strongiy influenced by this major retall center, and also by
the presence of Trace Crossings, an upscals planned residentla! project located in [ty westedy portion.  This
carfidor has been tha focus of strang multi-farily development in the last several years as it has some of the
faw remaining dovelopment sites for this purpose in the desirable Hoover market. Hoover opened its state-of-
the-art Hoover High School in this area in 1995, Widening of the highwsy ta four lanes from 0.5, 31 to 1458
has bagun, and this is anticlpated to alleviale growlng congestion and enhance the attractiveness of tha araa.
Sayersl small retsil centers are planned for the avea as well. With its easy access fo 1-459 west, this arqa is a
short commute from the Mercedes plant In Vanga, located off of 1-58 just west of the Tuscaleosa county Tine.
This proximity will alzo likely have a beneficial effect on growth In this area in the fulure,

L85 South Corridor: This area s considered to include the suburban communities of Pelham, Helena, and
Alabaster, gl of which zccess Bimingham primanly by way of 1-65.  Located south of Hoover, thesa
communities were formerdy small niral towns which have bBoomed in recent years as developers have
sanstiucted numerous subdivisions marketed primagily Wward firsttime, or middla income homekbuyers, with a
choice of homes in many new subdivisions priced under $150,000. Thessa areas began growing prienarity a5
traditional bedroom communilies with residents employed efsewhere in the metropolitan area,  Howewver, in
recent years, this corrider has grown in importance as an employment center, with numeroLs distribution ard
light industria! operations Iocated in one of several small parks.  In addition, the Cahaba Valley Foad
interchange in Pelham has grown to be 2 major highway commercial center, with numerous national chain
restatrants, service stations, and hundreds of motel rooms developed in the past few years.  Conlinued
residertial growth in this comider is likely t result in continued demand for commerciat growih.

158 Easi Corriclor: This area iz currenily one of the few areas of skong growth that is not located south of
Bitmingharn. It is centered around the community of Trussville, which was a small riral town, But has grown in
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importance as a bedroom community. As growlh has proceeded to the south of Birmingham, comgestion has
mcreased, and typical commuting times have fncreased in tum. This has created eppordunities for
development in many areas formerly not given much consideration. Developers aroung Trussville have taken
advanitage of this siluatioh. While much develeprment has been single family in natura to date, a large
semmunity shoppng center was recently completed as well as 3 dlass-A apartment complex, numerous
highway commargial businogsas, and 2 number of manufacturing facilitias and other employment certers. Itis
anticipated that this area will confinua to experience strong growth,

Qemoor Vaffey: This 7000 acra planned mixed usa development | conveniently focated south of
Bimingham within the 1458 parimetar, west of -85  Owned largely by USX, the area is slated to be
developed as a planned community with residences and businesses in close proximlty. There is already a
zignificant commercial base in the area, with a thriving industrial distribution center, the Wildwaod retail center,
and several fargs offices including the regional IRS office, State Farm's regional office, and SouthTrust Bank's
recently completed operafions center. [n addition, SRI maintains new facilities in the area, and LIAB is building
its Genesis Center in Hee pack, in keeping with planner’s goa! to create a high-tech image for the devalopraant,
Flans are to extend Lakeshore Parkway throwegh the property to State Road 150 in Bessemer, which wiodld
tignificantly enbance access in this corfidar, The residental component would be enhanced by the 54-hole
Cornoor Valley golf course which is already in place. Howsver, single family residential developritent hag not
been undertaken bo date, repotedly a5 a result of concarns over which schodl district will citfimately have
Jurisdiction over the dovelopment. However, this will likely be reselved, and the most recent plans include
having LMAB operate a model schaol in the area for grades K-8. VWhila no single famlly cesldential growth has
occurred to date, the first apariment camplex in fhe arsa is currenlly under construction, This area, with its
seriral location and expanzes of undeveloped [and, is considered to be poized for significant future potentlal
grawlhi.

Qther Areas: The aréas idenfified in the preceding paragraphs have captured [a2nd will likely conlinue o
captura] much of the growth and developrment in Birmingham. However, there are a few olher trends and
development prajects warth nofing which may enharce growth In other arsas as well,

One such development project is the articipated completion of *Cormidor X° from 1-65 north of Birmlngham to
Memphiz. This highway would tramendousiy enhance access to the nothwesterdy ponion of the market, This
iz likety to have a positive impact on development in the communities of Forestdale, Adamsyilie, and Sraysville
for two reasons. First, it will directly enhance access to these areas, and second, it will alleviate significant
congestion (and s negative impact) on LS. 78 which cumently provides primany acoess bo these areas bt
alsn serves as 2 major bock route.  Another potential project is the planned extension of =458 around the
northerly perimetar of Birmingham, which would lkely open new areas to development.  This would enhanes
the norhedy area of Blrmingbham in a simliar manner a5 the southely area of Binmingham was enhancsd by
e completion of F455% as it curranlly exists. Tha area that might be influanced the mest by this development
wolld be south Blownt Caunty, which could axparienca a surge in aromth simitar to that being experisnced by
ncrih Shelby County at thig time.

The [-5& Morth comridor around Gardendale has not been heavily developed in the paszt, in part bacause of a
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AREA AMNALYSIS (continued} 27

number of heavy industries in the northen part of Bimingham that serve as 2 negative influence in the arza.
Howaver, increased commuting times caused by congestion in the southerdy suburbs, as well as generally
lower land prices have recently led to increased residential devalopment in this area, particulary in outlying
areas such as Mt Olive. This trend [5 likely 1o Increase [n e future as s befng experfenced currently it the -
54 East Comider.

The dewnleown area is curmantly positioned at a crucial point in its history. For years, there has bean a drain of
husinesses (nchuding retail and office ococupants}t from the city center to the suburbs, with litte done
successfully to atter this condition. However, thers is now an adtive, concered effort by public and private
graups o try fo rebuild bhis declining area.  Operation New Birmingham, 3 semi-public entity has been
spearheading this effort for some time, and signs of success are beginning % appear.  Adaptive re-use
projects which convert historte buildings from former ocoupancies as retail buildings, warshouses, or offices
are ongoing.  Mew usés inchwde primatlly residentlal, office, and speial purpose uses, It is not likely that
sigrificant retail recowery in te ity canter can be achleved, as this wolld be going against the trend that has
baen expariencad In clfy centers throughout the Soulh since tha advant of the automoblle. There hava been
almast weekly announcemeants of new projacts in the area, and (ha list of vacant bulldings In the clty ¢enter |s
testining. Howeawver, this convarsion of the city center from a place that closas after office hours fo a vibrant,
‘roundd-the-clock” community is in s early stages, and the success of many projeds that have been
anpunced s in no way assured.  Howewver, the thmust of redevelopment is such that this area will likely
continue to change for the better.
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Conelusion

The metropolitan Birmingharmn area is the most significant in the sfate of Alabama. I has the [argest economic
basze, and has diversified itself from its roots as an iron town fo an economically sound community with a
slrong service, financfal, retail, heatthcare, and manufacturing community. The generally conservative naturs
of the Business and banking communiies have insulated the market from some of the oxtremg aconomic
cycles which have heen experienced in other areas: while Birminghatn raraly expanances significart economic
bomms, it also tends to avoid significant busts, Homegrown busingszes such as anginesrng firms, retailers,
banks, and healthcare operalors have expanded thalr prasence throughout the region and country, and have
bean attracling more national attention in recent years, Norlh Alabama secured a significant economic prize
with the development of the Mercedes plant near Birmingham, and this action has brought additional positive
attentlon o the area from hational and intemational manufacturers. A second or third Ger market from the
natlonal perspective, the Binmingharn area and its real estate markets have received renewed interest from
regionzl and rational inveslors In tha past several years. Development in all real estate categories IS currently
ongoing at & pag¢e which has not been experienced in Bimningham for many y2ars, New subdivisions,
apartments, shopping centers, office building=, industial facilities, and special purpose properties are all baing
buitt &t this time, whila cocupancy rates in most categones i mast areas remaln quite healihy. In conctusion,
it would appear that tha Bimmingham market is well positionsd for centinued steady growth into the next
century, which wllt have a posilive effect on the haalth of its real estate markets.
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The subject is located in the 1600 Block of 3 Avenue North in downtown Birmingham.  The subject neighborhesd 1s
situated on Ihe cutside finge of tha Central Business Cstrict of the City of Blemingham.  The neighbarhaod consists
of mulilple common wall buildings. These buliiings contain offites, relall and storage space mainly. The subject
neighiborhond is an older an established commercial area of downtown. Inthe recent past, 1he downtoan market a5
smer an incresse i demand.  The subject neighbarhond is bourkded by Ihe streets, which nun narth and sewth and
thve avenues running east and west throtgh the downtown area.  The neighborhood is bounded on e west by $5°
Sireat Morth and on the east by 247 Strest North. i acdifion, the neighborhiood |s bounded on the south by 1%
Avenue Morlk and on the nori by 7™ Avenue MNorth. The abova listed streets and avenues make up he subject
heighborhioad for this area of Birminghant. Mast demand is certered surrouniing the financial distiict of 5% Averne
Worth and 20 Street Morh. 1 addition, several buildings o the south and 2ast of the subject have been renovated
over the past years to high quality office space o to |oft apartment space.
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The maiority of the rencvations in 1he subject nelghborfiocd have laken place from 187 Strast to 239%™ Sfreat North
and 77 Avenue to 2 Avenue Morth, The subject area has not seen the increase in demand that areas in the
southem and eastem seclions have seen, Most facilties in the subject area consist of refad stores on the first o
ground floor and office or storage space on the second or third floars. Sorme buldings in the subjedt's immedlata
area have been renovated or restored. However, most ane still utiized for thedr first floor retail or commercial space.

As discusced, areas to the nottheast of the subject are in high demand. This anza, knewn as the financial
district houses many of Blnmmingham's skyscrapers and Class A offica facilities. Two of Bimingham's mest
recent skyscraper office facilties are scheduled for construction in the financial district  Most retail and
commercial facilities n Whis section of the neighborhood cater to the office buildings and companies in this
ares,

Araas to the sowth and east of the subject are just beginning to feal demand shift in their directiens.  Many
older office buildings and retail facllties have been rermodelad.  Small size office facilities are being remolded
and used by single tenants as high qualty office spaca.  Olher larger offices have been remodalad into
apartment loft space. Overali, thls area is also sesing redevelopment and seme new growih.

Areaz to e lar south of the subject on the southern section of downtown are mainly associaled with the
medical facilities i the area, Thizs consist of The University of Alabama, Birmingham {UAB) and olier
hospitals such as 5t Vingent's and Children's, These areas are nol considerad comparakle o tha subject.

Conclusion:

The subject's iimmediate area is in the Central Business District fCBD). Howewar, it 1z on the fringe of the CED
for the city of Birmingham. The uses on the fringe of the CBD are dominated by ground floor retail and office
space, but not much of the abeve ground floor space is used for any other use rather than storage. htary
sechons of the CBD have seen an increase in new growth or redevelopimant in the recent past. The subject '
area has not yet felt this growth or rise in demand. Space in the subject area is ganerally used for retail
purpeses with the upper flooes mainly used for storage.  Ther2 are same offices in the subjact’s immediste
area, but most commaercial space in the subject’s section of the nefghborhood is retail.
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ZONING AND UTILITIES ANALYSHS

The subject property is zonsd B-4, Cantral Business Distict, by the Cliy of Biminghart.  This zaning classification
Alows for most types of commercial uses with the imtent to provide areas for office, retail and senice.

Al public utilities are reportedly available to the sublect propery including eledric, water, sewer, telephone, and
natural gas. The wiiters are aware of Mo conditions, which would change this factor in the near flture, nor are they
sware of any factors that would reduce the available supply of such services.

AD VALOREM TAX ANALYSIS

The subject property is curertly assessed as one porcel (22-38-2-041-009.000) by the Jefferson County Tax
Assessors office. The county appratsed value for the subjedt in 1993 was $420,050 with $35,000 being fand value
ard the remaining 3385050 being improvement valle, The parcel is assessed at 20% of s estimated appraised
value and then multipled by the prevaifing milage rate of 635 mills. The total estimated fax for 1983 was
$5 938,70, The county appraised value for the sublect in 1295 was $183,230 with $42,000 being 1and value and the
rernaining $143 230 being improvement value. The parcel is assessed at 20% of its estimated appraised value and
ther multiplied by tha prevailing millage: rate of B3.5 mills. The total estimated tee for 1905 was $2,.574.70.

HISTORY OF OWNEREHIF
1 is the writers underslanciing that the cwnership m‘ the subject Is in the State of Alabama meurance Commission,

There appears o ba no kansactions in the past hres years, therefore, a further tile search was not performed by
the wiiters a6 it woulkd be beyond the scope of the appraisal,

i Real Prapetty Services, Inc.



3z
SUB.IECT PROPERTY AMALYSIS

Site:

The subject property |5 @ regular shaped tract of land containing an estimated 7,000+ square feet of land area. The
site: i3 bocated at 1812 27 Avenue Morth in Bimningham, Jeffersen County, Alabarna, The subject site s part of a
typical vty block In downdown Birmingham.

According 1o the Floed Insuranes Rate Maps (o the sutject area, ng portions of the subject ara Incated withln an
area that would be clazsified as 3 spedal Apod hazand area,

Improvemangs:

The subject propery is developed with 3 14,0008 square foot offlce baulding.  Appreximataty 7,000k squane feet of
the buiking is finished area all on the fisstground floor, The remaining 7000+ square feed of the builting s
unfinished area located on the second floor. The subject iz a two-story building with a masonry extegior and a flat
bliittup tar and gravel roof.  This design and layout of the building is typieal R the neightaofidod. The balding
appeared 1o be v fair condiion at the time of the inspection.

Conclusion: :

Tha suljact improvement would b considersct a5 3 two-story office bullding,  The construction Is fypleal for this
neighbarbood with the flat reefs and tha masonry exedior, Thare are muttiple buldings, which are similar to the
subject in the neighbortiscd, There have been soveral ranovalions performed on numercus buildings in the
subject's neighborbood. The tax records reveal that the subject was buift in #5900 and rencvated in 1988
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