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Gem Real Estate Group’s 2007 Dayton Regional Retail Market Study is a comprehensive

survey designed to capture the current conditions and developing trends regarding retail space
within the Dayton region. The properties assessed for this survey are those deemed to most
accurately reflect the region’s retail market.

We sampled 266 retail facilities for this survey. These properties are divided into nine distinct
sub-markets identified as: Dayton East; Dayton North; Dayton South; Dayton West; Springfield;
Upper Valley; Xenia; Franklin-Springboro; Lebanon-Middletown. The chart below illustrates the
number of retail centers surveyed within each sub-market.
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A grand total of 26,192,214 square feet of retail space within the Dayton Regional Market was
surveyed. Gem Real Estate Group determined that 3,259,738 square feet, or 12.45% of the
Accordingly, those properties included in last year’'s
survey demonstrate a negative absorption within the regional market of (52,401) square feet.

grand total, was reported to be vacant.

The 2007 results are summarized in the following grid.

2007 2007 2007 2006-2007 Rental Rate Range Expense/ Sq.Ft.
# GFA Vac. s.f. Vac. % Absorb. All Space

Dayton East Market 46 5,624,926 654,636 11.64% 21,258 $2.00 - $35.00 $0.33 - $25.00
Dayton North Market 48 4,378,134 868,857 19.85% (59,640) $2.00 - $23.00 $0.90 - $4.00
Dayton South Market 96 7,510,774 762,704 10.15% 101,495 $3.00 - $75.00 $0.50 - $20.66
Dayton West Market 5 438,317 82,479 18.82% (42,444) $3.00 - $12.00 $1.00 - $2.51
Springfield Market 23 2,913,467 256,523 8.80% (79,473) $2.50 - $28.00 $1.00 - $2.96
Upper Valley Market 19 2,574,942 326,892 12.70% (42,180) $450 - $35.00 $1.10 - $2.50
Xenia Market 5 548,262 43,515 7.94% 11,500 $7.00 - $14.00 $2.65 - $3.83
Franklin-Springboro Market 7 457,509 5,450 1.19% (4,450) $3.00 - $13.00 $1.56 - $4.00
Lebanon-Middletown Market 17 1,745,883 258,682 14.82% 41,533 $2.70 - $22.00 $1.50 - $4.16
Regional Market 266 26,192,214 3,259,738 12.45% (52,401) $2.00 - $75.00 $0.33 - $25.00
Dayton Area Market 195 17,952,151 2,368,676 13.19% 20,669 $2.00 - $75.00 $0.33 - $25.00
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The following chart illustrates the vacancy and absorption trends for both the Regional and
immediate Dayton Area Markets. The trend in 2007 for the Dayton Regional market reflects a
negative change in vacancy rates and, correspondingly, available space. The trend in 2007 for
the Dayton Area market reflects an increase in vacancy rates and, correspondingly, available
space. A summary of these trends, from 2002—2007 is shown below.

2007 2006-2007 2006 2005-2006 2005 2004-2005 2004 2003-2004 2003 2002-2003 2002 2001-2002

Vac.%  Absorb. Vac.%  Absorb. Vac.%  Absorb. Vac.%  Absorb. Vac.%  Absorb. Vac.%  Absorh.

Dayton Area Market  13.19% 20,669 13.32% 120,927 13.38% (257,060) 11.65% 224,393 15.09% (237,893)  13.51% 44,647
Regional Market ~ 12.45%  (52,401) 12.24% 274571 12.87% (311,716) 11.41% 131,190 13.40% (242,908)  12.36% (166,806)

These data demonstrate a strengthening of both the area and regional retail market.

The Gem Real Estate Group, Inc. surveyed 195 retail properties in the Dayton Area Market.
This market is divided into sub-markets of East, North, South, and West. A total of 17,952,151
square feet of retail space was surveyed within these sub-markets. This review found that
2,368,676 square feet, or 13.19% of the total, was reported to be vacant. That result represents
a decrease in the vacancy from 2006, when an 13.32% retail vacancy rate was identified. This
indicates a net positive absorption of 20,669 square feet within the Dayton Area Market during
2007. This activity is summarized, along with historical trend data, in the summary below.

2007 2006-2007 2006 2005-2006 2005 2004-2005 2004 2003-2004 2003 2002-2003 2002 2001-2002

Vac.%  Absorb. Vac.%  Absorb. Vac.%  Absorh. Vac.%  Absorb. Vac.%  Absorb. Vac.%  Absorb.

Dayton EastMarket ~ 11.64% 21,258 12.01% 128,700  13.90%  (64,189)  12.41% (37,936) 11.88%  (60,189) 10.63% 25391
Dayton North Market  19.85%  (59,640) 18.48%  (21,373)  17.28% (133,511)  13.56% 83,986 22.38% (118,202) 19.86%  (36,946)
Dayton South Market 10.15% 101,495 11.52% (6,120)  10.94%  (62,575) 9.96% 169,858 12.33%  (75,847) 10.81% 81,102
Dayton West Market  18.82%  (42,444) 9.13% 19,720 13.63% 3,215 13.34% 8,485 15.13% 16,345 17.35%  (24,900)
Dayton Area Market ~ 13.19% 20,669 13.32% 120,927 13.38% (257,060) 11.65% 224,393 15.09% (237,893) 13.51% 44,647
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The Gem Real Estate Group, Inc. analyzed each sub-group within the survey area. The most
significant change is identified within the Dayton: South sub-market. This market reflects a
negative trend with an decrease in vacancy, resulting from positive space absorption. The
remaining markets demonstrated little variation from last year's performance. The historical
trend activity for each sub-market is illustrated below. A brief summary of the specific sub-
market activity follows.

2007 2006-2007 2006 2005-2006 2005 2004-2005 2004 2003-2004 2003 2002-2003 2002 2001-2002

Vac.%  Absorb. Vac.%  Absorb. Vac.%  Absorb. Vac.%  Absorh. Vac.%  Absorb. Vac. % Absorb.

Dayton East Market 1164% 21,258  12.01% 128700 1390%  (64,189) 12.41% (37,936) 11.88%  (60,189) 10.63% 25,391
Dayton North Market 19.85%  (59,640) 1848%  (21,373) 17.28% (133511) 1356% 83,986 22.38% (118,202) 19.86% (36,946
Dayton South Market 1015% 101,495 11.52%  (6,120) 10.94%  (62575) 9.96% 169,858 12.33% (75,847) 10.81% 81,102
Dayton West Market 18.82%  (42,444)  913% 19720 1363% 3215 1334% 8485 1513% 16,345 17.35%  (24,900)
Springfield Market 880% (79473)  603% 59,624  7.25% 918 767% (15729) 7.13%  (4,048)  7.12% (101,034)
Upper Valley Market 1270% (42,180) 11.06% 32,989 1450%  (6752) 14.18% 36,705 1533% 12,302 15.88% (154,912
Xenia Market 794% 11500  1003% 32,200 9.75%  (5000) 7.12% 3,000 7.64%  (4,000)  7.16% 9,300
Franklin-Springboro Market ~ 1.19%  (4450)  0.22% 0 022% 30500 671% (18777) 271%  (3237) 2.02% 13414
Lebanon-Middletown Market ~ 14.82% 41533  17.21% 28831 1887% (74322) 1452% (98,402) 891%  (6122) 895% 21,779
Regional Market 1245%  (52,401)  12.24% 274571 1287% (311,716) 11.41% 131,190 13.40% (242,908) 12.36% (166,806)

Dayton East

Within the Dayton East market, a total of (46) facilities were surveyed. This market accounts for
a total of 5,624,926 square feet of space, of which 654,636 square feet, or 11.64%, was
reported to be vacant. This indicates a positive absorption for the East market of 21,258 square
feet. Overall, quoted annual lease rates range from $2.00 to $35.00 per square foot. Expense
reimbursements ranged from $0.33/sq.ft. to $25.00/sq.ft.

Dayton North

Within the Dayton North market, a total of (48) facilities were surveyed. This market accounts
for a total of 4,378,134 square feet of space, of which 868,857 square feet, or 19.85%, was
reported to be vacant. This indicates a negative absorption for the North market of (59,640)
square feet. Overall, quoted annual lease rates range from $2.00 to $23.00 per square foot.
Expense reimbursements ranged from $0.90/sq.ft. to $4.00/sq.ft.

Dayton South

Within the Dayton South market, a total of (96) facilities were surveyed. This market accounts
for a total of 7,510,774 square feet of space, of which 762,704 square feet, or 10.15%, was
reported to be vacant. This indicates a positive absorption for the South market of 101,495
square feet. Overall, quoted annual lease rates range from $3.00 to $75.00 per square foot.
Expense reimbursements ranged from $0.50/sq.ft. to $20.66/sq.ft.

Dayton West

Within the Dayton West market, a total of (5) facilities were surveyed. This market accounts for
a total of 438,317 square feet of space, of which 82,479 square feet, or 18.82%, was reported to
be vacant. This indicates a positive absorption for the West market of 82,479 square feet.
Overall, quoted annual lease rates range from $3.00 to $12.00 per square foot. Expense
reimbursements ranged from $1.00/sq.ft. to $2.51/sq.ft.
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Springfield

Within the Springfield market, a total of (23) facilities were surveyed. This market accounts for a
total of 2,913,467 square feet of space, of which 256,523 square feet, or 8.80%, was reported to
be vacant. This indicates a negative absorption for the Springfield market of (79,473) square
feet. Overall, quoted annual lease rates range from $2.50 to $28.00 per square foot. Expense
reimbursements ranged from $1.00/sq.ft. to $2.96/sq.ft.

Upper Valley

Within the Upper Valley market (Tipp City, Troy, Piqua and Sidney), a total of (19) facilities were
surveyed. This market accounts for a total of 2,574,942 square feet of space, of which 326,892
square feet, or 12.70%, was reported to be vacant. This indicates a negative absorption for the
Upper Valley market of (42,180) square feet. Overall, quoted annual lease rates range from
$4.50 to $35.00 per square foot. Expense reimbursements ranged from $1.10/sq.ft. to
$2.50/sq.ft.

Xenia

Within the Xenia market, a total of (5) facilities were surveyed. This market accounts for a total
of 548,262 square feet of space, of which 43,515 square feet, or 7.94%, was reported to be
vacant. This indicates a positive absorption for the Xenia market of 11,500 square feet.
Overall, quoted annual lease rates range from $7.00 to $14.00 per square foot. Expense
reimbursements ranged form $2.65/sq.ft. to $3.83/sq.ft.

Franklin-Springboro

Within the Franklin/Springboro market, a total of (7) facilities were surveyed. This market
accounts for a total of 457,509 square feet of space, of which 5,450 square feet, or 1.19%, was
reported to be vacant. This indicates a negative absorption for the Franklin/Springboro market
of (4,450). Overall, quoted annual lease rates range from $3.00 to $13.00 per square foot.
Expense reimbursements ranged from $1.56/sq.ft. to $4.00/sq_.ft.

Lebanon-Middletown

Within the Lebanon-Middletown market, a total of (17) facilities were surveyed. This market
accounts for a total of 1,745,883 square feet of space, of which 258,682 square feet, or 14.82%,
was reported to be vacant. This indicates a net positive absorption for the Lebanon-Middletown
market of 41,533 square feet. Overall, quoted annual lease rates range from $2.70 to $22.00
per square foot. Expense reimbursements ranged from $1.50/sq.ft. to $4.16/sq.ft.

As previously mentioned, this study is intended to reflect the condition of the Dayton regional
retail real estate market. This survey may exclude facilities which are occupied solely by its
owner or by single tenants.

The information published in Gem Real Estate Group’s 2007 Retail Market Study reflects
market conditions during the fourth quarter of 2007. All data contained herein are believed to be
accurate and have been compiled from one or more of the following sources: property owners,
property managers, leasing agents, physical inspections and/or public records. All information
furnished by others is believed to be reliable. Gem Real Estate Group makes no warranties
regarding the accuracy of this information, which is subject to change without notice.
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Gem Real Estate Group is a diversified commercial, industrial and investment real estate
services company offering a wide variety of professional advisory services including: appraisal,
corporate consulting, public sector/agency consulting, litigation valuation,
condemnation/eminent domain valuation, estate valuation, ad valorem tax reviews, lease
negotiations, arbitration, expert testimony, lease or purchase analyses, expansion or relocation
analyses, retention or sale analyses, land use studies, feasibility studies, marketability studies,
development analyses, strategic planning, evaluations; and agency services including: property
management, facilities management, leasing and sales; and information services including:
market studies, market surveys, database development.

The framework of our business is built upon our relentless desire to be unsurpassed in the level
of information, knowledge and expertise we impart to our clients. In pursuit of this goal we have
assembled a diverse blend of experienced professionals in several related fields and
supplemented these individuals with teams of strategic consultants and dedicated administrative
staff including a full-time database administrator/researcher. Our professional staff brings
over 220 years of combined real estate experience to the service of our clients.

The firm also partners with other professionals and service providers in related fields as well as
in the accounting, legal and financial service professions. We can also work within the
framework of existing business, professional, legal and accounting relationships.

If you would like additional information about our firm please visit our website at:
www.gemcompanies.com or to schedule a private consultation, contact David S. Dickerson in
our Dayton office at 937-228-2882 or Steve Weis in our Cincinnati office at 513-770-0555 or
email us at:

dickerson@gemcompanies.com

weis@gemcompanies.com
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