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PART I

Financial Information

ITEM 1.

Financial Statements



PMC COMMERCIAL TRUST AND SUBSIDIARIES

CONSOLIDATED BALANCE SHEETS
(In thousands, except share data)

ASSETS

LOANS FECEIVADIE, NEL... ... ettt e e e e e e et e e e e s s b e e e e e s s s seabbaeeeeesseianes
Retained interests in transSferred aSSeLS........coiieiiiiiie e
Cash and cash eqQUIVAIENES. ..........oo i
RESIIICtEA INVESIMENLS. .. .\ttt et e et e e e e e et e e e e e e e a e eaaaes
OTNEE @SSBES. ... tieitie ettt ettt e ettt e st e e et e e et e e e ebeesabeeetaeeebeeebaesabeeaaeeeabeeabaesnteeanaeeaaeeas

JLIL0] = LTI £

LIABILITIES AND BENEFICIARIES' EQUITY
Liabilities:

LU g0 ST 0T oo o 1= (=10 N 1)
Revolving credit faCility.........oo.uie i
Structured notes and debentures payable...........c.oov oo
Redeemable preferred stock of SUDSIIArY.........cccoveiiieiiniie
DiVIdends PAYADIE. ........coiiie ettt ae e naeens
Accounts payable and aCCIrUEd EXPENSES. .......evriereerierierierieieesresesresresresresre e sresresresresnes
BOITOWET AOVANCES. ......eeeeteieeteeete et seeiestee st te st ese st et s ee e eee st eae e esesbesesbe e eae e eneseeneseeneees
Deferred gains 0N PropPerty SAIES. .. ... c. v ittt et e e e e e e e e e
(@] 10T g T o1 11 TSR

BLI0] £= I T o 1) AT

Commitments and contingencies

Beneficiaries' equity:

Common shares of beneficial interest; authorized 100,000,000 shares of $0.01 par value;

11,084,683 and 11,066,283 shares issued at June 30, 2009 and December 31, 2008,
respectively, 10,548,354 and 10,694,788 shares outstanding at June 30, 2009 and

December 31, 2008, reSPeCtiVEIY.......o.uie ittt e e e
Additional paid-in CaPItal..........cooviiiiiiiiii s
Net unrealized appreciation of retained interests in transferred assets..........cccooceveveeeieenns
CUMUIELIVE NEE TNCOME. ...ttt
CUMUIALIVE AIVIAENUS. ... .ottt esre e enes

Less: Treasury stock; at cost, 536,329 and 371,495 shares at June 30, 2009 and

December 31, 2008, reSPeCtiVElY. ... cuue it e
Total parent company beneficiaries' equIty.........coooir i e
Noncontrolling interests - cumulative preferred stock of subsidiary.............c.....coeun.e.
Total benefiCiaries’ BQUITY ..o s

Total liabilities and beneficiaries’ EQUILY.........ccovviiiiiiiii e

The accompanying notes are an integral part of these consolidated financial statements.

June 30, December 31,
2009 2008
(Unaudited)
$ 184,415 $ 179,807
25,399 33,248
8,945 10,606
2,723 -
3,961 3,863
$ 225,443 $ 227,524
$ 27,070 $ 27,070
23,800 22,700
13,428 8,168
1,947 3,876
1,741 3,967
1,629 2,884
1,557 2,819
1,358 1,408
264 270
72,794 73,162
111 111
152,563 152,460
759 620
164,115 160,925
(160,898) (156,829)
156,650 157,287
(4,901) (3,825)
151,749 153,462
900 900
152,649 154,362
$ 225,443 $ 227,524




PMC COMMERCIAL TRUST AND SUBSIDIARIES
CONSOLIDATED STATEMENTS OF INCOME
(In thousands, except per share data)

Six Months Ended Three Months Ended
June 30, June 30,
2009 2008 2009 2008
(Unaudited)
Revenues:

INEEIESE INCOME. .....viieii ittt sttt s e s reesaesr s $ 5636 $ 7285 % 2,785 % 3,519

Income from retained interests in transferred assets.............oooveee.n.. 1,697 4,196 781 2,277

(01T 141070 44TV 530 1,155 306 418
TOAl FEVENUES.....cvviieticctic ettt ettt sttt s s s s st e s sb e s sbassrbe s sreesreas 7,863 12,636 3,872 6,214
Expenses:

Salaries and related DENEFITS.........coviiviicii i 1,920 2,591 999 1,352

INEEIEST. ...ttt 1,596 2,210 790 977

General and admMiNIStIALIVE. ........cocvieiiriie e 977 1,123 534 654

Provision for (reduction of) loan losses, net 203 12 56 (61)

Permanent impairments on retained interests in transferred assets........ 77 377 17 96
TOAl EXPENSES.....viviiteiiecte sttt e 4773 6,313 2,396 3,018
Income before income tax benefit (provision) and

discontinued OPerations...........coveiuuiiiiee e e e 3,090 6,323 1,476 3,196
Income tax benefit (Provision)..........ccoouiiiiiei i e 50 (173) 68 (92)
Income from continuing OPErations.............oouveieeeiiiiiineiiniienes 3,140 6,150 1,544 3,105
Discontinued operations:

Gains on sales of real estate.............oovveiieviiiiee e v 50 762 20 424
NEE INCOME....oe s $ 3,190 $ 6,912 $ 1564 $ 3,529
Weighted average shares outstanding:

BaSIC. . et 10,599 10,766 10,548 10,767

DiIIULEA. .. ot et et et et e ettt 10,599 10,766 10,548 10,767
Basic and diluted earnings per share:

Income from continuing OPerations...........covevveeiieiieiiieiieeeeeennnn. $ 030 $ 057 $ 015  $ 0.29

Discontinued OPeratioNS..........vtveriuireeee et iee e e ree e - 0.07 - 0.04

NELINCOME. .. .o e e e e e e e e $ 030 $ 064 $ 015 $ 0.33

The accompanying notes are an integral part of these consolidated financial statements.



PMC COMMERCIAL TRUST AND SUBSIDIARIES
CONSOLIDATED STATEMENTS OF COMPREHENSIVE INCOME
(In thousands)

Six Months Ended Three Months Ended
June 30, June 30,

2009 2008 2009 2008

(Unaudited)

NETINCOME.....uiiiiiiiiiiiii e e e $ 3190 $ 6912 $ 1564 $ 3,529

Change in unrealized appreciation of retained interests in
transferred assets:

Net unrealized appreciation (depreciation) arising during period......... 182 (844) 80 (901)

Net realized gains included in net income.............cccooieiiiiiiiiie e, (43) (102) (28) (42)
139 (946) 52 (943)

ComMPreneNnSiVE INCOME. ... .ur et eetvee et et e ee e e e ee e $ 3329 §$ 5966 $ 1616 $ 2,586

The accompanying notes are an integral part of these consolidated financial statements.



Balances, January 1, 2008.
Net unrealized depreciation
Share-based compensation expense..
Dividends ($0.425 per share)..
Net income..........ccceoue.
Balances, June 30, 2008.

Balances, January 1, 2009....
Net unrealized appreciation......

Share-based compensation expense..
Treasury shares, net...........ccooeevveeinnennn.
Dividends ($0.385 per share)..
Net income

PMC COMMERCIAL TRUST AND SUBSIDIARIES
CONSOLIDATED STATEMENTS OF BENEFICIARIES' EQUITY
(In thousands, except share and per share data)

Six Months Ended June 30, 2008

(Unaudited)

Balances, June 30, 2009

Net
Unrealized
Common Appreciation
Shares of of Retained Cumulative
Beneficial Additional Interests in Cumulative Preferred Total
Interest Par Paid-in Transferred Net Cumulative Treasury Stock of Beneficiaries’
Outstanding Value Capital Assets Income Dividends Stock Subsidiary Equity
10,765,033 $ 111 $ 152,331 $ 1,945 $ 151,119 $ (145921) $ (3231 $ 900 $ 157,254
- - - (946) - - - - (946)
16,500 - 96 - - - - - 96
- - - - - (4,579) - - (4,579)
- - - - 6,912 - - - 6,912
10,781,533 $ 111 $ 152,427 $ 999 $ 158,031 $ (150500) $ (3231 $ 900 $ 158,737
Six Months Ended June 30, 2009
(Unaudited)
Net
Unrealized
Common Appreciation
Shares of of Retained Cumulative
Beneficial Additional Interests in Cumulative Preferred Total
Interest Par Paid-in Transferred Net Cumulative Treasury Stock of Beneficiaries’
Outstanding Value Capital Assets Income Dividends Stock Subsidiary Equity
10,694,788 $ 111 $ 152,460 $ 620 $ 160,925 $ (156,829) $ (3825) $ 900 $ 154,362
- - - 139 - - - - 139
18,400 - 103 - - - - - 103
(164,834) - - - - - (1,076) - (1,076)
- - - - - (4,069) - - (4,069)
- - - - 3,190 - - - 3,190
10,548,354 $ 111 $ 152,563 $ 759 $ 164,115 $ (160,898) $ (4,901) $ 900 $ 152,649

The accompanying notes are an integral part of these consolidated financial statements.



PMC COMMERCIAL TRUST AND SUBSIDIARIES
CONSOLIDATED STATEMENTS OF CASH FLOWS

(In thousands)

Six Months Ended

Cash flows from operating activities:
NELINCOME. ...t
Adjustments to reconcile net income to net cash provided by operating
activities:
DEPIECIALION. ... ettt ettt bbb
Permanent impairments on retained interests in transferred assets................
Gains on sales Of real eState............ovvvreieiiii e
Deferred INCOME tAXES. .. ... vvuier it iet et et et e et e ee e
Provision for 10an 10SSeS, NEt..........ocvi it
Premium income adjustment..........................
Amortization and accretion, net
Share-based COMPENSALION..........uisie ettt
Capitalized 10an origination COSES. .. .......ueieienie et iee et e e e
Loans funded, held for sale..............oooviiiiiiiiiii
Proceeds from sale of guaranteed 10ans.............cooouviiiiiii i
L0an fees remitted, NEL........cccviiniiieiiieceee e
Change in operating assets and liabilities:
OthBE @SSEES. .. e ettt et et et ettt et e e
BOrTOWEr @AVANCES. ..+t vvei e e et et et et et e e
Accounts payable and acCrued EXPENSES. ... ...vuveee et eeiiiiieeiee et ieeeeeeannes
Other labIlItIES. .. ... e e

Net cash provided by operating actiVities..........cocovvvrrnrenereeeeieeesssssn,

Cash flows from investing activities:
LOANS FUNAEU. ..o
Principal collected 0N 10@NS............coviieirnnn e
Principal collected on retained interests in transferred assets..........c.ccccoeeerrrrcnens
Principal collected on mortgage-backed security of affiliate.........................
Investment in retained interests in transferred assets.............coovvevviniininnnnnn.
Release of (investment in) restricted investments, Net..............ccoeevvevenvininnne.

Net cash provided by (used in) investing activities..........ccccooerierinnncinnncienn.

Cash flows from financing activities:
Purchase of treasury SNAreS............ . eusuesee it et et e re e
Proceeds from (repayment of) revolving credit facility, net........................
Payment of principal on Structured NOTES.........c.evurveeririrrniririeeeee e
Redemption of redeemable preferred stock of subsidiary................c.cooeeuen.
Payment OF diVIAENGS...........cvviiiieieieeeieie s

Net cash used in financing aCtiVities..........ccoeoiriireiininnieee e,

Net decrease in cash and cash equivalents.............ccccooovriiinnieiinseceene

Cash and cash equivalents, beginning of year..........c.ccccocoeiiiiniiinnccicin

Cash and cash equivalents, end of Period............ccccceeeennnnnnnnccceee e,

June 30,
2009 2008
(Unaudited)
3190 $ 6,912
13 13
77 377
(50) (762)
(109) 6
203 12
156 (6)
(223) (128)
103 96
(85) (92)
(6,454) (3,404)
7,677 1,856
17 ®)
199 214
(1,262) 49
(1,236) 77)
(19) (82)
2,163 4,881
(1,348) (24,700)
7,541 20,661
143 818
22 51
(338) (2,820)
(1,313) 1,046
4,707 (4,944)
(1,076) -
1,100 (1,350)
(260) -
(2,000) -
(6,295) (5,384)
(8,531) (6,734)
(1,661) (6,797)
10,606 11,485
8945  $ 4,688

The accompanying notes are an integral part of these consolidated financial statements.



PMC COMMERCIAL TRUST AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
(Unaudited)

Note 1. Basis of Presentation:

The accompanying interim financial statements of PMC Commercial Trust (“PMC Commercial” or together with its wholly-
owned subsidiaries, “we,” “us” or “our”) have not been audited by independent accountants. These consolidated financial
statements have been prepared in accordance with accounting principles generally accepted in the United States for interim
financial information and with the instructions to Form 10-Q. Accordingly, they do not include all of the information and
footnotes required by accounting principles generally accepted in the United States for complete financial statement
presentation. In the opinion of management, the financial statements reflect all adjustments necessary to present a fair
statement of our financial position at June 30, 2009 and results of operations for the three and six months ended June 30,
2009 and 2008. These adjustments are of a normal recurring nature. All material intercompany balances and transactions
have been eliminated. The results for the three and six months ended June 30, 2009 are not necessarily indicative of future
financial results. Therefore, these financial statements should be read in conjunction with the financial statements and notes
thereto included in our Annual Report on Form 10-K for the year ended December 31, 2008.

Certain prior period amounts have been reclassified to conform to the current year presentation. Upon adoption of Financial
Accounting Standards Board (“FASB”) No. 160, “Noncontrolling Interests in Consolidated Financial Statements” (“FAS
160”), cumulative preferred stock of subsidiary was reclassified from the mezzanine section of the balance sheet to
beneficiaries’ equity and minority interest as presented in the income statement was reclassified to interest expense. These
reclassifications had no effect on previously reported consolidated net income or cash flows, but the adoption of FAS 160 and
resulting prior period reclassification does increase our overall consolidated beneficiaries’ equity.

The preparation of financial statements in conformity with generally accepted accounting principles requires management to
make estimates and assumptions that affect (1) the reported amounts of assets and liabilities and disclosure of contingent
assets and liabilities at the date of the financial statements and (2) the reported amounts of revenues and expenses during the
period. Actual results could differ from those estimates.

In preparing the accompanying unaudited consolidated financial statements, we have reviewed, as determined necessary by
our management, events that have occurred after June 30, 2009, up until the issuance of the financial statements on August 7,
20009.

Each of our qualified special purpose entities (“QSPES™) contains a “clean-up” call provision which gives PMC Commercial
the option to repay the outstanding structured notes of the QSPE. PMC Joint Venture, L.P. 2002 (the “2002 Joint Venture™)
reached this option during January 2009 becoming a non-qualifying SPE; however, based on our current liquidity needs, the
option was not exercised. The subsidiary was determined to be a variable interest entity. Since we have regained control as a
result of our “clean-up” call option, expect to absorb the majority of the entity’s future expected losses, and receive the
entity’s expected residual returns, PMC Commercial Trust is considered to be the primary beneficiary. As a result, effective
in January 2009, this subsidiary was consolidated in our financial statements. The operations of the 2002 Joint Venture were
previously accounted for as retained interests in transferred assets. The following table summarized the assets and liabilities
of the 2002 Joint Venture (which represented a noncash transaction with the exception of the restricted investments):

January
2009

(In thousands)

Loans receivable............ccoeevvveennn. $ 12,570
Restricted investments................... 1,410
Other assets.......covevvveiveiiiieeinnnnn. 102
Total aSSetS......cvvvvvvneiinieinenen. $ 14,082

Structured notes payable................ $ 5,517
Total liabilities................cc.oeneee . $ 5,617

In addition, during the third quarter of 2009, we anticipate that PMC Joint Venture, L.P. 2003 (“the 2003 Joint VVenture”) will
reach its “clean-up” call option becoming a non-qualifying SPE. Based on our current liquidity needs, the option will not be
exercised. Since we expect to regain control as a result of our “clean-up” call option, expect to absorb the majority of the



PMC COMMERCIAL TRUST AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
(Unaudited)

entity’s future expected losses, and receive the entity’s expected residual returns, PMC Commercial Trust would be
considered the primary beneficiary. As a result, this subsidiary would be consolidated in our third quarter 2009 financial
statements.

Note 2. Recently Issued Accounting Pronouncements:

FASB No. 165, “Subsequent Events” (“FAS 165”) was issued in June 2009. FAS 165 establishes general standards of
accounting for and disclosure of events that occur after the balance sheet date but before financial statements are issued. FAS
165 requires the disclosure of the date through which an entity has evaluated subsequent events and the basis for that date.
FAS 165 is effective for financial periods ending after June 15, 2009. We adopted FAS 165 during the second quarter of
2009. See Note 1.

FASB No. 166, “Accounting for Transfers of Financial Assets — an amendment of FASB Statement No. 140” (“FAS 166”)
was issued in June 2009. FAS 166 eliminates the concept of QSPEs for prospective securitizations. In addition, disclosures
related to transfers of financial assets were added. FAS 166 is effective at the beginning of the first annual reporting period
that begins after November 15, 2009, for interim reports within that first annual reporting period and for interim and annual
reporting periods thereafter. Earlier application is prohibited. We are currently evaluating the impact of FAS 166 on our
consolidated financial statements.

FASB No. 167, “Amendments to FASB Interpretation No. 46(R)” (“FAS 167) was issued in June 2009. FAS 167 requires
an entity to perform an analysis to determine whether the entity’s variable interest or interests give it a controlling financial
interest in a variable interest entity. This analysis identifies the primary beneficiary of a variable interest entity as the entity
that has both of the following characteristics: (1) the power to direct the activities of a variable interest entity that most
significantly impact the entity’s economic performance and (2) the obligation to absorb the losses of the entity that could
potentially be significant to the variable interest entity or the right to receive benefits from that entity that could potentially be
significant to the variable interest entity. FAS 167 is effective at the beginning of the first annual reporting period that begins
after November 15, 2009, for interim reports within that first annual reporting period and for interim and annual reporting
periods thereafter. Earlier application is prohibited. We are currently evaluating the impact of FAS 167 on our consolidated
financial statements; however, it is anticipated that our off-balance sheet securitizations will be consolidated beginning
January 1, 2010. See Note 5 for information on our current off-balance sheet securitizations.

Note. 3. Share-Based Compensation Plans:
We granted 15,000 option awards on June 13, 2009 at an exercise price of $8.35 (the closing price on June 12, 2009). The

fair value of this option award was estimated at the date of grant using the Black-Scholes option-pricing model with the
following assumptions:

Assumption

Expected Term (years)................ 3.0
Risk-Free Interest Rate................ 1.91%
Expected Dividend Yield............. 8.44%
Expected Volatility..................... 28.04%
Expected Forfeiture Rate.............. 10.0%

The expected term of the options granted represents the period of time that the options are expected to be outstanding and
was based on historical data. The risk-free rate was based on the three-year U.S. Treasury rate corresponding to the expected
term of the options. We used historical information to determine our expected volatility and forfeiture rates. We recorded
compensation expense of approximately $11,000 during the three and six months ended June 30, 2009 related to this option
grant. We granted 20,000 option awards on June 14, 2008 at an exercise price of $7.65 (the closing price on June 13, 2008)
and recorded compensation expense of approximately $6,000 during the three and six months ended June 30, 2008.

In addition, we issued an aggregate of 18,400 restricted shares to executive officers and our Board of Trust Managers on June
13, 2009 at the then current market price of the shares of $8.35. We issued an aggregate of 16,500 and 11,400 restricted
shares to executive officers and our Board of Trust Managers on June 14, 2008 and June 9, 2007, respectively, at the then



PMC COMMERCIAL TRUST AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
(Unaudited)

current market price of the shares. The restricted shares vest based on two years of continuous service with one-third of the
shares vesting immediately upon issuance of the shares and one-third vesting at the end of each of the next two years.
Restricted share awards provide for accelerated vesting if there is a change in control (as defined in the plan).

Compensation expense related to the restricted shares is being recognized over the vesting periods. We recorded
compensation expense of $72,000 and $65,000 during the three months ended June 30, 2009 and 2008, respectively, and
$92,000 and $90,000 during the six months ended June 30, 2009 and 2008, respectively, related to restricted shares. As of
June 30, 2009, there was approximately $114,000 of total unrecognized compensation expense related to restricted shares
which will be recognized over the next two years.

Note 4. Loans Receivable, net:

Loans receivable, net, consisted of the following:

June 30, December 31,
2009 2008
(In thousands)

Commercial mortgage loans (1)............... $ 144912  $ 138,858
SBIC commercial mortgage loans (2)......... 26,789 27,311
SBA 7(a) Program loans........................ 13,783 14,436
Total loans receivable.......................... 185,484 180,605
Less:

Deferred commitment fees, net................ (397) (318)

L0oan 0SS reSerVeS. ... ..vvuveeieeverieiinaannns, (672) (480)
Loans receivable, net............................ $ 184,415 $ 179,807

(1) At June 30, 2009, includes approximately $11.3 million of loans held as collateral for the outstanding
structured notes of the 2002 Joint Venture.
(2) Originated by our Small Business Investment Company (“SBIC”) subsidiaries.

The activity in our loan loss reserves was as follows:

Six Months Ended

June 30,
2009 2008
(In thousands)
Balance, beginning of year...................... $ 480 % 42
Provision for loan 10sses.............ccoeeveee. 267 31
Reduction of loan losses.................c.....s (64) (19)
Principal balances written-off, net............ (11) -
Balance, end of period.......................... $ 672 $ 54




PMC COMMERCIAL TRUST AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
(Unaudited)

Impaired loans are defined by generally accepted accounting principles as loans for which it is probable that the lender will

be unable to collect all amounts due according to the original contractual terms of the loan. Information on those loans
considered to be impaired loans was as follows:

June 30, December 31,
2009 2008
(In thousands)
Impaired loans requiring reserves.............oooeeeveenen. $ 3621 % 2,492
Impaired loans expected to be fully recoverable.......... 4,642 2,374
Total impaired 10ans.............ccooeviiiiiiiiiiieie e, $ 8,263 $ 4,866
Six Months Ended Three Months Ended
June 30, June 30,
2009 2008 2009 2008
(In thousands)
Average impaired loans...............ccocee v, $ 6,456 $ 1,415  $ 7582 $ 2,119
Interest income on impaired loans................cc.oceun. $ 17 $ 57  $ 9 $ 25

Our recorded investment in non-accrual loans at June 30, 2009 and December 31, 2008 was approximately $8.2 million and

$5.1 million, respectively. We did not have any loans past due 90 days or more which were accruing interest at June 30,
2009 or December 31, 2008.

Note 5. Retained Interests:

We own subordinated financial interests in several non-consolidated QSPEs (i.e., retained interests in transferred assets
(“Retained Interests”)). The QSPEs are PMC Capital, L.P. 1998-1 (the “1998 Partnership™), PMC Joint Venture, L.P. 2000
(the “2000 Joint Venture”) and the 2003 Joint Venture created in connection with structured loan sale transactions.  In our
structured loan sale transactions, we contributed loans receivable to a QSPE in exchange for cash and beneficial interests in
that entity. The QSPE issued notes payable (the “Structured Notes”) to unaffiliated parties (“Structured Noteholders™).

10



PMC COMMERCIAL TRUST AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
(Unaudited)

Information pertaining to our structured loan sale transactions as of June 30, 2009 was as follows:

2000 2003
1998 Joint Joint
Partnership Venture Venture
(Dollars in thousands)
Principal outstanding on sold 10ans.............ccccevveiiiieinnnnnn, $ 6,229 $ 24,633 $ 20,656
Structured Notes balance outstanding.............cccccoevvvvennnn.. $ 7,451 $ 16,463 $ 10,374
Cash in the collection aCCoUNt...........ovvviiieeiiiiiieeeieee s $ 1,688 $ 347 $ 189
Cash in the reServe aCCoUNt........oveeieeieee e et eeaeaan $ 1,329 $ 1,675 $ 2,414
Weighted average interest rate of [0ans (1)..........ccoeeevvivininn, P+1.70% 9.46% L+4.02%
Interest rate on Structured NOEES..........covvvviriiiiiiiieiiiiiiees P-1.00% 7.28% L+1.25%
Discount rate assumptions (2).........vvvveeveeniiiiieinieiieeeeineas 5.3% to 14.9% 8.6% to 14.9% 5.4% to 15.0%
Constant prepayment rate assumption (3)...........ccooevveeerennnn, 16.00% 12.00%
Weighted average remaining life of Retained Interests (4)........ 2.03 years 1.55 years 0.20 years
Aggregate principal losses assumed (5).......ccoovveeiiriineeinnnn. 1.66% 1.40% -
Aggregate principal 105ses to date (6)..........cccovvvvverreeiiinnns - 1.65%

(1) Variable interest rates are denoted by the spread over the prime rate (“P”) or the 90-day LIBOR (“L”).
iscount rates utilizea were (a) 5.370 to 0.0670 for our required overcollateralization, .070 to 9.776 for our reserve
2) Di ilized (a) 5.3% to 8.6% ired Il lizati 9.6% to 9.7%
Sfunds and (c) 14.9% to 15.0% for our interest-only strip receivables.
e prepayment rate was based on tne actual performance of the loan pools, adjusted for anticipated principa

3) The prepay based h I p he loan pools, adjusted icipated principal
prepayments considering similar loans.

(4) The weighted average remaining life of Retained Interests was calculated by summing the product of (a) the sum of the
principal collections expected in each future period multiplied by (b) the number of periods until collection, and then
dividing that total by (c) the remaining principal balance.
epresents aggregate estimated future losses as a percentage of the principal outstanding based upon per annum losses

5) R j d l he principal ding based l
ranging from 0.0% to 1.0%.
epresents aggregate principal losses to date as a percentage of tnhe principal outstanding at inception.

6) R incipal | d he principal di ] !

First Western SBLC, Inc. (“First Western”) has Retained Interests related to the sale of loans originated pursuant to the Small
Business Administration’s (“SBA”) 7(a) Program. We expect the SBA guaranteed portions of First Western’s loans to be
sold to either dealers in government guaranteed loans or institutional investors (“Secondary Market Loan Sales™) as the loans
are fully funded. On Secondary Market Loan Sales, we may retain an excess spread between the interest rate paid to us from
our borrowers and the rate we pay to the purchaser of the guaranteed portion of the note and servicing costs. At June 30,
20009, the aggregate principal balance of First Western’s serviced loans on which we had an excess spread was approximately
$32.8 million and the weighted average excess spread was approximately 0.7%. In determining the fair value of our Retained
Interests related to Secondary Market Loan Sales, our assumptions at June 30, 2009 included a prepayment speed of 12% per
annum and a discount rate of 14.9%.

The components of our Retained Interests are the (1) required overcollateralization (the “OC piece”), (2) “reserve fund” and
the interest earned thereon and (3) interest-only strip receivable (the “10 Receivable”).
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PMC COMMERCIAL TRUST AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
(Unaudited)

Our Retained Interests consisted of the following:

June 30, 2009
Estimated Fair Value

OC Piece Reserve Fund 10 Receivable Total Cost
(In thousands)
First Western...........cccccevvvne. $ - $ - 3$ 647 $ 647 % 496
1998 Partnership................... 429 978 161 1,568 1,494
2000 Joint Venture................ 8,508 1,383 406 10,297 9,850
2003 Joint Venture................. 10,376 2,382 129 12,887 12,800

$ 19,313 $ 4,743 $ 1,343 $ 25,399 $ 24,640

December 31, 2008
Estimated Fair Value

OC Piece Reserve Fund 10 Receivable Total Cost
(In thousands)
First Western.............cceeeeeeene $ - $ - $ 315 $ 315 % 315
1998 Partnership.................. 443 916 249 1,608 1,514
2000 Joint Venture................. 8,372 1,381 315 10,068 9,834
2002 Joint Venture................ 7,223 1,392 141 8,756 8,671
2003 Joint Venture................. 10,397 1,971 133 12,501 12,294

$ 26,435 $ 5,660 $ 1,153 $ 33,248 $ 32,628

The difference between the estimated fair value and cost of our Retained Interests is reflected in our consolidated balance
sheets as unrealized appreciation of Retained Interests.

The following sensitivity analysis of our Retained Interests as of June 30, 2009 highlights the volatility that results when
losses and discount rates are different than our assumptions:

Estimated
Fair Asset
Changed Assumption Value Change (1)
(In thousands)
Losses increase by 50 basis points per annum (2).................. $25,206 ($ 193)
Losses increase by 100 basis points per annum (2)................. $24,999 ($ 400)
Discount rates increase by 300 basis points......................... $24,639 ($ 760)
Discount rates increase by 500 basis points......................... $24,159 ($1,240)

(1) Any depreciation of our Retained Interests is either included in the accompanying statement of income as a permanent
impairment or on our balance sheet in beneficiaries’ equity as an unrealized loss.
(2) If we experience losses in excess of anticipated losses, the effect on our Retained Interests would first be to reduce the
value of the 10 receivables. To the extent the IO receivables could not fully absorb the losses, the effect would then be
to reduce the value of our reserve funds and then the value of our OC pieces.

Due to the short-term weighted average remaining life of our Retained Interests and the diminishing value of our interest-
only strip receivables, there is no material asset change for increases in prepayment rates.

These sensitivities are hypothetical and should be used with caution. Values based on changes in these assumptions
generally cannot be extrapolated since the relationship of the change in an assumption to the change in fair value is not linear.
The effect of a variation in a particular assumption on the fair value of our Retained Interests is calculated without changing
any other assumption. In reality, changes in one factor are not isolated from changes in another which might magnify or
counteract the sensitivities.
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PMC COMMERCIAL TRUST AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
(Unaudited)

Our consolidated financial statements do not include the assets, liabilities, partners’ capital, revenues or expenses of the
QSPEs. As a result, at June 30, 2009 and December 31, 2008 our consolidated balance sheets do not include $59.4 million
and $77.6 million of assets, respectively, and $34.4 million and $44.0 million of liabilities, respectively, related to our
structured loan sale transactions recorded by the QSPEs. At June 30, 2009, the partners’ capital of the QSPEs was
approximately $25.0 million and the estimated fair value and cost of the associated Retained Interests was approximately
$24.8 million and $24.1 million, respectively.

The annualized yield on our Retained Interests, which is comprised of the income earned less permanent impairments, was as
follows:

Six Months Ended Three Months Ended
June 30, June 30,
2009 2008 2009 2008
Annualized yield......... 11.7% 14.5% 12.1% 15.3%

Note 6. Debt:

Information on our consolidated debt was as follows:

Weighted Average

June 30, 2009 December 31, 2008 Coupon Rate at
Face Carrying Face Carrying Range of June 30, December 31,
Amount Value Amount Value Maturities 2009 2008

(Dollars in thousands, except footnotes)

Structured notes and debentures payable:

Debentures...........cccceviiiennnn $ 8190 $ 8,171 % 8,190 % 8,168 2013 to 2015 5.90% 5.90%

Structured notes (1)................ 5,257 5,257 - - (D] 6.67% N/A
13,447 13,428 8,190 8,168

Junior subordinated notes......... 27,070 27,070 27,070 27,070 2035 4.48% 7.01%

Revolving credit facility........... 23,800 23,800 22,700 22,700 2009 2.50% 2.50%

Redeemable preferred stock of
subsidiary (2).......cccoeiinen.n. 2,000 1,947 4,000 3,876 2010 4.00% 4.00%

Debt....coooviiiiii $ 66317 $ 66,245 $ 61960 $ 61,814

(1) Represents structured notes relating to the 2002 Joint Venture, consolidated beginning in January 2009. Principal
payments of these structured notes are dependent upon cash flows received from the underlying loans. Our estimate of
their repayment is based on scheduled principal payments on the underlying loans. Our estimate will differ from actual
amounts to the extent we experience prepayments and/or loan losses.

(2) During May 2009, we redeemed 20,000 shares of 83100 par value, 4% cumulative preferred stock of one of our SBICs
held by the SBA due in September 2009. No gain or loss was recorded on the redemption.

Note 7. Earnings Per Share:

The computations of basic earnings per common share are based on our weighted average shares outstanding. The weighted
average number of common shares outstanding was 10,548,000 and 10,767,000 for the three months ended June 30, 2009
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PMC COMMERCIAL TRUST AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
(Unaudited)

and 2008, respectively. The weighted average number of common shares outstanding was 10,599,000 and 10,766,000 during
the six months ended June 30, 2009 and 2008, respectively. During the three and six months ended June 30, 2009 and 2008,
no shares were added to the weighted average shares outstanding for purposes of calculating diluted earnings per share as
options were anti-dilutive.

Not included in the computation of diluted earnings per share were outstanding options to purchase approximately 90,000
and 95,000 common shares during the three and six months ended June 30, 2009 and 2008, respectively, because the options’
exercise prices were greater than the average market price of the shares.

Note 8. Dividends Declared:

Dividends declared during 2009 were as follows:

Amount
Date Paid Record Date Per Share

April 13,2009  March 31, 2009 $ 0.225
July 13, 2009 June 30, 2009 0.160
S 0385

We have certain covenants within our revolving credit facility which limit our ability to pay out returns of capital as part of
our dividends. These restrictions have not historically limited the amount of dividends we have paid and management does
not believe that they will restrict future dividend payments.

Note 9. Share Repurchase Program:

Our Board of Trust Managers authorized a share repurchase program for up to $10.0 million for the purchase of outstanding
common shares which expires September 26, 2010. The common shares may be purchased from time to time in the open
market or pursuant to negotiated transactions.

Note 10. Income Taxes:

PMC Commercial has elected to be taxed as a real estate investment trust (“REIT”) under the Internal Revenue Code of 1986,
as amended (the “Code”). To qualify as a REIT, PMC Commercial must meet a number of organizational and operational
requirements, including a requirement that we distribute at least 90% of our REIT taxable income to our shareholders. As a
REIT, PMC Commercial generally will not be subject to corporate level Federal income tax on net income that is currently
distributed to shareholders. In order to meet our 2008 taxable income distribution requirements, we will make an election
under the Code to treat a portion of the distributions declared in 2009 as distributions of 2008’s REIT taxable income.

PMC Commercial has wholly-owned taxable REIT subsidiaries (“TRS’s”) which are subject to Federal income taxes. The
income generated from the TRS’s is taxed at normal corporate rates.

Note 11. Restructuring Costs:
In October 2008, due to economic and market conditions, we announced a number of cost reduction initiatives. These

initiatives included streamlining our sales, credit and servicing, as well as outsourcing some functions. These changes
resulted in one-time severance related charges of approximately $1.8 million during 2008.
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PMC COMMERCIAL TRUST AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
(Unaudited)

The table below summarizes the balance of accrued severance and related benefits, which is included in the balance of
accounts payable and accrued expenses in the consolidated balance sheets, and the changes in the accrued amounts as of and
for the six months ended June 30, 2009 (in thousands):

Accrued balance at December 31, 2008......... $ 1,596
Payments.........ccooeiiii (1,429)
Accrued balance at June 30, 2009................ $ 167

Note 12. Fair Value Measurements:

At June 30, 2009, Retained Interests was our only asset that is required to be measured at fair value on a recurring basis. A
financial instrument’s level within the fair value hierarchy is based on the lowest level of any input that is significant to the
fair value measurement. In general, quoted market prices from active markets for the identical asset (“Level 1” inputs), if
available, should be used to value an asset. If quoted prices are not available for the identical asset, then a determination
should be made if “Level 2” inputs are available. “Level 2” inputs include quoted prices for similar assets in active markets
or for identical or similar assets in markets that are not active (i.e., markets in which there are few transactions for the asset,
the prices are not current, price quotations vary substantially, or in which little information is released publicly). There is
little or no market information for our Retained Interests, thus there are no “Level 1” or “Level 2” determinations available.
“Level 3” inputs are unobservable inputs for the asset. Unobservable inputs are used to measure fair value when observable
inputs are not available. These inputs include our expectations about the assumptions that market participants would use in
pricing the asset in a current transaction.

We use “Level 3” inputs to determine the estimated fair value of our Retained Interests. The following is activity for our
Retained Interests:

Six Months Ended

June 30,
2009 2008
(In thousands)
Value, beginning of period..................... $ 33,248 % 48,616
Principal collections..................cceeeeenl, (143) (819)
Realized gains included in net income (1)... (43) (102)
INVESIMENTS....coee i 556 2,845
Permanent impairments..................o.oeeen. (77) (377)
Repurchases/Consolidation (2)................ (8,565) (15,856)
ACCIetion (3)...cvuvve v 241 -
Unrealized appreciation (depreciation)....... 182 (844)
Value, end of period.............ccccoeeeviinenn $ 25399 % 33,463
Cost, end of period.............coeevviivinnnnn. $ 24640 $ 32,464

(1) Included within income from Retained Interests.

(2) During the six months ended June 30, 2009, represents the consolidation of the 2002 Joint Venture. During the six
months ended June 30, 2008, represents the repurchase of the 1999 Partnership and the consolidation of the 2001
Joint Venture.

(3) Represents accretion of income in excess of principal collections, included within income from Retained Interests.

We may be required, from time to time, to measure certain other assets at fair value on a nonrecurring basis in accordance
with generally accepted accounting principles. These adjustments to fair value usually result from loan loss reserves on
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individual loans. For financial and nonfinancial assets measured at fair value on a nonrecurring basis during the six months
ended June 30, 2009 and 2008, the following table provides the carrying value of the related individual assets at quarter end.

We use “Level 3” inputs to determine the estimated fair value of our impaired loans.

Provision for
Loan Losses

Carrying value at Six Months Ended
June 30, June 30,
2009 2008 2009 2008
(In thousands)
Impaired loans (1)............... $ 791 $ 769 % 173 $ 29

(1) Represents carrying value and related provision for loan losses on loans for which adjustments are based on the
appraised value of the collateral, tax assessed value of the collateral, and/or operating statistics.

The estimated fair values of our financial and nonfinancial instruments were as follows at June 30, 2009:

Estimated
Carrying Fair
Amount Value

(In thousands)

Assets:
Loans receivable, net............coovvviiininnnn. $ 184415 $ 177,038
Retained Interests..........cooveieiiiiiiiiiiennns. 25,399 25,399
Restricted investments..............cc.covvvvnnne. 2,723 2,723
Cash and cash equivalents......................... 8,945 8,945
Liabilities:
Structured notes and debentures payable....... 13,428 13,271
Redeemable preferred stock of subsidiary...... 1,947 2,000
Revolving credit facility.......................... 23,800 23,800
Junior subordinated notes...............cc....... 27,070 18,546

In general, estimates of fair value may differ from the carrying amounts of the financial assets and liabilities primarily as a
result of the effects of discounting future cash flows. Considerable judgment is required to interpret market data and develop
estimates of fair value. Accordingly, the estimates presented may not be indicative of the amounts we could realize in a
current market exchange.

Loans receivable, net: Our loans receivable are recorded at cost and adjusted by net loan origination fees and discounts. In
order to determine the estimated fair value of our loans receivable, we use a present value technique for the anticipated future
cash flows using certain assumptions including a current discount rate, prepayment tendencies and potential loan losses.
Reserves are established based on the creditor’s payment history, collateral value and other factors. In the absence of a
readily ascertainable market value, the estimated value of our loans receivable may differ from the values that would be
placed on the portfolio if a ready market for the loans receivable existed.

Retained Interests: The assets are reflected in our consolidated financial statements at estimated fair value based on valuation
techniques as described in Note 5.
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Restricted investments and cash and cash equivalents: The carrying amounts are considered to be reasonable estimates of
fair value due to the short maturity of these funds.

Structured Notes and debentures payable, redeemable preferred stock of subsidiary and junior subordinated notes: The
estimated fair value is based on a present value calculation based on prices of the same or similar instruments after
considering market risks, current interest rates and remaining maturities.

Revolving credit facility: The carrying amount is a reasonable estimation of fair value as the interest rate on this instrument
is variable and the short duration to maturity.

Note 13. Commitments and Contingencies:

Loan Commitments

Commitments to extend credit are agreements to lend to a customer provided the terms established in the contract are met.
Our outstanding loan commitments and approvals to fund loans were approximately $19.3 million at June 30, 2009, the
majority of which were for prime-based loans to be originated by First Western, the government guaranteed portion of which
may be sold pursuant to Secondary Market Loan Sales. Commitments generally have fixed expiration dates. Since some
commitments are expected to expire without being drawn upon, total commitment amounts do not necessarily represent
future cash requirements.

Operating Lease

We lease office space in Dallas, Texas under a lease which expires in October 2011. Future minimum lease payments under
this lease are as follows:

Twelve Months

Ending
June 30, Total
(In thousands)
2010 $ 208
2011 220
2012 75
§ 5,

Employment Agreements

We have employment agreements with our executive officers for three-year terms expiring June 30, 2012. Under certain
circumstances, as defined within the agreements, the agreements provide for severance compensation to the executive officer
in a lump sum payment in an amount equal to 2.99 times the average of the last three years annual compensation paid to the
executive officer.

Structured Loan Sale Transactions

The documents of the structured loan sale transactions contain provisions (the “Credit Enhancement Provisions”) that govern
the assets and the inflow and outflow of funds of the entities originally formed as part of the structured loan sale transactions.
The Credit Enhancement Provisions include specified limits on the delinquency rates on the loans included in each structured
loan sale transaction. If, at any measurement date, the delinquency rate with respect to any structured loan sale transaction
were to exceed the specified limits, the Credit Enhancement Provisions would automatically increase the level of credit
enhancement requirements for that structured loan sale transaction. During the period in which the specified delinquency rate
was exceeded, excess cash flow from the entity, if any, which would otherwise be distributable to us, would be used to fund
the increased credit enhancement levels up to the principal amount of such loans and would delay or reduce our distribution.
In general, there can be no assurance that amounts deferred under Credit Enhancement Provisions would be received in future
periods or that future deferrals or losses will not occur. As a result of delinquent and impaired loans in the 2002 Joint
Venture and the 2003 Joint Venture, Credit Enhancement Provisions were triggered during the first quarter of 2009. As a
consequence, cash flows related to these transactions otherwise distributable to us were deferred and utilized to fund the
increased credit enhancement requirements. Based on current cash flow assumptions, management anticipates that the funds
from the 2002 Joint Venture will be received in future periods. For the 2003 Joint Venture, management anticipates that the
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funds will be received in future periods or used to repay the Structured Notes based on timing of attainment of the “clean-up”
call option.

Litigation

We had significant outstanding claims against Arlington Hospitality, Inc.’s and its subsidiary, Arlington Inns, Inc.’s (together
“Arlington™) bankruptcy estates. Arlington objected to our claims and initiated a complaint in the bankruptcy seeking,
among other things, the return of payments Arlington made pursuant to the property leases and the master lease agreement.

While confident that a substantial portion of our claims would have been allowed and the claims against us would have been
disallowed, due to the exorbitant cost of defense coupled with the likelihood of reduced available assets in the debtors’
estates to pay claims, we executed an agreement with Arlington to settle our claims against Arlington and Arlington’s claims
against us. The settlement provides that Arlington will dismiss its claims seeking the return of certain payments made
pursuant to the property leases and master lease agreement and substantially reduces our claims against the Arlington estates.
The settlement further provides for mutual releases among the parties. The Bankruptcy Court approved the settlement.
Accordingly, there are no remaining assets or liabilities recorded in the accompanying consolidated financial statements
related to this matter. However, the settlement will only become final upon the Bankruptcy Court’s approval of Arlington’s
liquidation plan which was filed during the third quarter of 2007. Due to the complexity of the bankruptcy, we cannot
estimate when, or if, the liquidation plan will be approved.

In the normal course of business we are periodically party to certain legal actions and proceedings involving matters that are
generally incidental to our business (i.e., collection of loans receivable). In management’s opinion, the resolution of these
legal actions and proceedings will not have a material adverse effect on our consolidated financial statements.

Other

If the SBA establishes that a loss on an SBA guaranteed loan is attributable to significant technical deficiencies in the manner
in which the loan was originated, funded or serviced by First Western, the SBA may seek recovery of funds from us. With
respect to the guaranteed portion of SBA loans that have been sold, the SBA will first honor its guarantee and then seek
compensation from us in the event that a loss is deemed to be attributable to technical deficiencies.
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ITEM 2.
Management's Discussion and Analysis of Financial Condition
and Results of Operations

This Form 10-Q contains certain forward-looking statements within the meaning of Section 274 of the Securities Act
of 1933 and Section 21E of the Securities Exchange Act of 1934, which are intended to be covered by the safe harbors
created thereby. Such forward-looking statements can be identified by the use of forward-looking terminology such as
“may,” “will,” “expect,” “intend,” “believe,” “anticipate,” “estimate,” or “continue,” or the negative thereof or other
variations or similar words or phrases. These statements include the plans and objectives of management for future
operations, including, but not limited to, plans and objectives relating to future growth of the loan portfolio and availability
of funds. The forward-looking statements included herein are based on current expectations and there can be no assurance
that these expectations will be attained. For a description of certain factors that could cause our future results to differ
materially from those expressed in any such forward-looking statement, see “Recent Developments and Trends That May
Affect our Business.” Assumptions relating to the foregoing involve judgments with respect to, among other things, future
economic, competitive and market conditions and future business decisions, all of which are difficult or impossible to predict
accurately and many of which are beyond our control. Although we believe that the assumptions underlying the forward-
looking statements are reasonable, any of the assumptions could be inaccurate and, therefore, there can be no assurance that
the forward-looking statements included in this Form 10-Q will prove to be accurate. In light of the significant uncertainties
inherent in the forward-looking statements included herein, the inclusion of such information should not be regarded as a
representation by us or any other person that our objectives and plans will be achieved. Readers are cautioned not to place
undue reliance on forward-looking statements. Forward-looking statements speak only as of the date they are made. We do
not undertake to update them to reflect changes that occur after the date they are made.

The following discussion of our financial condition at June 30, 2009 and results of operations for the three and
six months ended June 30, 2009 and 2008 should be read in conjunction with our Annual Report on Form 10-K for
the year ended December 31, 2008. For a more detailed description of the risks affecting our financial condition and
results of operations, see “Risk Factors” in Item 1A of our Annual Report on Form 10-K for the year ended December
31, 2008.

RECENT DEVELOPMENTS AND TRENDS THAT MAY AFFECT OUR BUSINESS

The following provides an update of our recent developments and trends that may affect our business included in our
Annual Report on Form 10-K for the year ended December 31, 2008 that may have an impact on our financial condition and
results of operations. The factors described below could impact the volume of loan originations, the income we earn on our
assets, our liquidity and growth potential, the performance of our loans and/or the performance of the off-balance sheet
securitizations.

Economic Environment

In response to market disruptions, legislators and financial regulators implemented a number of mechanisms designed
to add stability and/or liquidity to the financial markets. The overall effects of these and other legislative and regulatory
efforts on the financial markets remains uncertain. Should these initiatives fail, our business, financial condition, results of
operations and prospects could be materially adversely affected.

Impact on us

In the short-term, we believe the current economic environment is complicated and risky and will continue to present
increasing challenges to us, our industry and the general economy. We continue to believe our commercial lending business
has strong long-term fundamentals. However, due to the economic conditions, we have experienced, and continue to
experience, the following:

Loan origination limitations;

Reduced operating margins due to lack of economies of scale;

Limited access to capital, and if such capital is available, at increased costs that may be significant;
An increase in non-performing and watch list loans;

An increase in loan loss reserves;
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¢ Aninability to engage in structured loan transactions; and
e Reduced cash available for distribution to shareholders, particularly as our portfolio yield is reduced primarily by
lower variable interest rates and also by scheduled maturities, prepayments and non-performing loans.

At this time, we are uncertain as to how long the present economic environment will remain and what shape it will
take in the future. We are presently focusing on SBA 7(a) loans where we can most efficiently utilize our present capital
structure and liquidity.

Liquidity Overview

Our uncollateralized $45 million revolving credit facility (the “Revolver”) matures December 31, 2009. We are
currently negotiating to extend the maturity date of the Revolver; however, the credit markets remain extremely illiquid
which may make it difficult and possibly cost prohibitive to extend our Revolver. We believe that our Revolver will be
extended until at least December 31, 2010. However, the aggregate amount available under our Revolver is expected to
decrease and the cost is expected to increase. We believe our current capital needs can be met by the anticipated future
availability under our Revolver. To the extent we need additional capital for unanticipated items, there can be no assurance
that we would be able to increase the amount available under our Revolver or identify other sources of funds with acceptable
terms. We have availability under our Revolver; however, the amount available has caused us to significantly restrict non-
SBA 7(a) Program loan origination activity as discussed below. As a result, the majority of our outstanding loan
commitments are for SBA 7(a) Program loans.

Strategic Alternatives

The credit and capital market environment remains unstable so we continue to review and analyze potential strategic
and liquidity alternatives. While we continue to explore and evaluate future opportunities as they present themselves, our
primary focus is presently on maximizing the value of our current investment portfolio and business strategy. Alternatives
that we continue to evaluate include the potential benefits that we could achieve through investment in, acquisition of, or
conversion to, a bank. There are significant obstacles in becoming a bank including legal, regulatory and shareholder
approvals. However, given current market conditions and valuations for commercial mortgage REITs, we will continue to
evaluate whether the benefits outweigh the risks.

Current Reliance on the SBA 7(a) Program

We are focusing on origination of SBA 7(a) Program loans which require less capital due to the ability to sell the
government guaranteed portion of such loans. We utilize the SBA 7(a) Program to originate small business loans and then
sell the government guaranteed portion to investors who then bundle and sell those loans using the asset-backed securities
market.

The American Recovery and Reinvestment Act (the “Stimulus Bill”) was passed in February 2009. The Stimulus Bill
contains provisions that benefit the SBA which may have a positive impact on our lending operations. The Stimulus Bill
provided the SBA with funding to eliminate fees on SBA 7(a) Program loans and provided increased SBA guarantee
percentages on SBA 7(a) Program loans of up to 90% for certain loans. These program changes are expected to be in effect
for at least the remainder of 2009.

We believe that it is promising that the activity on the secondary market has improved. The market all but froze in
the fourth quarter of 2008. In recent months, we have seen the secondary market rebound and premiums paid steadily
increase. However, while the premium levels have increased, they are not back to the levels seen prior to the liquidity crisis.
We believe our liquidity has been, and will continue to be, benefitted through the increased activity in the secondary market.

Cost Reduction Initiatives
In October 2008, due to economic and market conditions, we announced cost reduction initiatives. These initiatives
included streamlining our sales, credit and servicing, as well as outsourcing some functions. Management estimates annual

savings for these initiatives to be approximately $1.2 million which will primarily be a reduction of salaries and related
benefits on our consolidated income statement.
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Loan Portfolio Performance

Our aggregate portfolio continues to have minimal realized loan losses; however, we believe that economic conditions
have subjected our borrowers to financial stress. We have seen an increase in payment delinquencies, slow pays, insufficient
funds payments, late fees, non-payment of real estate taxes and borrower requests for deferments of payment of principal and
interest. Our recorded investment in non-accrual loans increased from $5,062,000 (2.8% of our retained loans) at December
31, 2008 to $8,236,000 (4.5% of our retained loans) at June 30, 2009. Additional changes to the facts and circumstances of
the individual borrowers, the limited service hospitality industry and the economy may require the establishment of
significant additional loan loss reserves and the effect on our results of operations and financial condition may be material.

We are in the process of foreclosure proceedings on several properties, primarily limited service hospitality properties,
collateralizing our serviced loans. Historically, many borrowers have brought their loans current; thus, we stopped the
foreclosure process. It is difficult to determine what impact the current market disruptions will have on our borrowers whose
collateral is in the process of foreclosure and the borrowers’ ability to become current on their loans. We estimate that these
foreclosure processes will be completed within the next eighteen months; however, foreclosure is a complex and generally
time consuming process that is subject to numerous state laws and regulations.

Loan Activity

During the first six months of 2009 we funded approximately $7.8 million of loans. At June 30, 2009, December 31,
2008 and June 30, 2008, our outstanding commitments to fund loans were approximately $19.3 million, $10.0 million and
$13.2 million, respectively. Our pipeline has been increasing and we anticipate that our fundings during 2009 will be
between $20 million and $30 million. We have been concentrating on longer-term loan originations with real estate for
collateral and loan amounts between $500,000 and $2,000,000.

We had a significant amount of prepayments of our serviced loans from 2006 to 2008. The result has been a reduction
in our total serviced portfolio outstanding from its peak of approximately $498 million during 2004 to approximately $270
million at June 30, 2009. Our prepayment activity slowed during the last half of 2008 and the first half of 2009 and we
expect that the amount of prepayments will continue at these lower levels during the last half of 2009.

In addition to our retained portfolio of $185 million, at June 30, 2009, we service approximately $85 million of
aggregate principal balance remaining on loans that were sold in structured loan sale transactions and Secondary Market
Loan Sales. Since we retain a residual interest in the cash flows from these sold loans, the performance of these loans
impacts our profitability and our cash available for dividend distributions. Therefore, we provide information on both our
loans retained (the “Retained Portfolio”) and combined with sold loans that we service (the “Serviced Portfolio™).

Information on our Serviced Portfolio, including prepayment trends, was as follows:

June 30, December 31,
2009 2008 2007 2006 2005 2004
(Dollars in thousands)
Serviced Portfolio (1)....... $270,317 $275,530 $326,368 $397,567 $447,220  $468,158
Loans funded................. $7,802 $34,587 $33,756 $51,686 $49,942 $49,733
Prepayments (2).............. $6,411 $68,556 $84,137 $91,710 $41,049 $15,931
% Prepayments (3) (4)...... 4.7% 21.0% 21.2% 20.5% 8.8% 3.2%

(1) Serviced Portfolio outstanding before loan loss reserves and deferred commitment fees.

(2) Does not include balloon maturities of SBA 504 program loans.

(3) Represents prepayments as a percentage of the Serviced Portfolio outstanding as of the beginning of the
applicable year.

(4) For the six months ended June 30, 2009, represents annualized prepayments as a percentage of our Serviced
Portfolio outstanding.
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LOAN PORTFOLIO INFORMATION AND STATISTICS
Loan Portfolio Rollforward
Loans originated and principal repayments on our Retained Portfolio were as follows:

Six Months Ended

Three Months Ended

June 30, June 30,
2009 2008 2009 2008
(In thousands)
Loans Originated:
Loans Funded:
SBA 7(a) Program l0ans............coeviiiieien e eenenns $ 7,802 $ 19,739 $ 4266 $ 6,299
Commercial mortgage 10ans..........cccovveviiine i, - 4,488 - 2,737
SBA 504 program 10ans..........coovvieeiie v e - 3,877 - 1,932
Total loans funded..........ccooiviiiii i e, 7,802 28,104 4,266 10,968
Other Loan Transactions:
2002 JoINt VENUIe......uiviie e e e e, 12,570 - - -
2001 JOINt VENIUIE. .. ee vt et e vee e e e e e - 13,760 - 13,760
1999 Partnership.......cccovviiiiiiii e e - 7,603 - 7,603
Total loans originated..............c.coveveciiiie i e, $ 20372 $ 49467 $ 4266 $ 32,331
Principal Repayments:
Proceeds from the sale of SBA 7(a) guaranteed loans...... $ 7677 $ 185 $ 6894 $ 840
Prepayments. .. ..o 4,100 16,479 4,100 7,523
Scheduled principal payments..........c.ocoeveviiieeievennn. 3,441 2,237 1,612 1,509
Balloon maturities of SBA 504 program loans.............. - 1,945 - 1,945
Total principal repayments...........cccovveeviiineveniinnnnennn, $ 15218 $ 22517 $ 12,606 $ 11,817
Interest Rate and Yield Information
Interest rate and yield information on our Retained Portfolio were as follows:
June 30, December 31, June 30,
2009 2008 2008
Weighted average contractual interest rate...... 6.0% 7.7% 7.0%
Annualized average yield (1) (2).......ccceven... 5.9% 8.4% 8.4%

(1) In addition to interest income, the annualized average yield includes all fees earned and is adjusted by the

provision for (reduction of) loan losses, net.

(2) For the six month periods ended June 30, 2009 and 2008 and for the year ended December 31, 2008.

The LIBOR and the prime rate used in determining interest rates to be charged to our borrowers during the third
quarter of 2009 (set on July 1, 2009) is 0.60% and 3.25%, respectively, while the LIBOR and prime rate charged during the
second quarter of 2009 (set on April 1, 2009) was 1.21% and 3.25%, respectively. To the extent LIBOR or the prime rate

changes, we will have changes in interest income from our variable-rate loans.

We have $116.3 million of loans based on LIBOR and $27.1 million of debt based on LIBOR. On the net difference
of $89.2 million, LIBOR reductions will have a negative impact on future earnings. Effective in the third quarter of 2009, we
experienced a reduction in the LIBOR base rate charged on our loans (a decrease of approximately 60 basis points) which
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will cause a reduction in our net interest income, assuming no change in our LIBOR based loans or debt, of approximately
$535,000 on an annual basis or approximately $134,000 to our third quarter 2009 net interest income. Since LIBOR has
already been reduced to historically low levels, further significant negative impacts from lower LIBOR interest rates is not
anticipated.

The weighted average contractual interest rate on our Serviced Portfolio was 6.2%, 7.9% and 7.3% at June 30, 2009,
December 31, 2008 and June 30, 2008, respectively.

Retained Portfolio Breakdown

Our Retained Portfolio was comprised of the following:

June 30, 2009 December 31, 2008
Weighted Weighted
Average Average
Retained Portfolio Interest Retained Portfolio Interest
Amount % Rate Amount % Rate
(Dollars in thousands)
Variable-rate - LIBOR.. $ 116,281 63.1% 48% $ 123,081 68.4% 7.5%
Fixed-rate (1)............. 50,892 27.6% 9.0% 39,297 21.9% 9.0%
Variable-rate - prime.... 17,242 9.3% 5.3% 17,429 9.7% 6.9%
$ 184,415 100.0% 6.0% $ 179,807 100.0% 7.7%

(1) At June 30, 2009, includes approximately $11.3 million of loans from the 2002 Joint Venture.
Impaired Loan Data

Senior management closely monitors our impaired loans which are classified into two categories: Problem Loans and
Special Mention Loans (together, “Impaired Loans”). Our Problem Loans are loans which are not complying with their
contractual terms, the collection of the balance of the principal is considered unlikely and on which the fair value of the
collateral is less than the remaining unamortized principal balance. Our Special Mention Loans are those loans that are either
not complying or had previously not complied with their contractual terms but, in general, we expect a full recovery of the
principal balance through either collection efforts or liquidation of collateral.
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Our Impaired Loans were as follows (balances represent our investment in the loans prior to loan loss reserves and
deferred commitment fees):

June 30, December 31,
2009 2008
(Dollars in thousands)

Problem Loans:
Loans receivable..........covveeiiiiiiieeanennn, $ 3,707 % 2,501
Sold loans of QSPES (1)....c.cvvveiiiiniiinnne.. - -

$ 3,707  $ 2,501

Special Mention Loans:
Loans receivable.............coeviiviiniiniinns. $ 4642 $ 9,294
Sold loans of QSPES (1)......covvvviviiiinnnns, 2,784 1,544
$ 7426 $ 10,838

Percentage Problem Loans:
Loans receivable.............oooooiiiii i, 2.0% 1.4%
Sold loans of QSPES (1).......covvvvviiininnnns, - -

Percentage Special Mention Loans:
Loans receivable.............coooiiiiii i 2.5% 5.2%
Sold loans of QSPES (1)......cvveeiiiiiiiinnne, 5.4% 2.3%

(1) We do not include the remaining outstanding principal of serviced loans pertaining to the government guaranteed
portion of SBA 7(a) Program loans sold into the secondary market since the SBA has guaranteed payment of
principal on these loans.

At June 30, 2009 and December 31, 2008, we had reserves of $672,000 and $480,000, respectively. Our provision for
loan losses (excluding reductions of loan losses) as a percentage of our weighted average outstanding loans receivable was
0.14% and 0.02% during the six months ended June 30, 2009 and 2008, respectively. To the extent one or several of our
loans experience significant operating difficulties and we are forced to liquidate the loans, future losses may be substantial.

We may be required, from time to time, to measure certain other assets at fair value on a nonrecurring basis in
accordance with generally accepted accounting principles. These adjustments to fair value usually result from loan loss
reserves on individual loans. We use “Level 3” inputs to determine the estimated fair value of our Impaired Loans.
Adjustments to the carrying value of Impaired Loans are generally based on the appraised value of the collateral, tax assessed
value of the collateral and/or operating statistics.

RETAINED INTERESTS

At June 30, 2009, Retained Interests was our only asset that is required to be measured at fair value on a recurring
basis. There is little or no market information for our Retained Interests, thus there are no “Level 1” or “Level 2”
determinations available. “Level 3” inputs are unobservable inputs for the asset. Unobservable inputs are used to measure
fair value when observable inputs are not available. These inputs include our expectations about the assumptions that market
participants would use in pricing the asset in a current transaction. Due to the limited number of entities that conduct
structured loan sale transactions with similar assets, the relatively small size of our Retained Interests and the limited number
of buyers for such assets, no readily ascertainable market exists for our Retained Interests. Therefore, we utilize our own data
and assumptions to determine the value of our Retained Interests, in conjunction with our knowledge of similar markets for
our type of Retained Interests. Based on these factors, our estimate of fair value may vary significantly from what a willing
buyer would pay for these assets.
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The estimated fair value of our Retained Interests is determined based on the present value of estimated future cash
flows from the QSPEs. This valuation is dependent upon estimates of future cash flows that are based on the performance of
the underlying loans and estimates of discount rates. Prepayments or losses in excess of estimates may cause unrealized
depreciation and potentially impairments. The estimated future cash flows are calculated based on assumptions including,
among other things, prepayment speeds and loan losses. We regularly measure loan loss and prepayment assumptions
against the actual performance of the loans sold and to the extent adjustments to our assumptions are deemed necessary, they
are made on a quarterly basis.

As a result of the lack of available market inputs, at the time our securitization transactions were completed and for
each quarterly valuation update, we utilized a cash flow model to determine the estimated fair value of our Retained Interests.
The turmoil in the credit markets has spotlighted the use of cash flow models and management has evaluated the
complexities and range of judgments inherent in using cash flow models. As such, we continue to reevaluate our discount
rates, future prepayments and loan losses on the underlying securitized loans quarterly using best available information in
light of the current illiquid markets.

The discount rates utilized in computing the net present value of future cash flows are based on an estimate of the
inherent risk associated with each cash flow stream (i.e., interest-only strip receivable, reserve funds and overcollateralized
piece). Although we believe these estimates of discount rates are reasonable estimates of the market rate, purchasers of these
types of investments may utilize different discount rates in determining their value of the estimated future cash flows
considering the current market illiquidity.

RESULTS OF OPERATIONS

Three Months Ended June 30, 2009 Compared to the Three Months Ended June 30, 2008

Overview
Three Months Ended
June 30, Change
2009 2008 $ %
(Dollars in thousands, except per share data)

Total reVENUES.......ccuveveniiiiiieiie e, $ 3872 $ 6214 $ (2,342 (37.7%)
Total EXPENSES.....cvviviee e eeeieeeeeaann, $ 2,3% $ 3,018 % (622) (20.6%)
Income from continuing operations............. $ 1544 $ 3105 $ (1,561) (50.3%)
NEE INCOME. .. e+ e eee e eeeee e $ 1564 $ 3529 $ (1,965) (55.7%)
Basic and diluted earnings per share:
Income from continuing operations............. $ 015 % 029 $ (0.14) (48.3%)
NEt INCOME... i it $ 015 $ 033 % (0.18) (54.5%)

Net income decreased during the three months ended June 30, 2009 compared to the three months ended June 30,
2008 primarily due to:

e A decrease in income from Retained Interests of $1,496,000 due primarily to a reduction in our weighted
average Retained Interests of 38% and a decrease in unanticipated prepayment fees of $900,000. The 2002
Joint Venture (previously an off-balance sheet entity which was included in Retained Interests), was
consolidated beginning January 2009;

e  Adecrease in interest income of $734,000 due primarily to declining variable interest rates; and

e An increase in provision for (reduction of) loan losses, net, of $117,000 due primarily to devaluation of the
collateral underlying certain of our loans.

25



The above reductions in net income were partially offset by:
e Adecrease in interest expense of $187,000 due primarily to declining variable interest rates; and
e A reduction in overhead (salaries and related benefits and general and administrative expenses) of $473,000
due primarily to our 2008 cost reduction initiatives.

We anticipate that the 2003 Joint Venture will reach its “clean-up” call option during the third quarter of 2009 and be
consolidated in our financial statements. At June 30, 2009, the 2003 Joint Venture had loans of $20.7 million, structured
notes of $10.4 million and restricted investments of $2.6 million.

More detailed comparative information on the composition of and changes in our revenues and expenses is provided
below.

Revenues
Interest income consisted of the following:

Three Months Ended

June 30,
2009 2008
(In thousands)
Interest income - loans.............co.cevee $ 2,733 % 3,318
Accretion of loan fees and discounts....... 40 164
Interest income - idle funds.................. 12 37
$ 2,785 % 3,519

The decrease in interest income — loans was primarily attributable to decreases in variable interest rates partially offset
by an increase in our weighted average loans receivable outstanding. Our weighted average loans receivable outstanding
increased to approximately $188.0 million during the three months ended June 30, 2009 from $179.8 million during the three
months ended June 30, 2008 primarily due to the consolidation of loans previously included in an off-balance sheet entity
during January 2009. At June 30, 2009, approximately 72% of our loans had variable interest rates. The base LIBOR
charged to our borrowers decreased from 2.70% during the three months ended June 30, 2008 to 1.21% during the three
months ended June 30, 2009. The base prime rate charged to our borrowers decreased from 5.25% during the three months
ended June 30, 2008 to 3.25% during the three months ended June 30, 2009. To the extent these rates decline, they will have
a negative impact on our earnings. In addition, primarily due to the weakened economy and recession, our non-accrual loans
have increased. Non-accrual loans increased to $8.2 million at June 30, 2009 from $0.2 million at June 30, 2008.

Income from Retained Interests decreased $1,496,000 primarily due to a decrease in the weighted average balance of
our Retained Interests outstanding of $15.6 million to $25.1 million during the three months ended June 30, 2009 compared
to $40.7 million during the three months ended June 30, 2008 due primarily to the attainment of the “clean-up” call provision
on the 2002 Joint Venture. In addition, there was a decrease in unanticipated prepayment fees of $900,000. The yield on our
Retained Interests, which is comprised of the income earned less permanent impairments, decreased to 12.1% during the
three months ended June 30, 2009 compared to 15.3% during the three months ended June 30, 2008. Our income and yield
from Retained Interests will continue to decline (1) as scheduled principal payments and prepayments of the sold loans of our
QSPEs occur and/or (2) additional “clean-up” call options are attained. We anticipate that the 2003 Joint Venture will attain
its “clean-up” call option during the third quarter of 2009.
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Other income consisted of the following:

Three Months Ended

June 30,
2009 2008
(In thousands)
Servicing income...................... $ 103 $ 113
Loan related income - other.......... 60 59
Premium income.............ccooeeeen. 59 51
Prepayment fees............coveenn e, 46 82
Equity in earnings..............c.cuen, 20 21
Other... oo e 18 92
$ 306 $ 418

We earn fees for servicing all loans held by the QSPEs and loans sold into the secondary market. As these fees are
based on the principal balance of sold loans outstanding, they will decrease over time as scheduled principal payments and
prepayments occur and/or “clean-up” calls are attained and increase as SBA 7(a) Program loans are sold into the secondary
market.

We saw high levels of prepayment activity during the first half of 2008; however, our prepayment activity slowed
during the last half of 2008 and the first half of 2009. We anticipate that the amount of prepayments will continue at
relatively low levels during the remainder of 2009. Prepayment fee income is dependent upon a number of factors and is not
generally predictable as the mix and amount of loans prepaying is not known.

Premium income results from the sale of the government guaranteed portion of SBA 7(a) Program loans into the
secondary market. During the three months ended June 30, 2009, we sold approximately $6.9 million (guaranteed portion) of
SBA 7(a) Program loans into the secondary market and collected cash premiums of approximately $170,000. Premium
income will not equal collected cash premiums because (1) premium income represents the difference between the relative
fair value attributable to the sale of the guaranteed portion of the loan and the principal balance (cost) of the loan adjusted by
costs of origination and (2) the guaranteed portions of some loans were sold for future servicing instead of up-front cash
premiums.

Interest Expense
Interest expense consisted of the following:

Three Months Ended

June 30,
2009 2008
(In thousands)
Junior subordinated notes............. $ 309 $ 407
Revolver.........coviiiii i, 173 227
Debentures payable.................... 123 124
Structured Notes............coevennnn. 88 43
Conduit facility..............coooeennet. - 82
Other.....ooovii i 97 94

$ 790 $ 977

The weighted average cost of our funds for the quarter ended June 30, 2009 was 4.1% compared to 5.3% during the
quarter ended June 30, 2008. Interest expense on the junior subordinated notes decreased as a result of decreases in variable
interest rates. Interest expense on our Revolver has increased due primarily to an increase in the weighted average
borrowings under the Revolver from $18.9 million during the three months ended June 30, 2008 to $24.6 million during the

27



three months ended June 30, 2009 partially offset by a decrease in the weighted average interest rate from 4.21% during the
three months ended June 30, 2008 to 2.50% during the three months ended June 30, 2009. The conduit facility matured on
May 2, 2008 and was repaid using proceeds from our Revolver. During May 2009, we redeemed 20,000 shares of $100 par
value, 4% cumulative preferred stock of one of our SBICs held by the SBA due in September 2009. No gain or loss was
recorded on the redemption.

Other Expenses

Our salaries and related benefits expense decreased $353,000 during the three months ended June 30, 2009 compared
to the three months ended June 30, 2008 due primarily to our reduction in workforce in October 2008. Management
estimates annual savings from the cost reduction initiatives to be approximately $1.2 million which will primarily be a
reduction of salaries and related benefits.

Permanent impairments on Retained Interests (write-downs of the value of our Retained Interests) were $17,000 and
$96,000 for the three months ended June 30, 2009 and 2008, respectively, resulting primarily from reductions in future
expected cash flows due to decreased actual prepayments and a reduction in idle funds interest.

Provision for (reduction of) loan losses, net, increased to $56,000 during the three months ended June 30, 2009 from
($61,000) during the three months ended June 30, 2008. Beginning December 31, 2008, our provision for loan losses is
comprised of specific and general reserves. Our specific reserves increased from $205,000 at December 31, 2008 to
$397,000 at June 30, 2009 due primarily to devaluations of collateral of limited service hospitality properties.

Income tax benefit (provision) was a provision of $91,000 during the three months ended June 30, 2008 compared to a
benefit of $68,000 during the three months ended June 30, 2009 due primarily to (1) reduced earnings of one of the taxable
REIT subsidiaries and (2) a deferred benefit resulting from sales of loans of our SBA subsidiary.

Discontinued Operations

We recorded gains on sales of real estate of $20,000 and $424,000 during the three months ended June 30, 2009 and
2008, respectively, due to income recognition on previously unrecognized deferred gains. Our remaining deferred gains total
$1,358,000 at June 30, 2009. Deferred gains are recorded to income as principal is received on the related loans receivable
until the required amount of cash proceeds are obtained from the purchaser to qualify for full accrual gain treatment. We
currently anticipate, assuming timely collection of standard principal and interest payments, that approximately $660,000 of
this deferred gain will be recognized during the third and/or fourth quarters of 2009.

28



Six Months Ended June 30, 2009 Compared to the Six Months Ended June 30, 2008

Overview
Six Months Ended
June 30, Change
2009 2008 $ %
(Dollars in thousands, except per share data)

Total reVENUES.......ccuveveniiiiiieee e, $ 7863 $ 12636 $ (4,773) (37.8%)
Total EXPENSES.....cvvveiee e ceie e eeaane, $ 4773 $ 6,313 $ (1,540) (24.4%)
Income from continuing operations.............. $ 3,140 $ 6150 $ (3,010) (48.9%)
NEE INCOME. .. e e eee oo, $ 3190 $ 6912 $ (3,722 (53.8%)
Basic and diluted earnings per share:

Income from continuing operations............. $ 030 $ 057 $ (0.27) (47.4%)
NEt INCOME.. . e it v e $ 030 $ 064 $ (0.34) (53.1%)

Net income decreased during the six months ended June 30, 2009 compared to the six months ended June 30, 2008
primarily due to:

e A decrease in income from Retained Interests of $2,499,000 due primarily to a reduction in our weighted
average Retained Interests of 44% and a decrease in unanticipated prepayment fees of $1,313,000. The 2002
Joint Venture (previously an off-balance sheet entity which was included in Retained Interests), was
consolidated beginning in January 2009;

e Adecrease in interest income of $1,649,000 due primarily to declining variable interest rates;

e Adecrease in other income of $625,000 due primarily to a reduction in prepayment fees; and

e An increase in provision for loan losses, net, of $191,000 due primarily to devaluations of collateral
underlying certain of our loans.

The above reductions in net income were partially offset by:
e Adecrease in interest expense of $614,000 due primarily to declining variable interest rates; and
e A reduction in overhead (salaries and related benefits and general and administrative expenses) of $817,000
due primarily to our 2008 cost reduction initiatives.

We anticipate that the 2003 Joint Venture will reach its “clean-up” call option during the third quarter of 2009 and be
consolidated in our financial statements. At June 30, 2009, the 2003 Joint Venture had loans of $20.7 million, structured
notes of $10.4 million and restricted investments of $2.6 million.

More detailed comparative information on the composition of and changes in our revenues and expenses is provided
below.
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Revenues
Interest income consisted of the following:

Six Months Ended

June 30,
2009 2008
(In thousands)
Interest income - loans........................ $ 5549 % 6,919
Accretion of loan fees and discounts....... 61 241
Interest income - idle funds.................. 26 125
$ 5636 $ 7,285

The decrease in interest income — loans was primarily attributable to decreases in variable interest rates partially offset
by an increase in our weighted average loans receivable outstanding. Our weighted average loans receivable outstanding
increased to approximately $188.4 million during the six months ended June 30, 2009 from $175.2 million during the six
months ended June 30, 2008 primarily due to the consolidation of loans previously included in an off-balance sheet entity
during January 2009. At June 30, 2009, approximately 72% of our loans had variable interest rates. The average base LIBOR
charged to our borrowers decreased from 3.71% during the six months ended June 30, 2008 to 1.32% during the six months
ended June 30, 2009. To the extent these rates decline, they will have a negative impact on our earnings. In addition,
primarily due to the weakened economy and recession, our non-accrual loans have increased. Non-accrual loans increased to
$8.2 million at June 30, 2009 from $0.2 million at June 30, 2008. The decrease in our idle funds interest income is primarily
due to a decrease in money market rates earned on cash and cash equivalents of our SBICs. These funds can only be used for
commitments of the SBICs.

Income from Retained Interests decreased $2,499,000 primarily due to a decrease in the weighted average balance of
our Retained Interests outstanding of $19.6 million to $24.9 million during the six months ended June 30, 2009 compared to
$44.5 million during the six months ended June 30, 2008 due primarily to the attainment of the “clean-up” call provision on
the 2002 Joint Venture. In addition, there was a decrease in unanticipated prepayment fees of $1,313,000. The yield on our
Retained Interests, which is comprised of the income earned less permanent impairments, decreased to 11.7% during the six
months ended June 30, 2009 compared to 14.5% during the six months ended June 30, 2008. Our income and yield from
Retained Interests will continue to decline (1) as scheduled principal payments and prepayments of the sold loans of our
QSPEs occur and/or (2) additional “clean-up” call options are attained. We anticipate that the 2003 Joint Venture will attain
its “clean-up” call option during the third quarter of 2009.

Other income consisted of the following:

Six Months Ended
June 30,
2009 2008
(In thousands)
Servicing income...................... $ 198 $ 280
Loan related income - other.......... 129 122
Premium income.............ccccenn. 68 113
Equity in earnings..............coeueen, 39 48
Prepayment fees.........cc.ocoveennnn, 46 378
Other....covieiii e 50 214
$ 530 $ 1,155

We earn fees for servicing all loans held by the QSPEs and loans sold into the secondary market. As these fees are
based on the principal balance of sold loans outstanding, they will decrease over time as scheduled principal payments and
prepayments occur and/or “clean-up” calls are attained and increase as SBA 7(a) Program loans are sold into the secondary
market.
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We saw high levels of prepayment activity during the first half of 2008; however, our prepayment activity slowed
during the last half of 2008 and the first half of 2009. We anticipate that the amount of prepayments will continue at
relatively low levels during the remainder of 2009. Prepayment fee income is dependent upon a number of factors and is not
generally predictable as the mix and amount of loans prepaying is not known.

Premium income results from the sale of the government guaranteed portion of SBA 7(a) Program loans into the
secondary market. During the six months ended June 30, 2009, we sold approximately $7.7 million (guaranteed portion) of
SBA 7(a) Program loans into the secondary market and collected cash premiums of approximately $212,000. Premium
income will not equal collected cash premiums because (1) premium income represents the difference between the relative
fair value attributable to the sale of the guaranteed portion of the loan and the principal balance (cost) of the loan adjusted by
costs of origination and (2) the guaranteed portions of some loans were sold for future servicing instead of up-front cash
premiums.

Interest Expense
Interest expense consisted of the following:

Six Months Ended

June 30,
2009 2008
(In thousands)
Junior subordinated notes............. $ 628 $ 967
Revolver.......cocooviiii i, 355 312
Debentures payable.................... 246 248
Structured notes...............cooeeeee. 184 43
Conduit facility.............coeeeenne. - 434
Other....oooi i 183 206

$ 1,596 $ 2210

The weighted average cost of our funds for the six months ended June 30, 2009 was 4.1% compared to 5.3% during
the six months ended June 30, 2008. Interest expense on the junior subordinated notes decreased as a result of decreases in
variable interest rates. Interest expense on our Revolver increased due primarily to an increase in the weighted average
borrowings under the Revolver from $11.7 million during the six months ended June 30, 2008 to $26.0 million during the six
months ended June 30, 2009 partially offset by a decrease in the weighted average interest rate from 4.33% during the six
months ended June 30, 2008 to 2.50% during the three months ended June 30, 2009. The conduit facility matured on May 2,
2008 and was repaid using proceeds from our Revolver. During May 2009, we redeemed 20,000 shares of $100 par value,
4% cumulative preferred stock of one of our SBICs held by the SBA due in September 2009. No gain or loss was recorded
on the redemption.

Other Expenses

Our salaries and related benefits expense decreased $671,000 during the six months ended June 30, 2009 from the six
months ended June 30, 2008 due primarily to our reduction in workforce in October 2008. Management estimates annual
savings from the cost reduction initiatives to be approximately $1.2 million which will primarily be a reduction of salaries
and related benefits.

Permanent impairments on Retained Interests (write-downs of the value of our Retained Interests) were $77,000 and
$377,000 for the six months ended June 30, 2009 and 2008, respectively, resulting primarily from reductions in future
expected cash flows due to decreased actual prepayments and a reduction in idle funds interest.

Provision for loan losses, net, increased to $203,000 during the six months ended June 30, 2009 from $12,000 during
the six months ended June 30, 2008. Beginning December 31, 2008, our provision for loan losses is comprised of specific
and general reserves. Our specific reserves increased from $205,000 at December 31, 2008 to $397,000 at June 30, 2009 due
primarily to devaluations of collateral of limited service hospitality properties.
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Income tax benefit (provision) was a provision of $173,000 during the six months ended June 30, 2008 compared to a
benefit of $50,000 during the six months ended June 30, 2009 due primarily to (1) reduced earnings of one of the taxable
REIT subsidiaries and (2) a deferred benefit resulting from sales of loans of our SBA subsidiary.

Discontinued Operations

We recorded gains on sales of real estate of $50,000 and $762,000 during the six months ended June 30, 2009 and
2008, respectively, due to income recognition on previously unrecognized deferred gains. Our remaining deferred gains total
$1,358,000 at June 30, 2009. Deferred gains are recorded to income as principal is received on the related loans receivable
until the required amount of cash proceeds are obtained from the purchaser to qualify for full accrual gain treatment. We
currently anticipate, assuming timely collection of standard principal and interest payments, that approximately $660,000 of
this deferred gain will be recognized during the third and/or fourth quarters of 20009.

LIQUIDITY AND CAPITAL RESOURCES
Cash Flow Analysis
Information on our cash flow was as follows:

Six Months Ended

June 30,
2009 2008 Change
(In thousands)
Cash provided by operating activities.................... $ 2,163 $ 4881 $ (2,718)
Cash provided by (used in) investing activities......... $ 4,707 $ (4944) $ 9,651
Cash used in financing activities.......................... $ (8,531) $ (6,734) $ (1,797)

Operating Activities

The reduction in cash provided by operating activities was primarily caused by (1) reduced net income, (2) payment of
accounts payable and accrued expenses, including severance payments of approximately $1.4 million, and (3) disbursement
of borrower advances offset by an increase in proceeds from sale of guaranteed loans net of loans funded, held for sale.

Our net cash flow from operating activities is primarily used to fund our dividends. Our modified cash available for
dividend distributions (“Modified Cash”), as reconciled below, is defined as cash from operating activities before (1) the
change in operating assets and liabilities and (2) loans funded, held for sale, net of proceeds from sale of guaranteed loans
(“Operating Loan Activity”). To the extent Modified Cash does not cover the current dividend distribution rate or if
additional cash is needed based on our working capital needs, the Board of Trust Managers may choose to modify its current
dividend policy. During the six months ended June 30, 2009, dividend distributions were greater than our Modified Cash by
$3,037,000. This was primarily caused by REIT taxable income timing differences (i.e., severance payments, etc.) combined
with the declaration of $1.5 million in a special dividend paid in the first quarter of 2009 that related to 2008. During the six
months ended June 30, 2008, dividend distributions were less than our Modified Cash by $1,041,000. Management
anticipates that our dividend distributions during 2009 will be greater than our Modified Cash with any shortfall being funded
using our revolving credit facility.
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The following reconciles net cash flow from operating activities to Modified Cash:

Six Months Ended

June 30,
2009 2008
(In thousands)

Net cash provided by operating activities.......... $ 2,163 $ 4,881
Change in operating assets and liabilities....... 2,318 4)
Operating Loan Activity ..............c.ooevveenes (1,223) 1,548

Modified Cash..........cccovvveiii i e, $ 3,258 $ 6,425

Investing Activities

During the six months ended June 30, 2009, the primary source of funds was principal collected on loans, net of loans
funded of $6,193,000. During the six months ended June 30, 2008, our primary use of funds was loans funded, net of
principal collected on loans of $4,039,000 and investment in Retained Interests, net of principal collected on Retained
Interests of $2,002,000. Principal collected on Retained Interests declined from $818,000 during the six months ended June
30, 2008 to $143,000 during the six months ended June 30, 2009. We anticipate that the principal collected on our Retained
Interests will continue to decline based on payoffs and paydowns of outstanding principal and attainment of “clean-up” calls.

Financing Activities

We used funds in financing activities during the six months ended June 30, 2009 and 2008 primarily to pay dividends
of $6,295,000 and $5,384,000, respectively. In addition, during the six months ended June 30, 2009, we redeemed
$2,000,000 of redeemable preferred stock of subsidiary due in September 2009 and repurchased common shares under our
share repurchase plan for $1,076,000.

Sources and Uses of Funds
Liquidity Summary

Our primary sources of funds to meet our short-term liquidity needs, including working capital, dividends, debt
service and additional investments, if any, consist of (1) cash flow from operations, (2) proceeds from principal and interest
payments, including prepayments and if applicable, prepayments fees, on our unrestricted investments, (3) borrowings under
our Revolver and (4) Secondary Market Loan Sales. We believe these sources of funds will be sufficient to meet our
liquidity requirements for at least the next twelve months. To a lesser extent, and to the extent available to us, we may utilize
(1) proceeds from potential loan and asset sales, (2) new financings or additional securitization offerings and (3) proceeds
from potential common or preferred equity offerings.

Due to continued market turbulence, we do not anticipate having the ability in the next six months to access debt
capital through alternative or increased warehouse lines, new securitization issuances or new trust preferred issuances. We
continue to explore ways to extend or refinance our current Revolver; however, in the event we are not able to successfully
secure alternative or extended financing, we will rely on cash flows from operations, principal payments (including
prepayments) on our investments, and (if necessary) proceeds from asset and loan sales to satisfy our working capital needs.
We are in discussions with our bank to extend our current Revolver. Based on these discussions, management believes it is
likely that we will be able to extend our facility through December 31, 2010. However, we anticipate that the aggregate
availability under our Revolver will be reduced and its costs, including any up-front costs and ongoing interest expense
and/or unused fees will increase. Based on our current anticipated cash needs, it appears that this possible reduction in
availability under the Revolver will not have an impact on our ability to originate our projected SBA 7(a) Program loan
volume. If we are unable to (1) renew, replace or expand our sources of financing, (2) execute asset and loan sales in a
timely manner or to receive anticipated proceeds therefrom or (3) fully utilize available cash of our SBICs, it may have an
adverse effect on our business, results of operations and ability to make dividends to our shareholders.

If we are unable to make required payments under our borrowings, breach any representation or warranty of our
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borrowings or violate any covenant, our lenders may accelerate the maturity of our debt or require us to pledge collateral. At
June 30, 2009, PMC Commercial Trust has over $133 million of unencumbered loans. In addition, PMC Commercial Trust
has equity in its off-balance sheet securitizations and investments in its on-balance sheet subsidiaries. To the extent
necessary, management believes that these assets would provide sufficient liquidity, if needed, to satisfy any required
payment on our Revolver. If we are unable to repay our borrowings we may need to prematurely sell assets or lenders could
force us to take other actions. Any such event may have a material adverse effect on our liquidity, the value of our common
shares and the ability to pay dividends to our shareholders.

Sources of Funds

In general, we require liquidity to originate new loans and repay debt principal and interest. Our operating revenues
are typically utilized to pay our operating expenses and dividends. We have been utilizing principal collections on existing
loans and Retained Interests and borrowings under our Revolver as our primary sources of funds. In addition, historically we
utilized a combination of the following sources to generate funds:

. Structured loan financings or sales;

o Issuance of SBA debentures;

. Issuance of junior subordinated notes; and/or
o Common equity issuance.

As discussed previously, these markets (with the possible exception of SBA debentures) are not available at the
present time and there can be no assurance that they will be available in the future. At our current share price, we do not
intend to issue common shares. Since 2004, our working capital has been provided through credit facilities and the issuance
of junior subordinated notes. Prior to 2004, our primary source of long-term funds was structured loan sale transactions. At
the current time, there is no market for commercial loan asset-backed securitizations. We cannot anticipate when, or if, this
market will be available in the future. Until this market becomes available or we implement a strategic alternative, our ability
to grow is limited.

Our Revolver matures December 31, 2009. As discussed above, we are currently negotiating to extend the maturity
date of our Revolver; however, the credit markets remain extremely illiquid which may make it difficult and possibly cost
prohibitive to extend our Revolver. We believe that our capital needs during the next six months can be met by our Revolver
and cash on hand. To the extent we need additional capital for unanticipated items, there can be no assurance that we would
be able to increase the amount available under our Revolver or identify other sources of funds at an acceptable cost, if at all.
The limited amount of capital available to originate new loans has caused us to significantly restrict non-SBA 7(a) Program
loan origination activity. In addition, a reduction in the availability of the above sources of funds could have a material
adverse effect on our financial condition and results of operations. If these sources, including extension of our Revolver
when it matures in December 2009, are not available in the future, we may have to originate loans at further reduced levels or
sell assets, potentially on unfavorable terms.

We continue to have a low debt-to-equity ratio of 0.5:1 at June 30, 2009. This ratio is well below that of typical
specialty commercial finance companies.

As a REIT, we must distribute to our shareholders at least 90% of our REIT taxable income to maintain our tax status
under the Code. Accordingly, to the extent the sources above represent taxable income, such amounts have historically been
distributed to our shareholders. In general, should we receive less cash from our portfolio of investments, we can lower the
dividend so as not to cause any material cash shortfall. During 2009, we anticipate that our cash flows from operating
activities will be utilized to fund our expected 2009 dividend distributions and generally will not be available to fund
portfolio growth or for the repayment of principal due on our debt.

At June 30, 2009, we had availability of $21.2 million under our Revolver. We are charged interest on the balance
outstanding under our revolver at our election of either the prime rate of the lender less 75 basis points or 162.5 basis points
over either the 30 or 90-day LIBOR. We are charged an unused fee equal to 37.5 basis points computed based on our daily
available balance. The Revolver requires us to meet certain covenants, the most restrictive of which provides for an asset
coverage test, as defined, based on our cash and cash equivalents, loans receivable and Retained Interests as a ratio to our
senior debt, limits our ability to pay out returns of capital as part of our dividends and provides for a maximum amount of
problem loans, as defined, as a percentage of equity. We also have minimum equity requirements. At June 30, 2009, we
were in compliance with the covenants of this facility.
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Uses of Funds

Currently, the primary use of our funds is to originate loans and for repayment of the principal balance of our
Revolver. Our outstanding commitments to fund new loans were $19.3 million at June 30, 2009, the majority of which were
for prime-rate based loans to be originated by First Western, the government guaranteed portion of which is intended to be
sold into the secondary market. Our net working capital outlay would be approximately $4.0 million related to these loans.
Commitments have fixed expiration dates. Since some commitments expire without the proposed loan closing, total
committed amounts do not necessarily represent future cash requirements. During 2009, we anticipate loan originations will
range from $20 million to $30 million.

We may use funds to repurchase loans from the QSPEs which (1) become “charged-off” as defined in the transaction
documents either through delinquency or initiation of foreclosure or (2) reach maturity. In addition, we may use funds to
exercise “clean-up” calls and repay the outstanding structured notes in related QSPEs or SPEs, including the 2002 Joint
Venture which reached its “clean-up” call option during January 2009. While there is no requirement to exercise the “clean-
up” call provision of the 2003 Joint Venture, if the structured notes are not repaid within sixty days of the availability of the
“clean-up” call, (1) the interest rate on these notes will increase from LIBOR plus 1.25% to LIBOR plus 2.50% and (2) any
excess cash generated will be used to repay the structured notes instead of being distributed to us. We anticipate that the
2003 Joint Venture will attain its “clean-up” call option during the third quarter of 2009.

One of our SBICs has $2.0 million of redeemable preferred stock due in May 2010. We expect to repay this
redeemable preferred stock using the SBIC’s cash on hand.

Our Board of Trust Managers (the “Board”) authorized a share repurchase program for up to $10.0 million for the
purchase of outstanding common shares which expires September 26, 2010. The common shares may be purchased from
time to time in the open market or pursuant to negotiated transactions using our Revolver. As of June 30, 2009, we had
repurchased 249,979 shares under the share repurchase program for an aggregate purchase price of approximately
$1,670,000, including commissions. We are not currently purchasing shares under the plan.

We anticipate that we will pay dividends in excess of Modified Cash, using our Revolver, to maintain our REIT status
or as approved by our Board.

IMPACT OF RECENTLY ISSUED ACCOUNTING PRONOUNCEMENTS

See Note 2 of the Consolidated Financial Statements for a full description of recent accounting pronouncements
including the effect, if any, on our results of operations and financial condition.

DIVIDENDS

Our shareholders are entitled to receive dividends when and as declared by the Board. In determining dividend policy,
the Board considers many factors including, but not limited to, actual and anticipated Modified Cash, expectations for future
earnings, REIT taxable income and maintenance of REIT status, the economic environment, competition, our ability to obtain
leverage and our loan portfolio performance. In order to maintain REIT status, PMC Commercial is required to pay out 90%
of REIT taxable income. Consequently, the dividend rate on a quarterly basis will not necessarily correlate directly to any
single factor such as Modified Cash, REIT taxable income or earnings expectations.

In order to meet our 2008 taxable income distribution requirements, we will make an election under the Code to treat a
portion of the distributions declared in 2009 as distributions of 2008’s REIT taxable income. These distributions are known
as spillover dividends. The Board anticipates utilizing the shortfall caused by spillover dividends to allow dividends declared
in 2009 to exceed our 2009 REIT taxable income.
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REIT TAXABLE INCOME

REIT taxable income is a financial measure that is presented quarterly to assist investors in analyzing our performance
and is one of the factors utilized by our Board in determining the level of dividends to be paid to our shareholders.

The following reconciles net income to REIT taxable income (loss):

Six Months Ended Three Months Ended
June 30, June 30,
2009 2008 2009 2008
(In thousands)

NELINCOME. ... $ 3,190 $ 6,912  $ 1,564 $ 3,529
Book/tax difference on depreciation...................cc.o.e.e. (28) (30) (14) (15)
Book/tax difference on deferred gains from property sales.. (50) (762) (20) (424)
Book/tax difference on Retained Interests, net ................ (412) 148 (238) (204)
Severance PaymeNtS..........ovuveieviiiiiiie e reeeens (1,429) - (1,407) -
Dividend distribution from TRS..........cc.cooiviiiiiinineens - 2,000 - 2,000
Book/tax difference on amortization and accretion............ (63) (140) (32) (93)
Asset valuation.............cooviiiii 154 16 62 (54)
Other book/tax differences, net ..............c.cooevieiieninnns (58) 45 (74) (23)
SUBLOtAl. .. e 1,305 8,189 (158) 4716

Less: TRS income (l0ss), net of taX.........coevevieiiiiinineeens 140 (278) 154 (146)

REIT taxable income (10SS).........ocevvrirennrierieeaiiieeven e $ 1,445 $ 7911  $ 4 $ 4,570

Distributions declared..............ccveriininiininine e, $ 4,069 $ 4579  $ 1,687 $ 2,426

Weighted average common shares outstanding................... 10,599 10,766 10,548 10,767

As a REIT, PMC Commercial generally will not be subject to corporate level Federal income tax on net income that is
currently distributed to shareholders provided the distribution exceeds 90% of REIT taxable income. We may make an
election under the Code to treat a portion of distributions declared in the current year as distributions of the prior year’s
taxable income. Upon election, the Code provides that, in certain circumstances, a dividend declared subsequent to the close
of an entity’s taxable year and prior to the extended due date of the entity’s tax return may be considered as having been made
in the prior tax year in satisfaction of income distribution requirements.
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ITEM 3.
Quantitative and Qualitative Disclosures About Market Risk

Market risk is the exposure to loss resulting from changes in various market metrics. We are subject to market risk
including liquidity risk, real estate risk and interest rate risk as described below. Although management believes that the
quantitative analysis on interest rate risk below is indicative of our sensitivity to interest rate changes, it does not adjust for
potential changes in credit quality, size and composition of our balance sheet and other business developments that could
affect our financial position and net income. Accordingly, no assurances can be given that actual results would not differ
materially from the potential outcome simulated by these estimates.

Liquidity Risk

Liquidity risk is the potential that we would be unable to meet our obligations as they come due because of an
inability to liquidate assets or obtain funding. We are subject to changes in the debt and collateralized mortgage markets.
These markets are currently experiencing disruptions, which could have an adverse impact on our earnings and financial
condition.

Current conditions in the debt markets include lack of liquidity and large risk adjusted premiums. These conditions
have increased the cost and reduced the availability of financing sources. The market for trading asset-backed securities is
currently experiencing disruptions resulting from reduced investor demand for these securities and increased investor yield
requirements. In light of current market conditions, we expect to finance our loan portfolio with our current capital and
Revolver. See “Liquidity and Capital Resources — Liquidity Summary” for a discussion of current availability under our
Revolver.

Real Estate Risk

The value of our commercial mortgage loans and our ability to sell such loans, if necessary, are impacted by market
conditions that affect the properties that are collateral for our loans. Property values and operating income from the
properties may be affected adversely by a number of factors, including, but not limited to:

e national, regional and local economic conditions;

e significant rises in gasoline prices within a short period of time if there is a concurrent decrease in business and

leisure travel,

o local real estate conditions (including an oversupply of commercial real estate);
natural disasters including hurricanes and earthquakes, acts of war and/or terrorism and other events that may
cause performance declines and/or losses to the owners and operators of the real estate securing our loans;
changes or continued weakness in limited service hospitality properties;
construction quality, construction cost, age and design;
demographic factors;
increases in operating expenses (such as energy costs) for the owners of the properties; and
limitations in the availability and cost of leverage.

In the event property operating income decreases, a borrower may have difficulty repaying our loan, which could
result in losses to us. In addition, decreases in property values reduce the value of the collateral and the potential proceeds
available to borrowers to repay our loans, which could also cause us to suffer losses.

37



The following analysis of our provision for loan losses quantifies the negative impact to our net income from
increased losses on our Retained Portfolio:

Six Months Year Ended Six Months
Ended December 31, Ended
Provision for loan losses June 30, 2009 2008 June 30, 2008
(In thousands)
AS 1EPOMEA (1) .vrvvrvvnvenivieiee et veeeeeveeriire e $ 267 $ 488 $ 31
Annual loan losses increase by 50 basis points (2)....... 738 1,388 469
Annual loan losses increase by 100 basis points (2)...... 1,209 2,287 907

(1) Excludes reductions of loan losses
(2) Represents provision for loan losses based on increases in losses as a percentage of our weighted average loans
receivable for the periods indicated.

Interest Rate Risk

Interest rate risk is highly sensitive to many factors, including governmental monetary and tax policies, domestic and
international economic and political considerations and other factors.

Since our loans are predominantly variable-rate, based on LIBOR and the prime rate, our operating results will
depend in large part on LIBOR and the prime rate. One of the primary determinates of our operating results is differences
between the income from our loans and our borrowing costs. As a result, most of our borrowings are based on LIBOR or the
prime rate. The objective of this strategy is to minimize the impact of interest rate changes on our net interest income.

VALUATION OF LOANS

Our loans are recorded at cost and adjusted by net loan origination fees and discounts (which are recognized as
adjustments of yield over the life of the loan) and loan loss reserves. In order to determine the estimated fair value of our
loans, we use a present value technique for the anticipated future cash flows using certain assumptions including a current
market discount rate, potential prepayment risks and loan losses. If we were required to sell our loans at a time we would not
otherwise do so, there can be no assurance that management’s estimates of fair values would be obtained and losses could be
incurred.

At June 30, 2009, our loans are approximately 72% variable-rate at spreads over LIBOR or the prime rate. Increases
or decreases in interest rates will generally not have a material impact on the fair value of our variable-rate loans. We had
$133.5 million of variable-rate loans at June 30, 2009. The estimated fair value of our variable-rate loans (approximately
$126.1 million at June 30, 2009) is dependent upon several factors including changes in interest rates and the market for the
type of loans we have originated.

We had $50.9 million and $39.3 million of fixed-rate loans at June 30, 2009 and December 31, 2008, respectively.
The estimated fair value of these fixed-rate loans approximates their cost and is dependent upon several factors including
changes in interest rates and the market for the types of loans that we have originated. Since changes in market interest rates
do not affect the interest rates on our fixed-rate loans, any changes in these rates do not have an immediate impact on our
interest income. Our interest rate risk on our fixed-rate loans is primarily related to loan prepayments and maturities.

The average maturity of our loan portfolio is less than its average contractual terms because of prepayments. The
average life of mortgage loans tends to increase when the current mortgage rates are substantially higher than rates on
existing mortgage loans and, conversely, decrease when the current mortgage rates are substantially lower than rates on
existing mortgage loans (due to refinancing of fixed-rate loans).
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INTEREST RATE SENSITIVITY

At June 30, 2009 and December 31, 2008, we had $133.5 million and $140.5 million of variable-rate loans,
respectively, and $50.9 million and $49.8 million of variable-rate debt, respectively. On the differential between our
variable-rate loans outstanding and our variable-rate debt ($82.6 million and $90.7 million at June 30, 2009 and December
31, 2008, respectively) we have interest rate risk. To the extent variable rates decrease, our interest income net of interest
expense would decrease.

The sensitivity of our variable-rate loans and debt to changes in interest rates is regularly monitored and analyzed by
measuring the characteristics of our assets and liabilities. We assess interest rate risk in terms of the potential effect on
interest income net of interest expense in an effort to ensure that we are insulated from any significant adverse effects from
changes in interest rates. As a result of our predominately variable-rate portfolio, our earnings are susceptible to being
reduced during periods of lower interest rates. Based on our analysis of the sensitivity of interest income and interest
expense at June 30, 2009 and December 31, 2008, if the consolidated balance sheet were to remain constant and no actions
were taken to alter the existing interest rate sensitivity, each hypothetical 100 basis point reduction in interest rates would
reduce net income by approximately $826,000 and $907,000, respectively, on an annual basis. Since LIBOR has already
been reduced to historically low levels, further significant negative impacts from lower LIBOR interest rates is not
anticipated. In addition, as a REIT, the use of hedging interest rate risk is typically only provided on debt instruments due to
potential negative REIT compliance to the extent the hedging strategy was based on our investments. Benefits derived from
hedging strategies not based on debt instruments (i.e., investments) may be deemed bad income for REIT qualification
purposes. The use of a hedge strategy (on our debt instruments) would only be beneficial to fix our cost of funds and hedge
against rising interest rates.

DEBT

Our debt is comprised of SBA debentures, junior subordinated notes, the Revolver, structured notes and redeemable
preferred stock of subsidiary. At June 30, 2009 and December 31, 2008, approximately $15.4 million and $12.0 million,
respectively, of our consolidated debt had fixed rates of interest and was therefore not affected by changes in interest rates.
Our variable-rate debt is based on LIBOR or the prime rate and thus subject to adverse changes in market interest rates.
Assuming there were no increases or decreases in the balance outstanding under our variable-rate debt at June 30, 2009, each
hypothetical 100 basis points increase in interest rates would increase interest expense and decrease net income by
approximately $509,000.

Our fixed-rate debt at June 30, 2009 was comprised of SBA debentures, redeemable preferred stock of subsidiary and
structured notes. One SBA debenture ($4.0 million) currently has a prepayment penalty of 1% of the principal balance.

The following tables present the principal amounts by year of expected maturity, weighted average interest rates and
fair values to evaluate the expected cash flows and sensitivity to interest rate changes of our outstanding debt at June 30,
2009 and December 31, 2008:

Twelve Month Periods Ending June 30, Carrying Fair
2010 2011 2012 2013 2014 Thereafter Value Value (1)
(Dollars in thousands)
Fixed-rate debt (2) (3)............ $ 2695 $ 815 $ 812 $ 892 $ 980 $ 9181 $ 15375 $ 15271
Variable-rate debt (LIBOR
and prime based) (4)............ 23,800 - - - - 27,070 50,870 42,346
TotalS.....veeiei e $ 26495 $ 815 § 812 $ 892 $ 980 $ 36,251 $ 66,245 $ 57,617

(1) The estimated fair value is based on a present value calculation based on prices of the same or similar instruments after
considering risk, current interest rates and remaining maturities.

(2) The weighted average interest rate of our fixed-rate debt at June 30, 2009 was 6.3%.

(3) Principal payments on the structured notes are dependent upon cash flows received from the underlying loans. Our
estimate of their repayment is based upon scheduled principal payments on the underlying loans. Our estimate will
differ from actual amounts to the extent we experience prepayments and/or loan losses.

(4) The weighted average interest rate of our variable-rate debt at June 30, 2009 was 3.6%.
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Years Ending December 31, Carrying Fair

2009 2010 2011 2012 2013 Thereafter Value Value (1)
(Dollars in thousands)
Fixed-rate debt (2)............... $ 196 $ 1920 $ - $ - 8 - $ 8168 $ 12044 $ 12,090
Variable-rate debt (LIBOR
and prime rate based) (3)...... 22,700 - - - - 27,070 49,770 40,594
Totals......ooeeeeiiiiiececiii $ 24656 $ 1920 $ - $ - $ - $ 35238 $ 61814 $ 52,684

(1) The estimated fair value is based on a present value calculation based on prices of the same or similar instruments after
considering risk, current interest rates and remaining maturities.

(2) The weighted average interest rate of our fixed-rate debt at December 31, 2008 was 6.3%.

(3) The weighted average interest rate of our variable-rate debt at December 31, 2008 was 5.0%.

RETAINED INTERESTS

Our Retained Interests are valued based on various factors including estimates of appropriate discount rates. Changes
in the discount rates used in determining the fair value of the Retained Interests will impact their carrying value. Any
appreciation of our Retained Interests is included in the accompanying balance sheet in beneficiaries’ equity. Any
depreciation of our Retained Interests is either included in the accompanying statement of income as a permanent impairment
or on our balance sheet in beneficiaries’ equity as an unrealized loss. Assuming all other factors (i.e., prepayments, losses,
etc.) remained unchanged, if discount rates were 300 basis points and 500 basis points higher than rates estimated at June 30,
2009, the estimated fair value of our Retained Interests at June 30, 2009 would have decreased by approximately $0.8 million
and $1.2 million, respectively.
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ITEM 4.
Controls and Procedures

EVALUATION OF DISCLOSURE CONTROLS AND PROCEDURES

Under the supervision and with the participation of our Chief Executive Officer and Chief Financial Officer,
management has evaluated the effectiveness of our disclosure controls and procedures (as defined under rules 13a-15(e) and
15d-15(e) of the Securities Exchange Act of 1934, as amended) as of June 30, 2009. Based on that evaluation, the Chief
Executive Officer and Chief Financial Officer concluded that our disclosure controls and procedures were effective.

CHANGES IN INTERNAL CONTROL OVER FINANCIAL REPORTING
There have been no changes in our internal control over financial reporting that occurred during the quarter ended June

30, 2009 that have materially affected, or are reasonably likely to materially affect, our internal control over financial
reporting.
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PART Il
Other Information

ITEM 1. Legal Proceedings

In the normal course of business we are periodically party to certain legal actions and proceedings involving
matters that are generally incidental to our business (i.e., collection of loans receivable). In management’s opinion, the
resolution of these legal actions and proceedings will not have a material adverse effect on our consolidated financial
statements.
ITEM 1A. Risk Factors

There have been no material changes to the factors disclosed in Item 1A. Risk Factors in our Annual Report on
Form 10-K for the year ended December 31, 2008.

ITEM 2. Unregistered Sales of Equity Securities and Use of Proceeds

On September 26, 2008, our Board authorized a share repurchase program for up to $10.0 million for the
purchase of outstanding common shares, expiring September 26, 2010. The common shares may be purchased from time to
time in the open market or pursuant to negotiated transactions. We purchased 57,008 common shares during the second
quarter of 2009 in the open market as described below.

Issuer Purchases of Equity Securities

(a) (b) (© (d)
Total number of Maximum number (or
Total number Average shares (or units) approximate dollar value)
of shares (or price paid purchased as part of of shares (or units) that
units) per share publicly announced may yet be purchased

Period purchased (or unit) plans or programs under the plans or programs
April 2009 37,381 $6.58 230,352 $8,470,895
May 2009 19,627 $7.18 249,979 $8,329,916
June 2009 - - 249,979 $8,329,916

ITEM 3. Defaults upon Senior Securities
None.
ITEM 4. Submission of Matters to a Vote of Security Holders

At our Annual Meeting of Shareholders held on June 13, 2009 (the “Annual Meeting”), the following
individuals were elected to the Board with the following votes:

Director Votes For Votes Withheld
Nathan G. Cohen 7,711,223 389,839
Martha R. Greenberg 7,437,434 663,628
Barry A. Imber 7,725,723 375,339
Irving Munn 7,636,196 464,866
Lance B. Rosemore 7,507,034 594,028

The proposal to ratify the appointment of PricewaterhouseCoopers LLP as our independent public accountants
was approved at the Annual Meeting. There were 7,550,217 votes for, 517,368 votes against and 33,477 abstentions.
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The shareholder proposal was not approved at the Annual Meeting. There were 928,285 votes for, 3,407,579

votes against and 289,092 abstentions.
ITEM 5. Other Information
None.
ITEM 6. Exhibits
A. Exhibits

3.1

3.1(a)

3.1(b)
3.1(c)

3.2

3.3
10.1
*31.1
*31.2

**32.1
**32.2

* Filed herewith.

Declaration of Trust (incorporated by reference to the exhibits to the Registrant’s
Registration Statement on Form S-11 filed with the Securities and Exchange
Commission (“SEC”) on June 25, 1993, as amended (Registration No. 33-65910)).
Amendment No. 1 to Declaration of Trust (incorporated by reference to the
Registrant’s Registration Statement on Form S-11 filed with the SEC on June 25, 1993,
as amended (Registration No. 33-65910)).

Amendment No. 2 to Declaration of Trust (incorporated by reference to the
Registrant’s Annual Report on Form 10-K for the year ended December 31, 1993).
Amendment No. 3 to Declaration of Trust (incorporated by reference to the
Registrant’s Annual Report on Form 10-K for the year ended December 31, 2003).
Bylaws (incorporated by reference to the exhibits to the Registrant’s Registration
Statement on Form S-11 filed with the SEC on June 25, 1993, as amended
(Registration No. 33-65910)).

Amendment No. 1 to Bylaws (incorporated by reference to Exhibit 3.1 to the
Registrant’s Current Report on Form 8-K filed with the SEC on April 16, 2009).

Form of Executive Employment Contract (incorporated by reference to Exhibit 99.1 to
the Registrant’s Current Report on Form 8-K filed with the SEC on June 19, 2009).
Section 302 Officer Certification — Chief Executive Officer

Section 302 Officer Certification — Chief Financial Officer

Section 906 Officer Certification — Chief Executive Officer

Section 906 Officer Certification — Chief Financial Officer

** Submitted herewith.
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Signatures

Pursuant to the requirements of the Securities Exchange Act of 1934, the Registrant has duly caused this report to be signed on
its behalf by the undersigned thereunto duly authorized.

PMC Commercial Trust
Date: 8/07/09 /s/ Lance B. Rosemore

Lance B. Rosemore
President and Chief Executive Officer

Date: 8/07/09 [/s/ Barry N. Berlin
Barry N. Berlin
Executive Vice President and
Chief Financial Officer
(Principal Accounting Officer)
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CERTIFICATION

I, Lance B. Rosemore, Chief Executive Officer, certify that:

1.

2.

5.

Date:

I have reviewed this quarterly report on Form 10-Q of PMC Commercial Trust;

Based on my knowledge, this report does not contain any untrue statement of a material fact or
omit to state a material fact necessary to make the statements made, in light of the circumstances
under which such statements were made, not misleading with respect to the period covered by this
report;

Based on my knowledge, the financial statements, and other financial information included in this
report, fairly present in all material respects the financial condition, results of operations and cash
flows of the registrant as of, and for, the periods presented in this report;

The registrant’s other certifying officer and I are responsible for establishing and maintaining
disclosure controls and procedures (as defined in Exchange Act Rules 13a-15(e) and 15d-15(e))
and internal control over financial reporting (as defined in Exchange Act Rules 13a-15(f) and 15d-
15(f)) for the registrant and have:

a) designed such disclosure controls and procedures, or caused such disclosure controls
and procedures to be designed under our supervision, to ensure that material
information relating to the registrant, including its consolidated subsidiaries, is made
known to us by others within those entities, particularly during the period in which
this report is being prepared;

b) designed such internal control over financial reporting, or caused such internal
control over financial reporting to be designed under our supervision, to provide
reasonable assurance regarding the reliability of financial reporting and the
preparation of financial statements for external purposes in accordance with
generally accepted accounting principles;

c) evaluated the effectiveness of the registrant’s disclosure controls and procedures and
presented in this report our conclusions about the effectiveness of the disclosure
controls and procedures, as of the end of the period covered by this report based on
such evaluation; and

d) disclosed in this report any change in the registrant’s internal control over financial
reporting that occurred during the registrant’s most recent fiscal quarter (the
registrant’s fourth fiscal quarter in the case of annual report) that has materially
affected, or is reasonably likely to materially affect, the registrant’s internal control
over financial reporting; and

The registrant’s other certifying officer and | have disclosed, based on our most recent evaluation
of internal control over financial reporting, to the registrant’s auditors and the audit committee of
the registrant’s board of directors (or persons performing the equivalent functions):

a) all significant deficiencies in the design or operation of internal control over
financial reporting which are reasonably likely to adversely affect the registrant’s
ability to record, process, summarize and report financial information; and

b) any fraud, whether or not material, that involves management or other employees
who have a significant role in the registrant’s internal control over financial
reporting.

08/07/09 /s/ Lance B. Rosemore

Lance B. Rosemore
Chief Executive Officer



CERTIFICATION

I, Barry N. Berlin, Chief Financial Officer, certify that:

Date:

1. I have reviewed this quarterly report on Form 10-Q of PMC Commercial Trust;

2. Based on my knowledge, this report does not contain any untrue statement of a material fact or
omit to state a material fact necessary to make the statements made, in light of the circumstances
under which such statements were made, not misleading with respect to the period covered by
this report;

3. Based on my knowledge, the financial statements, and other financial information included in
this quarterly report, fairly present in all material respects the financial condition, results of
operations and cash flows of the registrant as of, and for, the periods presented in this report;

4. The registrant’s other certifying officer and | are responsible for establishing and maintaining
disclosure controls and procedures (as defined in Exchange Act Rules 13a-15(e) and 15d-15(g))
and internal control over financial reporting (as defined in Exchange Act Rules 13a-15(f) and
15d-15(f)) for the registrant and have:

a) designed such disclosure controls and procedures, or caused such disclosure controls
and procedures to be designed under our supervision, to ensure that material
information relating to the registrant, including its consolidated subsidiaries, is made
known to us by others within those entities, particularly during the period in which this
report is being prepared,;

b) designed such internal control over financial reporting, or caused such internal control
over financial reporting to be designed under our supervision, to provide reasonable
assurance regarding the reliability of financial reporting and the preparation of
financial statements for external purposes in accordance with generally accepted
accounting principles;

c) evaluated the effectiveness of the registrant’s disclosure controls and procedures and
presented in this report our conclusions about the effectiveness of the disclosure
controls and procedures, as of the end of the period covered by this report based on
such evaluation; and

d) disclosed in this report any change in the registrant’s internal control over financial
reporting that occurred during the registrant’s most recent fiscal quarter (the
registrant’s fourth quarter in the case of an annual report) that has materially affected,
or is reasonably likely to materially affect, the registrant’s internal control over
financial reporting; and

5. The registrant’s other certifying officer and | have disclosed, based on our most recent
evaluation of internal control over financial reporting, to the registrant’s auditors and the audit
committee of the registrant’s board of directors (or persons performing the equivalent
functions):

a) all significant deficiencies in the design or operation of internal control over financial
reporting which are reasonably likely to adversely affect the registrant’s ability to
record, process, summarize and report financial information; and

b) any fraud, whether or not material, that involves management or other employees who
have a significant role in the registrant’s internal control over financial reporting.

08/07/09 [s/ Barry N. Berlin

Barry N. Berlin
Chief Financial Officer
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