TERZO &rB0LOGNANC

SPRING 2003 DETROIT APARTMENT MARKET STUDY

A sluggish economy and very low interest rates have caused increased softening
of the metro Detroit apartment market over the past year. Unfortunately, the
weakness in the apartment market is not expected to improve anytime soon, as
unemployment continues to rise and interest rates are expected to stay at 40-year
lows over the next several quarters. Vacancies have risen 1.2 percent over the
past year, and concessions in the form of free rent are more significant than one
year ago. In fact, as Class A properties have maintained concessions and
dropped face rents, the Class B market has been experiencing a rapid increase in
vacancies and has also been forced to implement concessions. Apartment
construction has slowed considerably from previous years, and many pending
projects are being put on hold for the short term until the economic climate
improves.

The data included in this Study analyze the changing trends of the metro Detroit
apartment market, breaking the metropolitan area down into various
submarkets, each of which is geographically defined and each of which
maintains its own dynamics. The six individual submarkets of the metropolitan
Detroit apartment market are delineated on the following map.
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The metro area continues to expand outward in a northerly and northwesterly
direction. Macomb County gained the greatest number of persons between 2000
and 2002, and two of the top three growth areas from the 2000 Census are located
here. Future growth in Oakland County, which had previously been the fastest
growing area of metro Detroit, is restricted by below average accessibility in the
northern section, so as Oakland County becomes more established in the
southern and central areas, county growth is expected to abate. The top ten
growth areas in the metro area, ranked by total growth, are shown in the chart
below.

AREAS OF GREATEST POPULATION GROWTH

Mupnicipality 1990 Census 2000 Census  Total Growth % Change
Macomb Township, Macomb Cty. 22,714 50,478 27,764 122.2%
Canton Township, Wayne Cty. 57,047 76,366 19,319 33.9%
Shelby Township, Macomb Cty. 48,655 65,159 16,504 33.9%
Novi, Oakland Cty. 33,148 47,386 14,238 43.0%
Commerce Twp., Oakland Cty. 22,156 34,764 12,608 56.9%
Pittsfield Township, Washtenaw Cty. 17,650 30,167 12,517 70.9%
Orion Township, Oakland Cty. 21,019 33,463 12,444 59.2%
Chesterfield Twp., Macomb Cty. 25,905 37,405 11,500 44.4%
West Bloomfield Twp., Oakland Cty. 54,852 64,860 10,008 18.2%
Clinton Twp., Macomb Cty. 85,866 95,648 9,782 11.4%

Despite an increase in the number of multifamily building permits, new
apartment construction is showing a declining trend. The total number of units
added in 2002 declined by 18 percent from 2001 figures. With multifamily
building permit activity increasing, attached condominium construction is
therefore increasing as a percentage of total multifamily development.
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Historic Apartment Construction
Metropolitan Detroit
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The chart below summarizes all known new construction of apartments
throughout metro Detroit in 2002.

SUMMARY OF NEW APARTMENT CONSTRUCTION IN 2002

2002 Total

Property Name Location Units  Planned Comments

Westlake Van Buren Twp. 52 510 322 units completed to date
Pendleton Park Lyon Township 100 240 Construction completed in 2002
The Harbours Clinton Twp. 42 2,388 1,476 units completed to date
Northport Macomb Twp. 170 516 Construction completed in 2002
Lincoln at Fairlane Dearborn 80 200 Construction completed in 2002
Turnbury Park Canton Twp. 161 161 100 percent complete in 2002
Brandywine W. Bloomfield 121 121 Construction completed in 2002
Lake Village I Ann Arbor 120 120 Construction completed in 2002
Central Park Estates  Novi 320 320 Construction completed in 2002
Total Units Added in 2001 1,166

Physical vacancies continue to rise. Market-wide vacancies are just under seven
percent for 2003, having increased 1.2 percent since the 2002 survey. The
Macomb and Western Wayne submarkets show the largest spikes between 2002
and 2003, with both showing vacancies around nine percent (the increase in the
Macomb submarket is partially attributable to having increased the participating
units for the 2003 survey). The Oakland submarket is the only submarket that
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managed to drop its vacancies between 2002 and 2003, having dropped to 6.6
percent from 8.1 percent. However, it is recognized that some of the largest rent
concessions are being offered in the Oakland submarket, so the drop in physical
vacancies is more or less a trade-off.

2003 Vacancies by Submarket
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Washtenaw County continues to successfully weather the economic downturn.
Physical vacancies increased only 50 basis points between 2002 and 2003 and
remain below five percent. Nonetheless, even this stable submarket is feeling the
effects of the softening market, as low physical vacancies are being maintained
at the expense of face rents, which have been more or less flat to declining over
the last year.

Although the Detroit submarket shows a 2.8 percent increase in physical
vacancies, it still remains well below five percent. With substantial multifamily
demolition between 1995 and 2000, the result is a significantly reduced inventory
and there are fewer options available for Detroit renters. This bodes well for well
maintained, professionally managed properties in the city.
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TERZO & BOLOGNA, INC.
DETROIT APARTMENT MARKET STUDY
SPECIAL INTRODUCTORY OFFERI!!!

Now is your chance to be on top of what is happening in the apartment market.

Managers Assessors Lenders
Owners City Planners Brokers
Developers Appraisers Lawyers

The Terzo & Bologna, Inc. Detroit Apartment Market Study is the most comprehensive
document of its kind. Published annually, it tracks the crucial facts of interest to
professionals of all disciplines concerned with the apartment industry.

* Current rents by submarket, unit type, and property class

* New apartment construction

* Detailed vacancy data by submarket, unit type, and property class
* Trends in rents, vacancy, and new construction

* Recent sales activity and cap rate information

LIMITED TIME OFFER FOR NEW SUBSCRIBERS ONLY

We know once you see the study you will be convinced of its value, so we are passing along this
NO RISK INTRODUCTORY OFFER. Sign up now for a subscription at the low introductory
price of $200. (This is $125 off the cover price and $50 off the normal subscriber rate.) When
the study is delivered, you have 30 days to review it risk free. If you are not happy for any
reason, simply return it to us for a full refund. This offer is only valid with the coupon below
and must be accompanied by payment.

DETROIT APARTMENT MARKET STUDY ORDER FORM

Please sign me up for the Terzo & Bologna, Inc. Detroit Apartment Study at the low introductory price of
$200. If I am not fully satisfied, I may return the study within 30 days for a full refund

Enclosed is payment of $300, send me the current survey now and the new study in June.

New Subscriber Name:

Company:
Address:

City/State, Zip:
Phone Number:

Facsimile Number:

Offer is valid only to new subscribers only. This coupon must be accompanied by check or money order with full
payment . Mail to: Detroit Apartment Market Study, Terzo & Bologna, Inc., 38701 Seven Mile Road, Suite #140, Livonia,
MI 48152. For questions, call Barb Gallagher (734) 953-1050.




