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RECONCJJ,IATJON AND CONC:LIISION OF VALUE 

The value indications developed under the two approaches are as follows: 

Cost Approach Not applied NA 

Sales Comparison Approach $13,700,000 (($147.18 /SF) 

Income Capitalization Approach $1 3,600,000 (($146.10 /SF) 

The income approach is given thc grcatcst weight because the most likely purchaser is an 
invcstor who would negotiate a purchase price relative to the income the property is 
capablc ol' producing. The sales comparison approach is given less weight even though 
investors consider the prices of comparable properties in their decision making. The cost 
approach has not been applied in this analysis due to the age of the subject. Accordingly, 
it is our opinion that the market value of thc k c  simplc cstate of the subject as of March 
23, 2006, is: 

THIRTEEN MILLlON SIX HUNDRED THOUSAND DOLLARS 
($13,600,000). 

The preceding value conclusion is subject lo the following Extraordinary Assumptions 
and Hypothetical Conditions: 

1. We assume that SBC will execute a market rent lease for 100% of the subject. 

ESTIMATED EXPOSURE TIME AND MARKETING PERIOD 

Based on recent sales transactions and interviews with markel participants, it is our 
opinion that the probable exposure time for the property is 6-12 months. Because we 
foresee no significant changes in market conditions in the near term, it is our judgmcnt 
that a reasonable marketing period is likcly to bc the same as the exposure time. 
Thercfbre, the subject's marketing period is estimated to be 6-12 months. 
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CERTIFICATION 

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

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

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

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

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

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

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

7. Our analyses, opinions, and conclusions were developed, and this rcport has been 
prepared, in conformity with the requirements of the Code of Pr@ssional Ethics 
and Standards o f  Prujis.rionu1 Apprai.sa1 Practice of the Appraisal Institute, which 
includes the Unqbrm Stundurr?.s (?/'Professional Appraisal Practice (USPAP). 

8. Eric L. Enloe made a personal inspection of thc property that is the subject of this 
report on March 23, 2006. Jeffrey G. Pelegrin, MAI, has not personally inspected 
the subject. 

9. No one provided significant real property appraisal assistance to the persons 
signing this certification. 

10. This appraisal is not based on a requestcd minimum valuation, a specific valuation, 
or the approval of a loan. 

1 1. We have not relied on unsupported conclusions relating to characteristics such as 
race, color, religion, national origin, gender, marital status, familial status, age, 
receipt of public assistance income, handicap, or an unsupported conclusion that 
homogcneity of such characteristics is necessary to maximize value. 

12. It is our opinion that the subject does not include any enhancement in valuc as a 
result of any natural, cultural, recreational or scientific influences retrospective or 
prospcctive. 
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13. We have experience in appraising properties similar to the subject and arc in 
compliance with the Compctcncy Rule of' USPAP. 

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

15. As of the date of this report, JelTrcy G.  Pclcgrin, MAI, has completed the 
continuing education program of the Appraisal lnstitulc. 

Senior Analyst 
Certified General Real Estatc Appraiscr certified General Real Estate Appraiser 
IL Certificate #I  5300 1456 [ I ,  Certificate #I53000397 
3 12-922-8500 ext 1005 3 12-922-8500 exl 1010 
eenloe@irr.com jpelegrin@irr.com 
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ASSUMPTIONS AND LIMITING CONDITIONS 

In conducting this appraisal, we have assumed, except as otherwise noted in our report, as 
follows: 

1. The title is marketable and free and clear of all liens, encumbrances, 
encroachments, easements and restrictions. The property is under responsible 
ownership and competent management and is available for its highest and best use. 

2. There are no existing judgments or pcnding or threatencd litigation that could affect 
the value of the property. 

3. 'I'here are no hidden or undisclosed conditions ol' the land or of the improvements 
that would render the property more or less valuable. Furthermore, there is no 
asbestos in the property. 

4. The revenue stamps placed on any deed referenced herein to indicate the sale price 
are in correct relation to the actual dollar amount of the transaction. 

5. The property is in compliance with all applicable building, environmental, zoning, 
and other federal, state and local laws, regulations and codes. 

6. The information furnished by others is believed to be reliable, but no warranty is 
given for its accuracy. 

Our appraisal report is subject to the following limiting conditions, except as otherwise 
noted in our report, 

1. An appraisal is inherently subjective and represents our opinion as to the value of 
the property appraised. 

2. The conclusions stated in our appraisal apply only as of the effective date of the 
appraisal, and no representation is made as to the affect of subsequent cvcnts. 

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

4. No environmental impact studies were either requested or made in conjunction with 
this appraisal, and we reserve the right to revise or rescind any of the value opinions 
based upon any subscqucnt cnvironmcntal impact studics. II' any cnvironmcntal 
impact statement is required by law, the appraisal assumes that such statement will 
be favorable and will be approved by the appropriate regulatory bodies. 

5.  Wc arc not rcquircd to givc tcstimony or to bc in attcndance in court or any 
government or other hcaring with reference to thc property without written 
contractual arrangements having been made relative to such additional employment. 

6. We have made no survey of the property and assume no responsibility in 
connection with such mattcrs. Any sketch or survcy of the propcrty includcd in this 
report is for illustrative purposes only and should not be considered to be scaled 
accurately for size. The appraisal covers the property as described in this report, and 
the areas and dimensions set forth are assumed to be correct. 
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No opinion is expressed as to thc value of subsurface oil, gas or mineral rights, if 
any, and we have assumed that the property is not subject to surface entry for the 
exploration or removal of such materials, unless otherwise noted in our appraisal. 

We accept no responsibility l'or considerations requiring expertise in othcr fields. 
Such considerations include, but are not limited to, legal descriptions and other 
legal matters, geologic considerations, such as soils and seismic stability, and civil, 
mechanical, electrical, struclural and othcr engineering and environmental matters. 

The distribution of the total valuation in this report between land and improvements 
applies only under the reported highcst and best use of the property. 'lhe allocations 
of value for land and improvements must not be used in conjunction with any other 
appraisal and arc invalid if so used. This appraisal report shall bc considered only in 
its entirety. No part of this appraisal report shall be utilized separately or out of 
context. 

Neither all nor any part of the contents of this rcport (especially any conclusions as 
to value, the identity of the appraisers, or any reference to the Appraisal Institute) 
shall be disseminated through advertising media, public rclations media, news 
media or any other means of communication (including without limitation 
prospectuses, private offering memoranda and othcr of'f'ering material provided to 
prospective investors) without prior written consent from lntegra Realty Resources. 

Information, estimates and opinions contained in this report, obtained from sources 
outside of the office of the undersigned, are assumed to be reliable and havc not 
bcen independently verified. 

Any income and expense estimates contained in this appraisal report are used only 
for the purpose of estimating value and do not constitutc predictions of future 
operating results. 

If the property is subject to one or more leases, any estimate of residual value 
contained in the appraisal may be particularly affected by significant changes in the 
condition of' the economy, of the real estate industry, or of the appraised property at 
the time these leases cxpirc or otherwise terminate. 

No consideration has been given to pcrsonal property located on the premises or to 
the cost of moving or relocating such personal property; only the real property has 
been considered. 

The current purchasing power of the dollar is the basis for the value stated in our 
appraisal; we have assumcd that no extreme fluctuations in economic cycles will 
occur. 

The value found herein is subject to these and to any other assumptions or 
conditions set forth in the body of this rcport but which may have been omitted 
from this list 01 Assumptions and Limiting Conditions. 
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17. The analyses contained in this report necessarily incorporate numerous estimates 
and assumptions regarding property performance, general and local business and 
economic conditions, the absence of matcrial changcs in the competitive 
environment and other matters. Somc estimates or assumptions, however, inevitably 
will not materialize, and unanticipated events and circumstances may occur; 
therefore, actual results achieved during the period covered by our analysis will 
vary from our estimates, and the variations may be material. 

18. The Americans with Disabilities Act (ADA) became effective January 26, 1992. Wc 
have not madc a specific survey or analysis of this property to determine whether 
the physical aspects of the improvements meet the ADA accessibility guidelines. In 
as much as compliance matches each owner's financial ability with the cost to cure 
the non-conforming physical characteristics of a property, we cannot comment on 
compliance to ADA. Given that compliance can change with each owner's financial 
ability to cure non-acccssibility, the value of the subject does not consider possible 
non-compliance. Specific study of both the owner's financial ability and thc cost to 
cure any deficiencies would be needed for the Department of Justice to determine 
compliancc. 

19. This appraisal report has been prepared for thc cxclusivc benefit of AT&T Services, 
Inc., 7159 San Pedro, Room 202, San Antonio, TX. It may not be used or relied 
upon by any other party. All parties who use or rely upon any information in this 
report without our writtcn consent do so at their own risk. 

20. No studies have bccn provided to us indicating the presence or absence of 
hazardous materials on the site or in the improvements, and our valuation is 
predicated upon the property being free and clear of any environmcnt hazards. 

2 1. We have not been provided with any evidence or documentation as to the presence 
or location of any floodplain areas and/or wctlands. Wctlands generally include 
swamps, marshes, bogs, and similar areas. We are not qualified to detect such areas. 
The presence of floodplain areas and/or wetlands may affect the value ol' the 
property, and the value conclusion is prcdicatcd on thc assumption that wetlands are 
non-existent or minimal. 

The value conclusion is subject to the following Extraordinary Assumptions and 
Hypothetical Conditions: 

1. We assume that SBC will execute a market rent lease for 100% of the subject. 
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Local Expertise.. . Nationally 

PROFESSIONAL QUALIFICATIONS OF 
ERIC L. ENLOE 

EXPERIENCE: Eric L. Enloe has a broad range of experience in valuation and analysis of commercial 
real estate including retail, industrial, office, mixed-use, multi-family, and development 
land. Mr. Enloe also has experience in Tax Increment Financing (TIF) and Tax 
Abatement projects. Special assignments have included subsurface industrial, regional 
malls, and numerous corporate headquarters. 

The consulting and valuation projects have been performed on behalf of institutional 
investors and lenders, commercial banks, REIT's, law firms, governmental entities, 
individual investors and other clients. 

One of Mr. Enloe's most significant assignments was for a private sector client, 
performing feasibility and TIF analysis for a $100M residential development in Kansas 
City, Missouri. He has provided valuation services for a private RElT in the $300M 
acquisition of a 45-story office tower and for a life insurance company on a proposed 
$155M multi-family development in Chicago, Illinois. Mr. Enloe has extensive consulting 
and valuation experience on condominium and mixed-use properties which are located 
on the Country Club Plaza in Kansas City, Missouri. 

General Associate Member of the Appraisal Institute 
Member o f  Kansas City Board o f  Realtors 
Member o f  Chicago Board of Realtors 
Member o f  Notre Dame Real Estate and Construction Network 
Board of Director, Metropolitan Place Condominium Association 

STATE LICENSES: 

EDUCATION: 

State of Illinois Certified General Real Estate Appraiser (1 53001456) 
State of Illinois Licensed Salesperson (076.0393019) 
State of Kansas Certified General Real Property Appraiser (G-1759) 
State of Kansas Licensed Salesperson (SP00218333) 
State of Missouri Certified General Real Estate Appraiser (200201 1017) 
State of Missouri Licensed Salesperson (2001 021 557) 

Bachelor of Business Administration, Major in Finance, University of Notre Dame. 1998 

PROFESSIONAL 
TRAINING: 

Mr. Enloe has successfully completed the following courses: Appraisal Principles 110, 
Appraisal Procedures 120, Principles of lncome Capitalization, USPAP Standards Part A 
410, Advanced Income Capitalization 510, Highest And Best Use and Market Analysis 
520, Quantitative Methods in Finance, Investment Theory, Risk Management and 
Insurance, Advanced Corporate Finance, Money and Banking, Management of Financial 
Institutions, Business Conditions Analysis, and Managerial Economics. 

190 South LaSalle Street, Suite 3050 Chicago, Illinois 60603 312-922-8500 Fax 312-922-8501 www.irr.com 
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State of Illinois 

Department of Financial and Professional Regulation 
Division of Professional Regulat~on 

Certificate 
I 

44166-1285101 14420 

Certified General Real Estate Appraiser 
ERIC 1, ENLOE 

Exp~rat~on Date 
License No. 09/30/2007 

153.0001456 
lssue Date 911617.005 
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Local Expertise.. . Nationally 

PROFESSIONAL QUALIFICATIONS OF 
JEFFREY G. PELEGRIN, MA1 

EXPERIENCE: 

PROFESSIONAL 
AFFILIATIONS: 

STATE LICENSES: 

EDUCATION: 

PROFESSIONAL 
TRAINING: 

Jeffrey G. Pelegrin, MA1 is a principal in and Managing Director of lntegra 
Realty Resources-Chicago. He has a broad range of experience in the 
valuation and analysis of all types of commercial real estate including but not 
limited to individual office buildiugs, office parks, freestanding retail buildings, 
neighborhood and community shopping centers, regional malls, lifestyle 
centers, industrial buildings and industrial parks, mixed-use properties, hotels 
and motels, condominium and apartment properties, land, and land 
developments. Valuations and market studies have been prepared on 
proposed, partially completed, renovated, and existing structures. These 
assignments have been performed on the behalf of institutional investors and 
lenders, commercial banks, law firms, individual investors and other clients. 
Multiple-asset valuation and due-diligence assignments have been completed 
on behalf of investment banking firms, banks, corporations, and courts. 
Assignments have included a wide variety of property types across the United 
States. 

Mr. Pelegrin also has 10 years experience as Vice President and review 
appraiser at Citibank in Chicago. As part of Citicorp Real Estate, Inc., he was 
responsible for the appraisal engagement and review process for the bank's 
Midwest commercial real estate portfolio, with participation in national and 
international portfolio assignments. -- 

Member of the Appraisal Institute (MAI) Number 10079 

. - .  - 

State of Illinois Certified General Real Estate Appraiser (153000397) 
State of Wisconsin Certified General and Licensed Appraiser (1 95-010) 
State of Minnesota Certified General Real Property Appraiser (AP-20375293) 
Numerous temDorarv licenses obtained as needed 

Master of Science Degree, Real Estate Appraisal and Financial Analysis 
University of Wisconsin - IWadison; (1986) 

Bachelor of Business Administration, Real Estate and Urban Land Economics 
University of Wisconsin - Ibladison; (1 984) 

Completed the Department of Housing and Urban Development's 3rd Party 
Multifamily Accelerated Processing (MAP) training, September 18, 2002. 

Mr. Pelegrin has successfully completed numerous Appraisal Institute courses 
and seminars in keeping current with the educational and professional 
requirements of the Appraisal lnstitute and states in which he is licensed. 

Currently certified by the Appraisal Institute's program of continuing education. 
January 27,2005 
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