UTAH

1996 Utah Real Estate Investment Trust
Tax Return And Instructions

Form TC-20REIT

WHEN, WHERE, AND HOW TO FILE

When? By the fifteenth day of the fourth Where? How? Use preprinted labels and forms.
month following the close of the tax year. Make corrections directly on label.

Utah State Tax Commission
An extension of time to file (not to exceed 210 North 1950 West Be sure to use the federal identification
six months) will be granted by the Tax Salt Lake City, Utah 84134-0300 nhumber, Utah charter number, and name as
Commission upon receipt of the required registered with the Department of Commerce.

prepayment amount.

If you need an accommodation under the Americans with Disabilities Act, contact the Tax Commission at (801) 297-3811 or
Telecommunications Device for the Deaf (TDD) (801) 297-3819. Please allow three working days for a response.

Tax Questions? You may submittax questions to the Tax Commission through the World Wide Web.
The Tax Commission's Internet Home Page address is:http://www.tax.ex.state.ut.us




GENERAL INSTRUCTIONS AND INFORMATION

1. Who Must File

Every real estate investment trust (REIT) or fund of such com-
pany, as defined in IRC Section 856, that is registered or doing
business in Utah shall file form TC-20REIT. Doing businessin
Utah includes owning an interest in Utah real property.

2. When to File
Returnsshall befiled on or beforethe 15th day of thefourth month
following the close of the taxable year.

3. Extension

A real estate investment trust qualifies for asix-month extension
of timetofileitstax returnif it makesthenecessary tax prepayment
by the due date of thereturn. The extension prepayment amount
must be equal to:

(1) atleast90 percent of thecurrentyear’ stax liability or the$100
minimum tax, whichever isgreater; or
(2) 100 percent of the previous year’ stax liability.

Underpayment of extension prepayment is subject to penalty
(General Instruction 5 below). Extension prepayments can be
made on form TC-559 found within the corporation tax payment
coupon booklet. Those real estate investment trusts making
estimated tax prepaymentstypically will have prepaid 90 percent
of thecurrentyear’ stax liability, and thereforemay not berequired
to make a separate extension prepayment.

4. Tax Rate

Thereisaminimumtax (privilegetax) of $100onevery real estate
investment trust regardless of whether the real estate investment
trust exercisesits right to do business.

5. Penalties

Thepenalty for failuretofileatax duereturn by theduedateisthe
greater of $20 or 10 percent of the tax due. In addition, if atax
balance remains unpaid 90 days after the due date, a second
penalty, thegreater of $20 or 10 percent of thetax balance, will be
added for failureto timely pay.

The penalty for failureto pay tax due asreported on atimely filed
return, or within 30 daysof anotice of deficiency, isthegreater of
$20 or 10 percent of the tax balance due.

The penalty for underpayment of extension prepayment is 2
percent per month of the unpaid tax during the extension period.

The penalty for failureto file an information return or acomplete
supporting schedule is $50 for each return or schedule to a
maximum of $1,000.

The penalty for each underpayment of required estimated tax or
required quarterly installments shall be determined by applying
the state interest rate(s) in effect for the period of the underpay-
ment, plusfour percentage points, to the amount of the underpay-
ment for the period of the underpayment.

For alist of additional penaltiesthat may beimposed, pleaserefer
to Utah Code Ann. Section 59-1-401.

6. Interest

The calendar year interest rate applicable for all taxes and fees
administered by the Tax Commission shall be two percentage
pointsabovethefederal short-termratein effect for the preceding

fourth calendar quarter. This rate is published by the Internal
Revenue Servicein September of each year.

The interest rate for al taxes and fees administered by the Tax
Commission for the 1997 calendar year is 8 percent.

7. Prepayment Requirements

Every real estate investment trust having a Utah tax liability of
$3,000 or morein the current year, or which had atax liability of
$3,000 or more in the previous year, must make quarterly esti-
mated tax prepayments.

A real estate investment trust is not subject to the prepayment
requirements for the first year that real estate investment trust is
required to fileareturnin Utah if the real estate investment trust
makes a payment on or before the due date, without extension,
equal to or greater than the minimum tax.

Prepaymentsaredueinfour equal paymentsonthe 15th day of the
4th, 6th, 9th and 12th months of thereal estate investment trust’s
taxableyear. Real estateinvestment trusts may elect to makethe
quarterly prepaymentsequal to 90 percent of the current year'stax
or 100 percent of the prior year'stax. Asdefinedin Section 6655,
Internal Revenue Code, the applicabl e percentage of therequired
annual payment for annualized incomeinstallments, for adjusted
seasonal installments, and for estimated tax paymentsbased onthe
current year tax liability isthe following:

Installment Percentage
1st 225
2nd 45.0
3rd 67.5
4th 90.0

If ataxpayer el ectsadifferent annualization period than theperiod
usedfor federal purposes, thetaxpayer must makean electionwith
theTax Commissionat thesametimeasprovidedin Section 6655,
Internal Revenue Code. Prepayments should be made with form
TC-559, Corporation Tax Payment Coupon Booklet.

Real estate investment trusts not making the required tax prepay-
ments are subject to a penalty as stated in General Instruction 5,
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Exceptions to Penalty

1. Annualized Exception: A real estate investment trust may
annualize its income before determining the amount of each
installment. Itisrecommended that federal guidelinesbefollowed
in determining annualized income. If the real estate investment
trust meets the annualized exception at the federal level, for any
installment, indicate by checking the appropriate box(es) onform
TC-20REIT, line 14.

2. Recurring Seasonal Exception: A real estateinvestment trust
with recurring seasonal income may annualize itsincome before
determining the amount of each installment. It isrecommended
that federal guidelines be followed in determining seasonal in-
come. If the real estate investment trust meets the seasonal
exception at the federal level, for any installment, indicate by
checking the appropriate box(es) on form TC-20REIT, line 14.



3. Prepayment of minimum tax:

a  Red estateinvestment truststhat met the prepayment require-
ment in the current year and had a tax liability of $100 (the
minimum tax) for the previous year, may choose to prepay the
minimum tax amount of $100 on the 15th day of the 12th month
instead of four increments of $25.

b. Real estateinvestment truststhat met the prepayment require-
ment in the previous year and have a tax liability of $100 (the
minimum tax) in the current year, may choose to prepay the
minimum tax amount of $100 onthe 15th day of 12thmonthinstead
of four increments of $25. In this scenario, thereal estate invest-
ment trust must pay $100, not 90 percent.

TheTax Commissionwill cal culatethe penalty for underpayment of
required prepayments. Taxpayerswhowouldliketocalculatetheir
own penalty may contact the Tax Commission, telephone (801)
297-7790for assistance.

8. Rounding off to Whole-Dollar Amounts
All entries must be made in whole-dollar amounts.

9. Additional Information

If you need additional information, contact the Utah State Tax
Commission, 210 North 1950 West, Salt L ake City, Utah 84134,
telephone (801) 297-2200, TDD (801) 297-3819 or 1-800-662-
4335toll free. For additional forms you may call (801) 297-
6700.

INSTRUCTIONS FOR RETURN

Real Estate Investment Trust Name and Address area
Enter thereal estateinvestment trust nameand addressinthe space
provided. Check the box providedif there hasbeen achangeinthe
Real Estatel nvestment Trust nameor addresssincelast year'sfiling.
Make any necessary corrections to the name and address on the
name and address lines provided.

Telephone Number
Enter the telephone number for thereal estateinvestment trust.

Federal Identification Number and Utah Charter
Number
Enter the FIN or Utah charter number in the appropriate field.

Line 1 Net Income/L oss
Enter thereal estate investment trust taxable income from federal
form1120-REIT, line22.

Line 2 Federal Net Operating L oss Deduction
Enter the federal net operating loss deduction from federal form
1120-REIT,line21a.

Line 3 Apportionable Income
Linelplusline2.

Line 4 Apportionment Fraction
100 percent or bring fraction from Schedule J, line 7.

Line 5 Utah Taxable Income/L oss
Multiply line3 by line4. If Utah taxableincomeonline5isaloss,
thereal estateinvestment trust hasan option of: 1) carryingtheloss
back (subject tothe $1,000,000 limitation); or 2) foregoing theloss
carryback and carrying thelossforward.

If an election is made to forego the federal net operating loss
carryback, asimilar electionis considered to be madefor Utah tax
purposes unless the taxpayer makes an election to carry back the
lossfor Utah purposes. Indicateintheappropriatebox whether you
elect to forego the Utah net | oss carryback.

If noelectionismadetoforegothelosscarryback, the Utah netloss
must be carried back to theearliest of thethree precedingtax years;
if not entirely used to offset income of that year, it must be carried
to the second year preceding the lossyear; and any remaining loss
is next carried to the taxable year immediately preceding the loss
year. Any remaining lossiscarried forward.

A refundresultingfromthecarryback of aUtahlossmust beapplied
for by the 15th day of the 40th month following the end of the
taxableyear theloss occurred.

Line 6 Utah Net Loss Carried Forward From Prior
Years

Lossesincurred inyearsbeginning prior to January 1, 1994, which
remain after all carrybacks have been applied, may be carried
forwardfor fivetaxableyearsfol owing thetaxableyear of theloss.

Losses incurred in years beginning on or after January 1, 1994,
whichremainafter all carrybackshavebeenapplied, may becarried
forward for fifteen taxable years folowing the taxable year of the
loss.

Attach aschedul e to the return to support the loss amounts carried
forwardonline®6.

Line 7 Net Taxableincome
Line5lessline6.

Line 8 Calculation of Tax
Multiply line 7 by .05, or enter the $100 minimum tax due,
whicheverisgreater.

Line 9 Total Penalties and Interest.

Enter any applicable penalty and interest amounts on the appropri-
atelines. Enter thetotal amount onthisline. TheTax Commission
will calculate the penalty for underpayment of required prepay-
ments. Taxpayers who would like to calculate their own penalty
may contact the Tax Commission at (801) 297-7790.

Line 10 Total Tax, Penalty, and Interest Due
Addlines8 and 9.

Line 11 Total Prepayments
Enter thetotal from ScheduleE, line5.

Line 12 Total Remitted

If line10islarger thanline 11, subtract line 11 fromline10. DO
NOT MAIL CASH. THE TAX COMMISSION ASSUMES
NO LIABILITY FORLOSSOF CASH PLACED IN MAIL.
Attach aschedulefor any nonrefundabl e credits claimed.

Line 13 Total Refund
If line11islarger thanline 10, subtract line 10fromline11.
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Line 14 Quarterly Estimated Prepayments M eeting
Exception

Check boxes corresponding to the four quarterly prepayments
for those quartersin which exceptionsto penalty exist. Refer to
General Instruction 7, page 1, for exceptionsto penalty on
estimated prepayments. Attach supporting documentation.

Signature and date lines are required for declaration
of thereturn’s accuracy. Refundswill not be granted
on returns without signatures and dates.

The section titled " Supplemental Information to be Supplied by
all Real Estate Investment Trusts' must be completed by all rea
estate investment trusts.

INSTRUCTIONS FOR SCHEDULE J
APPORTIONMENT SCHEDULE

Determine apportionment fraction by completing this schedule.
The factors express a percent for tangible property in Utah, for
wagesand salariesin Utah, and for salesinUtah. Thesefactorsare
to be added together and divided by the number of factors present
(typically 3) to arrive at the Utah apportionment fraction. This
fraction is to be applied to the apportionable income (or loss) to
arrive at the amount of income (or loss) apportioned to Utah. In
cases where one or more of the factorsis omitted due to peculiar
aspects of the business operations, thereal estate investment trust
should divide by the number of factors present.

Income or loss from partnership or joint venture interests shall be
included inincome and apportioned to Utah through application of
thethree-factor formulaconsisting of property, payroll, and sales.
For apportionment purposes, the portion of partnership or joint
venture property, payroll, and salesto beincludedinthereal estate
investment trust's property, payroll, and sales factors shall be
computed on the basis of the real estate investment trust's owner-
ship interest in the partnership or joint venture.

Briefly describe the nature and location(s) of your Utah business
activitiesin the space provided at the top of this schedule.

Lines 1a-e Tangible Property

Show the average cost value during the taxable year of real and
tangible personal property used in the business within the state
(including leased property) in column A; and overall (including
Utah) in column B.

Property owned by the real estate investment trust isvalued at its
original cost. Property rented by thereal estateinvestment trust is
valued at eight timesthe net annual rental rate. Net annual rental
rateistheannual rental rate paid by thereal estateinvestment trust
lesstheannual ratereceived by thereal estateinvestment trust from
subrentals.

Theaveragevalueof property shall bedetermined by averagingthe
cost val uesat the beginning and ending of thetax period. However,
monthly valuesmay be used or required if monthly averaging more
clearly reflectstheaverageval ueof thereal estateinvestment trust's

property.

A supporting schedul e should be attached whenever monthly aver-
agingisused.

Line 2 Total Tangible Property
Enter totals of lines 1a-ein the respective columns.

Line 2a Property Fraction
Determine property fraction: column A, line 2 divided by column
B, line2.

Line 3 Wages, Salaries, Commissions, and other
Includable Compensation

Wages, salaries, commissions, and other includabl e compensation
paid to employees for personal services must be included in the
Utah factor to the extent that the services, for which the compensa-
tion was paid, were rendered in Utah.

Compensation ispaid in the state if (1) the individual’s serviceis
performed entirely within the state; (2) the individual’s serviceis
performed both within and without the state, but the service per-
formed without the state is incidental to the individual’s service
withinthe state; or (3) some of the serviceisperformed inthe state
and (a) thebase of operationsor, if thereisno base of operation, the
placewheretheserviceisdirected or controlled within the state, or
(b) the base of operationsor the placewherethe serviceisdirected
or controlled is not in any state where some part of the serviceis
performed, but theindividual’ sresidenceisin thisstate.

Amounts reportable for employment security purposes may ordi-
narily be used to determine the wage factor.

Line 3a Wages Fraction
Determinewage fraction: column A, line 3 divided by column B,
line 3. Overall wages, including Utah, arelisted in column B.

Lines 4a-c Gross Receipts From Business

Thesalesfactor isthe percentagethe sales, rents/leases, or charges
for serviceswithin the state for the taxabl e year bear to the overall
salesfor thetaxableyear. Grossreceiptsfrom the performance of
servicesarein thisstate to the extent the servicesare performed in
thisstate.

Line 5 Total Sales and Service
Enter totals of lines4a-c in their respective columns.

Line 5a Sales Fraction
Determine salesfraction: column A, line 5 divided by column B,
line5. Overall sales, including Utah, arelisted in column B.

Line 6 Total Fraction
Enter total of lines 2a, 3aand 5a.

Line 7 Apportionment Fraction

Determine apportionment fraction: Line 6 divided by the number
of factors used (typically 3 - property, wages and sales). If oneor
more of the factorsare not present (i.e., thereisazero represented
onlines 2, 3, or 5in column B), divide by the number of factors
present. Enter apportionment fractionhereandon TC-20REIT, line
4.

Page 3



INSTRUCTIONS FOR SCHEDULE L
CARRYBACK OF CURRENT YEAR LOSS
UTAH CODE ANN. SECTION 59-7-110

For tax years beginning on or after January 1, 1994, if an election
ismadeto forego thefederal net operating loss carryback, thenthe
Utahnetlossisnot eligibletobecarried back unlessaseparate Utah
election is made. This election should be made on form TC-
20REIT, line5.

A Utah net loss from ataxable year beginning before January 1,
1994, shall be carried back to the earliest of the three preceding
tax years; if not entirely used to offset income of that year, it
must be carried to the second year preceding the loss year; and
any remaining lossis next carried to the taxable year immedi-
ately preceding thelossyear. Any remaining loss shall be
carried forward five taxabl e years following the taxabl e year of
the loss.

A Utah net loss from ataxable year beginning on or after January
1, 1994, may be carried back three taxable years preceding the
taxableyear of theloss, asexplainedinthepreviousparagraph, and
carried forward fifteen taxable yearsfollowing the taxabl e year of
theloss. The amount carried back from a taxable year may not
exceed $1,000,000. Lossamountsinexcessof $1,000,000 must be
carriedforward.

Linel
Enter the (positive) value of net lossamount for the current year as
determined on form TC-20REIT, line 5.

Line2
Enter the amount in excess of $1,000,000 from line 1, otherwise
enter zero.

Line3
Enter value of adjusted loss amount. Determine adjusted loss
amount by subtracting line 2 from line 1.

Line 4a

Enter the net Utah taxable income from the earliest of the three
preceding tax years (third prior tax year) if the net Utah taxable
incomeisagain. If the prior tax year isaloss enter zero here.

Line4b
Enter the amount of loss carryback claimed against the third prior
tax year (line 3 or 4a, whichever isless).

Line 4c
Enter amount of adjustedincomefor third prior tax year by subtract-
ing line 4b from line 4a.

Line 4d
Enter the greater of the cal culated tax (line4c multiplied by .05) or
minimum tax ($100 per corporation).

Line 4e
Enter the amount of tax previously paid onthethird prior tax year.

Line 4f
Enter decrease in tax (refund) for the third prior tax year by
subtracting line 4d from line 4e.

Line5
Enter month and year of tax year beginning and end for third prior
tax year inthespacesprovided and carry down amount fromline4b.

Line6
Enter value of loss remaining amount. Determine loss remaining
amount by subtracting line 5 from line 3.

Line 7a

Enter the net Utah taxable income from the second preceding tax
year (second prior tax year) if the net Utah taxableincomeisa
gain. If thetax year isaloss enter zero here.

Line7b

Enter theamount of losscarryback claimed agai nst the second prior
tax year (line 6 or 7a, whichever isless).

Line7c
Enter amount of adjusted income for second prior tax year by
subtracting line 7b from line 7a.

Line7d
Enter the greater of the cal culated tax (line 7c multiplied by .05) or
minimum tax ($100 per corporation).

Line 7e
Enter the amount of tax previously paid on the second prior tax
year.

Line 7f
Enter decrease in tax (refund) for the second prior tax year by
subtracting line 7d from line 7e.

Line8
Enter month and year of tax year beginningand endfor second prior
tax year inthespacesprovided and carry down amount fromline 7b.

Line9
Enter value of loss remaining amount. Determine loss remaining
amount by subtracting line 8 from line 6.

Line 10a

Enter the net Utah taxableincomefrom thefirst preceding tax year
(first prior tax year) if the net Utah taxableincomeisagain. If the
tax year isaloss, enter zero here.

Line 10b
Enter the amount of loss carry back claimed against the prior tax
year (line 9 or 10a, whichever isless).

Line 10c
Enter amount of adjusted income for prior tax year by subtracting
line 10b from line 10a.

Line 10d
Enter the greater of the calculated tax (line 10c multiplied by .05)
or minimum tax ($100 per corporation).

Line 10e
Enter the amount of tax previously paid on thefirst prior tax year.

Line 10f
Enter decrease in tax (refund) for the prior tax year by subtracting
line 10d from line 10e.
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Line1l

Enter month and year of tax year beginning and end for first prior
tax year in the spaces provided and carry down amount from line
10b.

Line 12
Determinetotal refund by adding lines 4f, 7f, and 10f.

Line 13
Enter value of lossremaining amount. Line 2 plusline9lessline
11.

The Tax Commission will recalculate the net adjustment to
prior yearsand the net taxableincome accor dingly.
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