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Exhibit 3
Potential Annual Demand for Market Rate Housing

St. Louis MSA and Capture Potential for Downtown St. Louis
Annual Average 1997 - 2002

                  OWNERSHIP
DEMAND POTENTIAL RENTAL SINGLE FAMILY

PROPERTIES      1/ DETACHED ATTACHED

FROM NEW HOUSEHOLDS
Household Growth 2/ 5,567 10,903 2,726

Income Qualified Households 3/ 4,370 8,559 2,140
Propensity to Rent 4/ 1,267    - -
Propensity to Own SFD 4/ - 6,847 -
Propensity to Own SFA 4/ - - 428
New Product Preference 5/ 127 2,739 86

FROM TURNOVER
Total Existing Households 6/ 284,304 556,844 139,211
Turnover of Rental Housesholds 7/ 71,076
Income Qualified Rental Households 55,795
Turnover of Existing Owner Households 8/ 38,979 9,745
Income Qualified Owner Households 30,599 7,650
New Product Preference 5/ 3,627 4,743 1,759

TOTAL POTENTIAL DEMAND FROM NEW
HOUSEHOLD GROWTH AND FROM TURNOVER 3,753 7,482 1,845

DOWNTOWN % CAPTURE POTENTIAL 22% 1% 16%

CAPTURE POTENTIAL FOR DOWNTOWN +/-800 +/-75 +/-300

1/ Includes single family detached and attached homes, apartments and condominiums
2/ In the St. Louis MSA, from 1997 to 2002
3/ Households with annual income of more than $20,000
4/ Based on historical trends in the St. Louis marketplace and The Concord Group experience
5/ Based on product preferences in the MSA from 1990 through 1997
6/ At midpoint - year 2000
7/ Assumes 25% annual turnover of rental households
8/ Assumes 7% annual turnover of owner households
9/ Capture potential for downtown increases over time as a critical mass of product is established in the area
Source:  Claritas: U.S. Bureau of the Census; Homebuilders Association; St. Louis Development Corporation





Exhibit 5
Potential Annual Demand for Office Use

Based on Office Using Employment Growth and Turnover
St. Louis MSA and Capture Potential for Downtown St. Louis

Annual Average 1998 - 2005

SOURCES OF DEMAND ANNUAL DEMAND
Usage Factors        1998-2005

OFFICE DEMAND FROM NET EMPLOYMENT GROWTH

F.I.R.E. 1/
Annual Growth in Employment 2/ 1,440
x Office Using Employment capture Rate 3/   90%
= Annual Growth in Office Using Employment 1,296
x Square Footage Factor 4/    250
= New Office Space Demand from F.I.R.E         324,000

Professional Services 5/
Annual Growth in Employment 2/ 3,504
x Office Using Employment Capture Rate 6/   85%
= Annual Growth in Office Using Employment 2,978
x Square Footage Factor 4/    250
= New Office Space Demand from Professional Services         744,600

Other Services 7/
Annual Growth in Employment 2/ 5,256
x Office Using Employment Capture Rate 8/    25%
= Annual Growth in Office Using Employment 1,314
x Square Footage Factor 4/    250
= New Office Space Demand from Professional Services         328,500

Other 9/
Annual Growth in Employment 2/ 3,955
x Office Using Employment Capture Rate 10/   15%
= Annual Growth in Office Using Employment   593
x Square Footage Factor 4/   250
= New Office Space Demand from Professional Services        148,313

TOTAL ANNUAL ST. LOUIS MSA OFFICE DEMAND POTENTIAL     1,545,413
FROM NET EMPLOYMENT GROWTH

ADDITIONAL DEMAND FOR NEW OFFICE SPACE FROM
ANNUAL TURNOVER IN EXISTING OFFICES

Estimated Existing Office Space in St. Louis MSA  43,000,000
x Turnover Factor 11/    2%

TOTAL ST. LOUIS MSA DEMAND POTENTIAL FROM TURNOVER       860,000

TOTAL ST. LOUIS MSA DEMAND POTENTIAL    2,405,413

DOWNTOWN ST. LOUIS POTENTIAL CAPTURE OF DEMAND 12/ 10%

DOWNTOWN ST. LOUIS ANNUAL ABSORPTION POTENTIAL       240,541

1/ F.I.R.E. includes: Finance, Insurance and Real Estate
2/ Source:  Woods & Pool Economics
3/ Based on market  trends
4/ Assumes and average of 250 square feet per office using empoyee
5/ Source:  Woods & Pool Economics
6/ Based on market  trends
7/ Source:  Woods & Pool Economics
8/ Based on market trends
9/ Includes Construction, Manufacturing, Trade, Transportation/Utilities & Communication and Government
10/ Based on market trends
11/ Based on market trends
12/ Assumes focused marketing effort on part of the City to attract new office users to area and that space is available


