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Gerald W. Haddock

Good morning. We are happy to have with us today, Jim Still. Jim Still comes to Silver Star
with an outstanding pedigree. He is well educated. He is an expert at real estate and has a
great history in the compensation world, and he is here to talk to us about Silver Star. Jim, |
just gave you a headliner, but | really want the stockholders to get to know you.

I really want you to tell us about your background, how you got where you are, your
experiences in the real estate market, various industries, and as a CEO, the appreciation of
that job and the difficulties, and then translate. We'll talk a lot about compensation, but your
background, in the compensation arena before we dig into the details.

Jim Still
That sounds great, Gerald. Thanks very much for this opportunity.

Gerald W. Haddock
You bet.

Jim Still

I went to Amherst College. | got my Bachelor of Arts degree there, and then | went to the
Wharton School, the University of Pennsylvania to get my master's in business
administration with a dual major in management and finance and so, | had the opportunity
to go to some pretty good schools and feel very blessed by that know, Gerald, one of the
reasons that | was interested in the original Hartman was that my career consists, I've been
the CEO of six companies during my career, and in multiple industries and almost in every
case the company that | went in to run was one that needed help from a growth standpoint
and that's what | found interesting about Hartman, and find even more fascinating today
about Silver Star. The first company that | ran was a subsidiary of what is now Verizon
Corporation.
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It was a company by the name of Bell Atlantic Properties. Bell Atlantic Properties was one of

the largest owners of commercial industrial real estate in the mid-Atlantic region in the
1990s. And with my management team, | engineered the largest management buyout of a
commercial real estate company in the 1990s.

We raised significant amounts of capital from a Wall Street private equity fund and went from
being a subsidiary of Atlantic to being a private REIT, and during that process, of course, we
looked at the alternative of going public and went through that entire exercise. But at the end
of the day, the price or the benefit buyout turned out to be the best option. Within two years
of that company becoming a private REIT, we were given the opportunity to manage a merged
company, one down in Virginia and Maryland. And we went from a certain size to probably
close to a billion dollars of commercial and industrial real estate. Then ultimately, we sold
out to a public company a few years later.

During my time with what was first Atlantic properties and then Atlantic American properties,
really our extensive focus was on operating performance. And I'll talk about the
compensation in just a little bit. But it was really on optimizing the operating performance of
the company. And it was through that optimization process. And we were written up in a book
with the best practices that we deployed to improve the performance of that company.

It was with that background that | joined the original Hartman company and now I'm part of
the Silver Star REIT team. And as | said, these were sizable transactions. They were in the
sectors that directly analogous to what the original Hartman was involved with, which was
commercial and industrial real estate. And again, | feel very proud of the fact that our team,
really created just one of the finest operating performance teams and companies in the
industry at that time. And then since then, | have run several companies in different sectors
of the economy, most of them institutionally backed. So | have run companies that were
owned by some of the largest institutional real estate investors, as well as private equity
investors in the entire country.

And | think that that the breadth of that experience really serves us well now. | think it has, |
hope ithas interms of the operating performance of Silver Star. But | think of even more value
frankly going forward is that the diversity of my background in terms of different types of
ownership, but also different sectors really bodes well as we merge into, excuse me, as we
embark on this | think fascinating pivot into self-storage.

As you know, it's an industry that we've done, executive committee has done extensive
research into. And it's important for the shareholders to understand that it was only based
on this extensive research, which you caused us to spearhead Gerald and Jack Tompkins
and myself were involved with, that has caused us to believe that this is a really good
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opportunity for us as well as for all of our shareholders. So again, the diversity of my
background, the real estate side of things, the operating performance, and then as it relates
to compensation, I've sat on several compensation committees, not only for the companies
that | was involved with, but for probably the other dozen board of directors that | sat on
during my career. Hopefully that's a helpful that's a helpful start.

Gerald W. Haddock

Talk to us about compensation, your guiding principles, how those applied at Silver Star, and
your history. You gave us a great review of your experiences, and you might bring some of that
to light here. But let's dig into details with what you have engineered compensation wise in
order to, you know, to do several things. But one of which | believe is to try to institutionalize
a system and two, to provide incentives for the executives. And we still got some work to do
profit sharing wise to bleed a lot of that to the entire workforce. But we need to get stabilized
before all of that gets done. And completing this pivot and really positioning us for self-
storage. | think gives us an opportunity to really, really go get the benefits of some of your
best work. And that's designing some of these profit sharing plans going forward. So tell us
about your thoughts on compensation.

Jim Still

So, as you know, | was head of the original compensation committee at Hartman and I'm
head of the compensation committee at Silver Star now. And if shareholders who are
watching this video take one thing away from the compensation discussion, it should be that
our compensation package is yours, the executive committee, the management team is all
market based. There's nothing extravagant; there's nothing out of the ordinary. We have used
very disciplined market practices, best practices, market practices, whatever you want to
call to come up with the compensation package for. Again, the chairman slash CEQ, the
executive committee and for the management team. And first of all, that's my philosophy.
Again, I've been on, served on several boards. I've run several companies. I've worked with
some of the finest private equity compensation people in the world, certainly in the country.
And so | feel pretty strongly that if you don't put together a market-based plan that aligns the
team with the shareholders, then you're creating a conflict. And | will tell, again, I'll reiterate
to the shareholders that all aspects of our compensation plans are market-based. So, you
might say, what does that mean? What that means is that the levels of cash compensation,
the levels of equity compensation, levels of benefits, although frankly benefits don't really
come into play much here, Gerald. But with the first two, we're based and are based on
market tests. We've either used some of the best outside firms in the country, outside
experts who work not just with us, but with hundreds and hundreds, not thousands of firms.
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So, we can look at them and say, is ours fair? Is it equitable? Is it structured the right way?
And they can tell us whether it's not. And, and, or we do our own market tests. So, for
instance, as it relates to the, the CEO compensation, you know, | have a spreadsheet that's
based on not just a spreadsheet and analysis. It's based on, on compensation levels for
companies of the size of originally Hartman and then Silver Star. And, and what a CE, what
an average CEO compensation would be, what a top 25 % quartile would be in the middle
you know, lower and so forth. And all of it's market tested. And frankly, | won't go down this
road, but | will tell you too long, but I'm irritated because | think some of our practices have
been unfairly slandered and it's just not accurate. So again, as it relates to cash
compensation, as it relates to terms of employment, we've used some of the best
employment lawyers that we have access to. We've been able to tell the compensation or
affirm or in some cases, by the way, suggest something different as it relates to the terms of
an employment agreement. The executive committee and Gerald W. Haddock as CEO and
chairman, we only create equity value for ourselves when there is equity value for our
shareholders. In testimony that | gave several months ago in a Baltimore court, | was asked
by opposing counsel's attorney what our equity is worth right now. And my answer was
nothing. Okay, because our job at this point is to create value for the shareholders to create
equity value for our shareholders. And when that occurs, we are completely aligned with the
shareholders. And whenvalue is created for the shareholders, we getvalue and so forth. And
so the two people on this call right now, Jack Tompkins, we are all aligned in trying to create
value for you. First of all, because that's our fiduciary responsibility. But secondly, because
that creates value for us It's a very traditional model in corporate America. It's a very
traditional and very strong model, Gerald, in the private equity community. Private equity
community over the last, as | said, 40 years has created almost a whole new genre, if you
will, of equity compensation thatis as good as it gets in the industry.

Gerald W. Haddock

With respect to the rights profit sharing plan, just comment generally on two aspects. What
relevance is net asset value to real fair market value? And again, when you're talking about
the total alignment, you're talking about the executive committee as a whole, realizing
benefits at the same time shareholders do, | believe, right?
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Jim Still

NAV is really the equivalent to me of when an appraisal might be done for, you know, for an
asset. Does that mean that that's exactly the value that you're going to getin the market? No,
it's not. Because you have to have a liquid market for NAV or frankly, in the analogy that | use,
for an appraised value to become realistic. So | think NAV is an overhyped, to some extent
unrealistic way of looking at true value for an enterprise like this is certainly something that's
important to us and we don't dismiss that, but it does not directly compare to what | would
call shareholder value, true equity value for our shareholders.

Gerald W. Haddock

So, our objective right now and our charge with the self-storage strategy is ultimately to
achieve liquidity in a real market. NASDAQ, OTC, New York Stock Exchange, wherever we
may land in due time with building critical mass obtaining private equity funding to help us
getthere. Once we've got an established market, it's easy to go look in the paper, look on our
computers and determine what the bid ask is. You can't really do that now. It'll solve some
of the liquidity problems. It'll solve some of the information problems. It's the fourth quarter.
You gave us a job, the shareholders did and now | think the executive committee is asking
you just let us finish the job.

Jim Still

Yeah, and | think that's a perfect way to put it because until we can provide liquidity to the
shareholders, Gerald, at an attractive level to them. We haven't gotten the ball in the hole
yet. I mean, ourjob is to create liquidity, create value, first of all, but more importantly, create
liguid value for our shareholders. Then under the, you know, the prior ownership or excuse
me, prior management, it was highly unlikely if the net might be generous that you are going
to see liquidity for your assets. We are trying to come up, we have developed a strategy. We
believe it's on a comparable basis, a superior strategy and it's superior on a lot of
dimensions, Gerald, one of which is we think it will provide liquidity. When? We don't know,
okay? Mean, management has to be patient and we want to be both aggressive but patient if
you can be those two things. Yeah, | mean at the end of the day our job is to provide liquidity
to existing shareholders and then our new shareholders to the extent that we get new capital
down the road.

Gerald W. Haddock
Okay, let me ask you the $64 question. The opposition has questioned stock grants, our
profits interest, large valuations. What are they really worth?
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Jim Still

Nothing. That's exactly what | said to the court several months ago in Baltimore. | don't think
that the opposing counsel was pleased with my answer because it was the right answer. But
the value thathas been ascribed to our profitinterestis its fantasy. | suggest that we probably
wish it was worth that much but it's not. And we hope that down the road it will be because
if it is worth that, then our shareholders will have benefited enormously, far more than we
should. We haven't, which is the right way. We want them to be firstin line in the bank, okay?
They are by definition firstin line in the bank. We're behind them. But it's, again, | just use the
word irritating. It's a little frustrating because to suggest those levels of valuation, it's fantasy,
it's Harry Potter, it's Lord of the Rings, whatever you want to put it to the collections | like, by
the way, but | like them for their fantasy. And so, it's unfair that those values have been sent
out publicly because perhaps some shareholders believe that and | certainly respect every
shareholder who we're talking to, but it's just not true.

I will go back and tell you that the profits interest was created by one of the largest and most
reputable compensation firms in America for the real estate sector. | wouldn't even say one
of them as far as I'm concerned, the most reputable. So that's just a fact. It was not made
up. It was created by the finest, most reputable compensation firm in the country. As it
relates to compensation, we've done multiple tests for the CEO level. And frankly, | have no
interest in flattering Gerald here, but for us to get someone with Gerald's background at the
compensation level that he's been paid is a great benefit to the shareholders because we
don't find somebody, for instance, with Gerald's ~ experience at Crescent and other places
in the Crescent or the Texas Rangers at the compensation levels we've been paid and third,
will tell you that the board of directors fees came directly from the original Hartman plan.
Okay, we adjusted them for inflation as is completely typical for market practices and we
adjusted them for the number of board members. But outside of that, it was the original plan
adjusted for those two factors. And anything to the contrary is just, it's just false. And | feel
like it's unfair to frankly to the shareholders that you were told something that was untrue.
So, we're, you know, we're the compensation levels are all market-based. We get nothing
until you get your money. And then when you get your money, we get what | call a market-
based level of remuneration as well.

Gerald W. Haddock
And just to round out your views there, that would apply as well to any of the change of
control, provision, recognition there and valuation.
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Jim Still

Absolutely, Yeah, the change of control is a very typical, very typical arrangement that we
have in place. And I've, I've signed during my career, half a dozen or more employment
contracts. And when there's changes, yes, changes control, you know, certain actions, trip,
you know, get tripped immediately. So yeah, this is all, this is all market based. there's
nothing outside of what I'll call market-based arrangements here. But we all know that
certain times, for instance, the 2008 recession, the market conditions around COVID,
certainly as it impacted this industry, they changed things. And they caused companies to
have to either suspend dividends or in some cases, not pay dividends at all over an extended
period of time, not even a suspension. So, the compensation committee was working 2021,
2020, 21, 22, Gerald, and putting together a cash-based compensation plan for AlHartman.
Nothing was ever agreed to. We were sharing ideas. We were going back and forth. We had a
committee, as | mentioned, the compensation committee consisted of several members of
the then board with enormous institutional experience. And we were, again, we were going
back and forth because we felt at the time that if market conditions were really difficult, then
it was probably better that the CEO in that case at that time, Al Hartman, received cash
compensation so that his livelihood was not completely based on dividends. So we went
through, we were in the process of going, of creating something. Again, nothing was ever
agreed to. We never had a formal employment agreement. | know Mr. Hartman had shared
with the compensation committee a draft which we ~ rejected. It was way beyond market,
but we were in discussions. We were in negotiations, if you will. so that is what the original
Hartman idea was, again, total alignment with shareholders, which we generally agreed with
unless market conditions change, which market conditions change often, particularly in the
real estate world. And so, we were endeavoring to create a cash-based, you know, with that,
you know, potential equity and annual incentive and so forth.

Gerald W. Haddock
Long-term, short-term. What was his view with respect to whether he received a salary or
not?

Jim Still

Well, for the original four or five years, | don't remember the exact timeframe. Mr. Hartman
told us he was not receiving any base pay and certainly we had no reason to not believe that.
Butthen as we went through this process that | just described for creating what I'll call cash-
based income level for Mr. Hartman. You know, Mr. Hartman, | believe was in support of that
concept, okay? And we were in the process of negotiating that. And at a pointin time in that
process, | asked Mr. Hartman, Al, as we work to create this cash-based plan for you, the
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dividends had been Gerald had been suspended at that point because of both weak
operating performance, but also market conditions. | said, how can you confirm?

Gerald W. Haddock

Before you go into a Hartman situation, then they were suspended. We had an independent
advisor come in, do a deep dive study with respect to strategic options that we were looking
at. And then at that time we learned a lot. And that's when the distributions were suspended.
You may give a little color on that and then go forward with what you were about to say.

Jim Still

Well, as was testified to up in the, again, in the Maryland court, we were ~ the members of
the board at that time. We believe we were misled by Mr. Hartman as to the condition of a
certain loan that was, that needed to be refinanced. And when we finally were able to get to
the bottom of that after some pretty extensive research on the part of the board. We realized
that the operating performance was not sufficiently strong ~ to allow us to refinance. It
probably had been six or nine months before when we could have signed that debt and we
didn't. But we realized that the operating performance had deteriorated, and we did suspend
dividends. So, yeah, these were more challenging times for the company and for the board.
And that was based, as you said, in part on an independent analysis that was done for the
board. I'm a huge believer, as | mentioned in the compensation discussion, in independent
analysis, and that occurred here to help us understand that continuing to pay dividends was
not something that was feasible.

We asked Mr. Hartman during this process that | was in the meeting with another member of
the board who was on the compensation committee. said, can you before we go forward
here, can you please affirm for me and for us that you are not receiving any compensation
from the company? Again, the whole idea was at that point, the whole principle that Mr.
Hartman believed in was he only had paid when dividends were paid and dividends had been
suspended about six months before that and so in theory, that meant that he was not
receiving any compensation from the company. And after a fairly lengthy hesitation, Mr.
Hartman informed us that he in fact was receiving ~ compensation from the company,
unauthorized by the board, undisclosed at the time to the shareholders, to make up, if you
will, for the dividends that he was not receiving. He also subsequently to that, disclosed that
he had been receiving a stipend, which he had not disclosed to either the compensation
committee or the board of directors. will go on record as telling you the first thing that | did
was | went into the CFO to make sure that to ask him whether these payments were at least
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reflected on the books. They were not particularly in an area that | think was appropriate, but
they had been booked. But that frankly created a very significant trust issue at that moment
because Mr. Harmon had simply not been truthful to us as to basically, he was taking money
from the company that he was not entitled to take from the company. And that was certainly
one of the triggers in my mind that ended up, you know, it was a part of the challenge or part
of the, again, the impetus for the management change.

Gerald W. Haddock

I'm going to wrap and thank you for the excellent news to the shareholders and presentation
and more so for your service on the executive committee and oversight and management
advice, if you will, to the entire company. And you're the one person that | can always count
on to stand up and give encouragement to this team and they respond in very dire straits.
And it's been that way from the beginning. And on behalf of everybody | hear from, you have
tremendous respect with this team, and | thank you for recognizing their hard work and
service for these stockholders.

Jim Still

Well, | appreciate that Gerald and I'll just leave one final message for the shareholders, is
we've no one is looking for a medal, but we have done nothing but look out for the
shareholder interests. think we continue to, | know we continue to, and I'm very confident.
And again, | appreciate those kind words, and we look forward to shareholders creating value
for you and more importantly, creating liquid value for you down the road. So, thank you.

Gerald W. Haddock
Thank you.
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