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Mr. Jeffrey A. Gorman Mr. Hasan Pride
Sovercign Bank, Real Estate Appraisal Unit Sovereign Bank
15 5. Main Street 619 Alcxander Reoad
Chambersburg, Pennsylvania 17201 Princeton, NJ. 08540

Dear Mr. Gorman and Mr. Pride:

At your request, we have inspected the property, conducted the necessary investigations, and
made certain analyses to enable us to form a supportable opinion as to the market value of the subject
property. The values contained herein are based on the following:

Subject Property:

Project Name: Iris G. Sagi and Robert S. Brown

Appraisal Job ID: M2g411

Description: Westshire Professional Center

Ownership: Westshire, LLC.

Address: 920 West Washington Street

City, State, Zip: Hagerstown, Maryland 21740

Site Size: 3.79 Acres

Improvements: Older (1916 & 1940's), three story, brick and stone, former school building that has
been fully renovated into predominately a modern office building, Renovation
began in the late 1980s and was completed in the late 1990s. The building contains
87,600 square feet of gross area with 50,000+ square feet of net rentablc area, and
37,000+ square feet of common/non-rentuble arca. The building contains 28
leaseable units ranging in sizc from 100 square feet to 10,000 square feet. 'These
units have been re-demised into 17 commercial suites (i.e. primarily office), and
three residential units. Only one unit is reported to be vacant (i.e. unit 208), with
most of the units rented, and the balance used for storage space. A tepant summary
is included in the forthcoming Income Approach. Site improvements include
concrete sidewalks, stone retaining walls, macadam drives and parking area, newer
playground area, fenced-in playground area, some chain link fencing, trees and
shrubs, established lawn, etc.

ASSOCIATES
GARL C. KIDWILER
IO i T e
2



Mr. Gorman and Mr. Pride

Soversign Bank
October 18, 2010

(Continued)

Appraisal Purpose:

Value Estimate:

Property Rights:
Last Inspected:
Date of Value:
Client/Uscr:

Intended Usc:

Appraisal Scope:

Subject To:

The Client has requested that we provide an estimate of the subject’s current
market value “As Is” under normal marketing conditions (Within 1 Year), and
Liquidation Value based on a marketing time not to excced 3 months. No
hypothetical conditions or extraordinary assumplions arc made for this assignment.
The subject is not currcntly listed, optioned, and/or under contract of sale.

1)Current Market Value “As Is™ (Normal Marketing Time)

2} Liquidation Value, “As Is’ (Marketing Time Not to Exceed 90 Days)

Leased Fee Estate

October 12, 2010

October 12, 2010

This report is for the exclusive use of Sovereign Bank. No other party shall have
any right to rely on the appraisal provided, without prior written consent. Sovereign
Bank is the Client of this assignment.

Mortgage Financing; To aid a federally regulated lender in asset underwriting, loan
classification and/or disposition.

This is a complete appraisal report presented in a summary format. This report is
prepared in accordance with the Uniform Standards of Professional Appraisal
Practice of the Appraisal Foundation, Title XI of the Federal Financial Institutions
Reform, Recovery, and Enforcement Act of 1989 (FIRREA), revised June 7, 1994
and amended thersto, and the Appraisal Institute. This appraisal has alse been
prepared in conformity with the rulings of the Board of Governors of the Federal
Reserve System, the Federal Deposit Insurance Corporation, and the Office of the
Comptroller of the Currency (OCC), the Credit Union National Association
(CUNA), and the appraisal gnidelines of Sovereign Bank. This appraisal includes
any necessary data and analysis in support of the assignment results with a thorough
presentation of the relevant data, analysis, and projections using all relevant
approaches to value to produce credible valuation conclusions.

Herein noted Assumptions and Limiting Conditions. Reliance on this appraisal is
restricted to the intended use and the intended user.

This is an appraisal of the real property only and does not include the inventory,
furniture, fixtures, or equipment. Any machinery, office equipment, fumiture,
inventory, etc., are all considered o be personal property and are not included in
this real estate value estimate. This appraisal does not include the value of the
business entity, but is an appraisal of the real property only.

It is important to note that we were not provided leases on the subject, therefore, the
rent amount, leasable area (size), and lease conditions (i.e. tenancy, term, options,
conditions, etc.) have been reported based on discussions with the owner,
representative of the owner, rent roll, and history. Should data become available
that significantly is in contrast to this report, we reserve the right to re-analyze.



Mr. Gorman and Mr. Pride
Sovereign Bank

Qctober 18,2010
Valuation:

1)Current Market Value, “As Is”

ONE MILLION SEVEN HUNDRED THOUSAND DOLLARS

$1,700,000
Date of Value: QOctober 12,2010
Exposure/Marketing Time: Within One Year

2) Liquidation Value, “As Is’ (Marketing Time Not to Exceed 90 Days)
ONE MILLION DOLLARS
$1,000,000
Date of Value: October 12, 2010

Exposure/Marketing Time: Within 90 Days

The following narrative report sets forth the data and reasoning leading to our conclusions. Should
you have any questions, please contact the undersigned.

Respectfully submitted,

A (met/ode

Daniel J. McVicker

l iam G. Beten, MAI

Appraiser - Counselor

MD Certified General # 04-001

PA Certified General # GA-000613-L
WV Certified General # 070
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APPRAISAL CERTIFICATION

We certify that, to the best of our knowledge and belief,...

. We have the knowledge and experience to complete this assignment competently,
* The statements of fact contained in this report are true and correct.
. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions, and

are our personal, impartial, and unbiased professional analyses, opinions, and conclusions.

. We have 1o presentor prospective interest in the property that is the subject of this report, and no personal interest with respect
to the parties invoelved,

. We have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment.
. Our engagement in (his assignment was not contingent upon developing or reporting the predetermined results,
. Qur compensation for completing this assignment is not contingent upon the development or reporting of a predetermined

value or direction in valug that favors the cause of the client, the amount of the value opinion, Lhe attainment of a stipulated
result, or the occurrence of a subsequent event directly related to the intended use of this appraisal.

. Our analvses, opinions, and conclusiens were developed, and this report has been prepared, in conformity with the Uniform
Standards of Professional Appraisal Practice.

. We have made a personal inspection of the property thut is the subject of this repart.
. Mo one provided significant real property appraisal assistance to the person(s) signing the report.
. This assignment was not based on a requested minimum valuation, a specific valuation, or the approval of a loan,

The reporied analyses, opinions and eonclusions were developed, and this report has been prepared, in cenformity with the
requirements of the Appraisal Institute’s Code of Professional Ethics and Standards of Professional Appraisal Practice, which
include the Uniform Standards of Professional Appraisal Practice.

The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly authorized
representatives.

- As ofthe date of this report, | William (. Bawen have completed the continuing education program of the Appraisal Instituts.

The undersigned has performed an appraisal services pertaining te the subject in the last three years.

7 )i [fO /MWWWL

Date Daniel J. McVicker
Assocjate Appraiser

MD Certified General, 04-11729
e Yy

Dat HmVG.'Bowen, MAT
ppraiser - Counselor
MD Certified General # 04-001
PA Certified General # 613-L
WV Certified Genetal # 070
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SUMMARY OF SALIENT FACTS

Ownership:

Address:

Tax Map:
Property Rights:
Site Size:

Flood Plain:

Census Tract:
Zip Code:

Improvements:

Zoning:

Tax Load:

Westshire LLC

920 W, Washington Street
Hagerstown, Maryland 21740

Map 303, Parcel 1991
Leased Fee Estate
3.79 Acres

Subject unaffected according to HUD Flood Hazard Map 240074-0005C, dated
February 15, 1984.

24043-0003.01
21740

Older (1916 & 1940's), three story, brick and stone, former school building that has
been fully renovated into predominately a modern office building. Renovation
began in the late 1980s and was completed in the late 1990s. The building contains
87,600 square feet of gross area with 50,000+ square feet of net rentable area, and
37,000+ square feet of common/non-rentabic arca. The building contains 23
leaseable units ranging in size from 100 square fect to 10,000 square feet. These
units have been re-demised into 17 commercial suites (i.e. primarily office), and
three residential units. Only one unit is reported to be vacant (i.e. unit 208), with
most of the units rented, and the balance used for storage space. A tenant summary
is included in the forthcoming Income Approach. Sile improvements include
concrete sidewalks, stone retaining walls, macadam drives and parking area, newer
playground area, fenced-in playground area, same chain link fencing, trees and
shrubs, established lawn, etc.

The Client has requested that we provide an estimate of the subject’s current market
value “As Is” under normal marketing conditions (Within 1 Year), and Liquidation
Value based on a marketing time not to exceed 3 months. No hypothetical
conditions or extraordinary assumptions are made for this assignment. The subject
is not currently listed, optioned, and/or under contract of sale.

C-2 {Commercial General); The subject is a legal, conforming use, meeting all site
requirements.

$23,711.93 (2010)

William G. Bowen, Inc.



Semimary of Salient Focls
Highest & Rest Use:
“As If Vacant™ Near term commercial development that would maximize the use of the site under
current zoning restrictions.
“As Improved™: Continued use as a multi-tenant office building. The subject improvements are
substantial and have a considerable contributing value to the site.
Valuation:
DCurrent Market Value “As Is™:
Cost Approach: Not Developed
Sales Comparison Approach: $2,000,000
[ncome Approach: $1,700,000
Final Estimate of Value: 51,700,000
Date of Value: October 12, 2010
Exposure/Marketing Time: Within One Year

2) Liquidation Value (Marketing Time Not to Exceed 90 Days)

Estimate of Value: $1.000,000
Date of Value: October 12, 2010
Exposure/Marketing Time: Within 90 Days
William G. Bowen, Inc, 8



STATEMENT OF ASSUMEPTIONS AND LIMITING CONDITIONS

Acceptance of and/or use of this report constitutes acceptance of the following assumptions and
limiting conditions and any others stated within this report.

UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS

Information fumished by others is assumed to be true, correct, and reliable. A reasonable effort has
been made to verify such information; however, no responsibility for its accuracy is assumed by the
appraiser. The appraiser assumes no responsibility for economic or physical factors occurring after the
valuation date,

The legal description used in this report is assumed to be correct, No survey of the property has been
made by the appraiser and no responsibility is assumed in connection with such matters. Sketches, maps, and
exhibits in this report are included only to assist the reader in visualizing the property.

No responsibility is assumed for matters of a Jogal nature affecting title to the property nor is an
opinion of title rendered. The title is assumed to be good and merchantable.

No title search was performed for this property in regards to any restrictive covenants and/or
easement. Should such a search be accomplished and should any such covenants and easements, we reserve
the right to reanalyze the subject and the conclusions contained herein.

Allmortgages, liens, encumbrances, leases, and servitudes have been disregarded unless so specified
within the report. The property is appraised as though under responsible ownership and competent
management and available for its Highest and Best Use.

It is assumed that the utilization of the land and improvements is within the boundaries or property
lines of the property described and that there is no cnicroachment or trespass unless noted within the report.

Tt is assumed that there is full compliance with all applicable federal, state, and local cnvironmental
regulations and laws unless non-compliance is stated, defined, and considered in this appraisal report.

It is assumed that all applicable zoning and usc regulations and restrictions have been complied with
unless non-conformity has been stated, defined, and considered in the appraisal report.

It is assumed that all required licenses, consents, and other legislative or administrative authority
[rom any local, state or national governmental or privatc entily or organization have been or can be obtained
or renewed for any use on which the value estimate contained in this report is based.

It is assumed that there are no hidden or unapparent condition of the property, subsoil, or structures
which would render it more or less valuable. No responsibility is assumed for such conditions or for
engineering which may be required to discover them.

It is assumed that the mechanical systems, components, fixtures, and appliances are operable and in
similar condition to the balance of the improvements unless noted within the report.

William G. Bowen, fne. 9



Underlying Assumptions and Limiting Conditions

No environmental impact, audit, or other studies were either requested or made in conjunction with
this appraisal, and the appraiser hereby reserves the right to alter, amend, revise, or rescind any of the value
opinions based upon any subsequent studies by related field experts.

The existence of hazardous substances or conditions may or may not be present in, on, or near the
property and were not identified nor did the appraiser become aware of such during the inspection. The
appraiser has no knowledge of the existence of such substances or conditions in, on, or near the property,
unless otherwise stated in this report. The appraiser is not qualified to test such substances or conditions. If
such substances or conditions do exist, they may affect the value of the property. The value estimated is
predicated on the assumption that no hazardous substances or conditions exist in, on, or near the property
that would cause a loss in value. No responsibility is assumed for any such substances or conditions, nor for
any expertise or engineering knowledge required for their discovery.

The Americans with Disabilities Act("ADA") became effective January 26, 1992. The appraiser has
not made a specific compliance survey and analysis of this property to determine whether or not it is in
conformity with the various detailed requirements of the ADA. It is possiblc that a compliance survey of the
property, together with a detailed analysis of the requirements of the ADA, could reveal that the property is
not in compliance with one or more of the requirements of the Act. If so, this fact could have a negative
effect upon the value of the property. Since the appraiser has no direct evidence relating to this issue, the
appraiser did not consider possible non-compliance with the requirements of ADA in estimating the value
of the property.

The appraiscr will not be required to give testimony or appear in court because of having made this
appraisal, with reference on the property in guestion, unless arrangements have been previously made
therefore and at additional fee.

The scope of the appraisal is based on the property Lype, the depth of available data, the intended use
of the appraisal, and the intended user's requirements. The distribution of the total valuation in this report
between land and improvements applies only under the reported highest and best use of the property. The
allocations of value for land and improvements must not be used in conjunction with any other appraisal and
are invalid if so used.

Possession of this report, or a copy thereof, docs not carry with it the right of publication. Reliance
on this appraisal is restricted to the intended uscr and for the intended use. It may not be used for any purpose
by a person other than the intended user for its intended use without the written consent of the appraiser, and
in any event only with proper written qualification and only in its entirety.

Neither all or any part of the contents of this report, or copy thereof, shall be conveyed to the public
through advertising, public relations, news, salcs or any other media withoul written consent and approval
of the appraiser. Nor shall the appraiser, firm, or professional organization of which the appraiser is a
member be identified without written consent of the appraiser.

William G. Bowen, Inc. 10



PURPOSE, RIGHTS, DATE, AND USE OF THE APPRAISAL

The purpose of this appraisal is to undertake the investigations and analyses and to communicate the
data and reasoning leading to our conclusion of value for the subject property in accordance with the
Uniform Standards of Professional Appraisal Practice under the following criteria:

Appraisal Purpose:
Value Estimate:

Property Rights:
Last Inspected:
Date of Value:
Client/User:

Intended Use:

Appraisal Scope:

Subject To:

1)Current Market Value “As Is” (Normal Marketing 1'ime)

2) Liquidation Value, “As Is’ (Marketing Time Not to Exceed 90 Days)

Leased Fee Estate

October 12, 2010

October 12, 2010

This report is for the exclusive use of Sovereign Bank. No other party shall have
any right lorely on the appraisal provided, without prior written consent. Sovereign
Bank is the Client of this assignment.

Mortgage Financing; To aid a federally regulated lender in asset underwriting, loan
classification and/or disposition.

This is a complete appraisal report presented in a summary format. This report is
prepared in accordance with the Uniform Standards of Professional Appraisal
Practice of the Appraisal Foundation, Title X1 of the Federad Financial Institutions
Reform, Recovery, and Enforcement Act of 1989 (FIRREA), revised June 7, 1994
and amended thereto, and the Appraisal Institute. This appraisal has also been
prepared in conformity with the rulings of the Board of Governors of the Federal
Reserve System, the Federal Deposit Insurance Corporation, and the Office of the
Comptroller of the Currency (OCC), the Credit Union National Association
(CUNA), and the appraisal gnidelines of Sovereign Bank. This appraisal includes
any necessary data and analysis in support of the assignment results with a thorough
presentation of the relevant data, analysis, and projections using all relevant
approaches to value to produee credible valuation conclusions.

Herein noted Assumptions and Limiting Conditions. Reliance on this appraisal is
restricted to the intended use and the intended user.

This 1s an appraisal of the real property only and does nat include the inventory,
furniture, fixtures, or equipment. Any machinery, office equipment, furniture,
inventory, etc., are all considered to be personal property and are not included in
this real estate value estimate. This appraisal does not include the value of the
business entity, but is an appraisal of the real property only.

It is important to note that we were not provided leascs on the subject, therefore, the
rent amount, leasable area (size), and leasc conditions (i.e. tenancy, term, options,
conditions, etc.) have been reported based on discussions with the owner,
representative of the owner, rent roll, and history. Should data become available
that significantly is in contrast to this report, we reserve the right to re-analyze.

Wiltiam &. Bowen, Inc.
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IMPORTANT DEFINITIONS

Market Value:

Fee Simple Estate:

Leased Fee Interest:

Marketing Time:

Exposure Time:

Complete Appraisal:

“The most prabable price which a property should bring in a competitive and open
market under all conditions requisite to a fair sale, the buyer and seller each acting
prudently and knowledgeably, and assuming the price is not affected by undue
stimulus. lmplicit in this definition is the consummation of a sale as of a specified
date and the passing of title from seller to buyer under conditions whereby: 1) buyer
and seller are typically motivated; 2) both parties are well informed or well advised,
and acting in whal they consider their best interests; 3) a reasonable time is allowed
tor exposure in the open market; 4) payment is made in terms of cash in U.S. dollars
or in terms of financial arrangements comparable thereto; and 5) the price
represents the normal consideration for the property sold unaffected by special or
creative financing or sales concessions granted by anyone associated with the sale.”

“Absolute ownership unencumbered by any other interest or estate, subject only to
the limitations imposcd by the governmental powers of taxation, eminent domain,
police power, and escheat.™

“A [rechold (ownership interest) where the possessory interest has been granted to
another party by creation of a contractual land-lord-tenant relationship (i.e., a
lease).”™

“An opinion of the amount of time it might take to sell a real or personal property
interest at the concluded market value level during the period immediately after the
effective date of the appraisal.™

“The time a property remains on the markct. The estimated length of time the
property interestbeing appraised would have been offered on the market prior to the
hypothetical consummation of a sale at market value on the effective date of the
apprdisal."

The act or process of developing an opinion of value or an opinion of value
developed using all of the applicable approaches to value.

! Code of Federal Regulations: Title 12-Bank and Banking; Chapter I-Comperolter OF The Currency, Department of the Treasury; Part
J4-Real Estate Lending and Appraisals— Subpart C—Appraisals Sec. 34.42 Definitions; Revised as of January 1, 2000,

2 Appraisal Institute, “"The Dictionary of Real Estate Appraisal, Fijth Edition, " (Illinois Not For Profit Corp., 1993), p. 78

* Ioid, p. 111
 Ihid., p. 121

7 Ibid., p. 73

William G. Bowen, fnc.
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Liquidation Value:

Summary Appraisal
Report:

; Definit

“The most prabable price that a specified interest in real property is likely to bring
under all of the following conditions: 1. Consummation of a sale will occur within
a severely limited future marketing period specified by the Client. 2, The actual
market conditions currently prevailing are those to which the appraised property
interest is subject. 3. The buyer us acting prudently and knowledgeably. 4. The
seller is under extreme compulsion to sell. 5. The buyer is typicaily motivated. 6.
The buyer is acting in what he or she considers his or her best interest, 7. A limited
marketing effort and time will allow for the completion of the sale. 8. Payment will
be made in cash in U.S. dollars or in terms of financial arrangements comparable
thereto. 9. The price represents the normal consideration for the property sold,
unaffected by special or creative financing or sales concessions granted by anyone
associated with the sale.”®

A written appraisal report prepared under Standard Rule 2 (b) of the Uniform
Standards of Professional Appraisal Practice (2010-2011fed.). 2. A summary
appraisal report contains a summary of all information significant to the solution of
the appraisal problem. The essential differenice between a self-contained appraisal
report and a summary appraisal report is the level of detail of presentation.”™

s Appraisal Institute, “The Dictionary of Real Estate Appraisal, Fourth Editien,” (Hlinois Not For Profit Curp., 1993}, p. 167

7 ihid, p. 178

William €. Bowen, Inc
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APPRAISAL SCOPE/DATA COLLECTION PROCESS

Investigations:
Tetritory: Washington County, Maryland and regional environs
Time Frame: May 1, 2006 to Present.
Approaches Developed: Sales Comparison and Income Approaches. The Cost Approach is not

necessary to produce credible assignment results.

The data collection process varies with the type and complexity of a property. The current and
forecast supply and demand are the primary determinants of highest and best use and, ultimately, the
estimated value of the property. The supply and demand for real property in a particular market is difficult
to estimate accurately and can be dramatically influenced by any number of factors. It is these factors that
we attempt to quantify in our analysis of the subject property.

Within our primary service areas, we maintain and systematically update the social, economic,
governmental, and environmental forces of the county from various federal, state, county, and community
sources, such as, the U.S. Bureau of the Census; Claritas; statistical abstracts; state and local planning and/or
zoning commissions; state and local economic and community developmient commissions; various trade
publications and news sources.

Standard investigative procedures for a subject property, prior to the physical inspection, is the
review of the tax assessment, tax map, zoning map and ordinance, flood hazard boundary map, legal
description and property rights (deed and plats), sales history, ete. Further, we discuss the subject and its
environs with the necessary appropriate regulatory agencies to determine its conformance to existing
regulations and to forecast its potential in light of its currcnt (date of valuation) and forecast competition.

The subject and the neighborhood are inspected in detail, photographed, and discussed with the
owner or other appropriate parties. Based on these investigations, we focus on the subject’s highest and best
use and that determination guides us to the market and property specific data and methods of valuation.

In the valuation portion of the analyses, we develop those approaches to value which are meaningful
to the market participants and for which there is sufficient data from which to draw a reasonable conclusion
to value. Sources for the approaches are extensive research, previous assignments, buyers, sellers, investors,
sales and rental agents, fenders, contractors, national cost services, property management firms, tenants,
appraisers, attorneys, etc.

William . Bowen, Inc. 14



IDENTIFICATION OF THE SUBJECT PROPERTY

Location:

Address:

Tax Map:
Property Rights:

Flood Plain:

Census Tract:

The subject is located in the northwestern portion of the city limits of Hagerstown.
It’s immediate location is along the northern side of the 900 block of West
Washington Street. It tronts along the north side of West Washington Street, east
side of Devonshire Road, and west side of Wakefield Road. It is further found
approximately 9 blocks west of the Hagerstown downtown central business district,
and is within District 25.

920 W. Washington Street
Hagerstown, Maryland 21740

Map 305, Parcel 1991
Leased Fee Estate

Subject unaffected according to HUD Flood Hazard Map 240074-0005C, dated
February 15, 1984.

24043-0003.0]

LEGAL DESCRIPTION

Ownership:

Deed:

Westshire LLC

1252/877; a reduced copy is included within the addenda.

HISTORY OF THE SURJECT PROPERTY

Sales History:

The sales history for the subject property is itemized below and a copy of the
acquisition deed of record is included within the addendum of this report.

Most Recent Sale

Deed Reference: 1252/877

Grantor: R.L.C. Associates, Inc., Trustees

Grantee: Westshire 1.1.C.

Date: February 6, 1996

Consideration: $910,000

Comments: Home Federal Savings Bank foreclosed on the previous owners, School

House Square Partnership and assigned R.L.C. Associates, Inc. As trustees.
The prior transfer of the subject was also not at arms length, 06/21/91,
$1,200,000, deed 998/405. The subject property is not currently listed,
optioned, and/or under contract of sale.

William G. Bowen, Inc.
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History of ihe Subjoct Property

Use History:

The original front section (A) (see the sketch in the addenda) of the former school
building was constructed in 1916. The rear section (B & C) was constructed in the
1940%. Originally known as the West Washington Sireet School, this facility
accommodated 800 students at the junior high school level. Upon closing in 1976,
the property was utilized by a private school for several years,

In September, 1982, School House Center Investors acquired the property from
Mountain View Baptist Church, Inc., which included eight individual residential
lots located to the north of the school building and which were subsequently
transferred to another entity. In April, 1984, Stephen B. Sagi acquired the subject
property from School House Center Investors in a non-market transaction in that he
was a partner in the School House Center Investors ownership. During this period,
the first floor of Section A was partially renovated into office, storage area, and an
apartment. Two modern apartments were also constructed on the east end of the
third floor in Section A.

Due to the popularity and rapid growth of factory outlet malls in the mid-1980's, the
owner pursued the development of the School House Square Qutlet Center to open
in the fall of 1987. The initial absorption appeared to be strong renting 18,764
square feet in four months or approximately 4,700 square feet per month, which
included several national firms. During this period, the outlet store demand
changed dramarically from small facilities such as the subject to the synergism of
the established 100,000 square foot plus facilities. Eventually losing the outlet
tenants, the owners becamc frustrated enough to rent or try to rent portions of the
building to near anyone at near any price.

In September, 1990, with the recession worsening, approximately 33,000 square
feet was occupied at an average overall contract rent of $5.71 per square foot. The
tenant mix was 29% office, 29% bingo parlor, 24% rctail, 17% video rental, and 1%
a small pizza shop. The recession worsened, tenants left, and management faltered.
Home Federal Savings Bank and Hagerstown Trust Company acquired the property
in a foreclosure auction by deed 998/403 under R.L.C. Associates, Inc., Trustee.
The most recent sale was not arms-length, Mr. Sagi re-acquired sole ownership
trading as Westshire LLC. The building has been re-demised seyeral times, although
it’s office design has remained in tact. Renovation began in the late 1980s and was
completed in the late 1990s. [t’s older, three story, brick and stone, former school
building has been fully renovated into predominately a modern office building. To
date, the building contains 87,600 square feet of gross area with 50,000 square feet
of net rentable area, and 37,000+ square feet of common/non-rentable area. The
building is stabilized, and near 100% occupied with the only available space
reported to be Suite 208. The majority of the space is occupied by Head Start of
Washington County, Inc., Hope Bridge Ministry and Counseling Center,
Washington County Family Center, Extreme Magic (former Bingo Island space),
and owner-occupied Valley Properties. The balance of the space includes 2 mix of
smaller office suites, storage space, and three residential apartments,

Wilfiam (. Bowen, fnc.
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AREA DATA

Area Base:

County Seat:

Qverview:

Location:

Physical
Characteristics:

Washington County, Maryland (458 Square Miles)
Population - 145,384 (2008)

Hagerstown (9.34 Square Miles}
Population - 39,008 (6™ in State of Maryland)

Washington County's agricultural background, its proximity to the Washington,
D.C./Baltimore metropolitan area via interstates (60 miles), tts interstate system
with I-7¢ (cast/west) and [-81 (north/south) bisecting the county, and the two major
railroads that serve the Hagerstown area, have fostered steady in-migration of both
home buyers and industries seeking lower living and operating costs, a skilled work
force, the scenic beauty, and the slower pace of life. Historically, Washington
County had been a modestly expanding community, but regional growth pressures
have fueled a rapid expansion since the early 2000s.

Residential growth from early 2002 to mid 2005 was unprecedented. Building
permits almost tripled in three years with existing housing stock witnessing double
digit levels of annual appreciation. It was one of the fastest growing communities
in both the state and country. Demand was very strong as it remained onc of the
lew open markets within a 1 hour drive time of the metropolitan arcas. Commercial
and industrial markets have also gained momentum which is still sustained. The
county is currently experiencing common growing pains and has recently enacted
a variety of impact fees to fund a growing schooling system, inadequate
infrastructure, etc. While the residential market has been in a lull since mid 2005,
the long term market fundamentals remain in tacked.

Washington County is located in Western Maryland, approximately 60 miles west
of both Washington, D.C. and Baltimore, Maryland. This greater metropolitan area
has been one of the fastest growing markets in the nation since 2000. Tt ranks #1
in job creation with >[20K net new jobs created from 06/02-12/04. Government
spending within this region has increased approximately 4 fold, primarily due to a
build-up in homeland security. With most inner core counties having very tight
development regulations, builders and buyers have ventured outward to areas like
Washington County.

From cast to west: the Blue Ridge Mountains; a 20 mile wide, fertile, limestone
valley; and mountainous (Blue Ridge Mountains) terrain with narrow valleys in the
western portion of the County. The Potomac River runs 6% miles along the southern
and western boundaries of the County with West Virginia beyond. Drainage is from
three stream systems that flow into the Potomac River. The northern boundary with
Pennsylvania is the Mason-Dixon Line with no physical delineations.

William G. Bowen, Inc.
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Governmental:

Environmental:

Highways:

Areg Nota

The County Commissioners share responsibility for funding social services and
schools within Maryland. City/Community governments tax within their boundaries
for additional local services. Zoning/land use comtrol is county wide with
municipalities responsible for their own ordinances. Lands outside of the designated
growth areas were rezoned (i.e., down-zoned) in the Summer of 2005 as part of a
comprehensive rezoning effort. Lands inside of the growth boundaries are currently
within the same process. Government is heavily scrutinizing all proposed
residential deveclopment, although strong efforts are being made to attract
commercial and industrial users. The trend has becn for greater levels of land use
control coupled with escalations in fees.

Washington County is in a temperate zone providing a good growing season and
reasonable heating costs. The county is virtually free of natural disasters such as
hurricanes, tornadoes, earthquakes, etc., except for periodic flooding ofthe Potomac
and its tributaries.

Excellent, I-70 with eleven county interchanges and I-81 with ten county
interchanges bisect the county, intcrsecting southwest of Hagerstown. The internal

road system is good although straining under a rapidly growing populous.

Top Employers in Washington County (2009)

EMPLOYER EMPLOYEES
Washington County Public Schools 2,858
Washington County Health Systems, Inc. 2,860
State of Maryland 2,438
First Data 1,999
Citicorp Credit Services 1,920
Washington County Government 1,254
Volvo Powertrain North America L115
Fed Ex Ground 734
Bowman Group, LLP 720
Hagerstown Community College 688
Federal Government 637
Lehigh/Phoenix Color Corp. 600
Staples Distribution Center 598
City of Hagerstown 543
Unilever lce Cream 445

William G. Bowen, Inc.
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Area Data
Demographics/Economics:
Populations/Household Trends
Washington County, Maryland
Annual A Total A
2000 2005 2010 2000-2005 2000-2003
Population 131,923 141,895 150,800 1.50% 7.56%
Households 49,726 33,950 58,025 1.69% 8.49%
Household Size (Avg) 246 2.44 2.42 -0.16% -0.81%
Per Capita Income $15.173 $28.839 $32,668 18.01% 40.06%
* Projected
Source: MD. Department of Planning
Lahor Forece/Employment Trends
Washington County, Maryland
01/06
20m 2002 2003 2004 2005 2006 Change
Labor Force 69,280 70,857 67,193 66,951 68,510 70,396 1.61%
Employment 66,438 67,610 63,874 64,042 65525 67,169 1.10%

Unemployment 2,842 3,247 3,319 2,939 2985 3,227 13.54%
Rate 4.1% 4.6% 4.9% 4.4% 4.4% 4.6% 12.2%

Source: MDD, Department of Planning

Year 2000 Housing Status
Washington County, Maryland

Units Percent Population (HH) Average HH Size

Total 52,972 100.00% N/A N/A
Occupiaed 49,736 93.90% 122,503 2.46
Owner Occupied 32,637 61.60% 83,768 2.57
Renter Occupied 17,089 32.30% 38,735 2.27
Vacanl 3,246 6.10% N/A N/A

Source: 2000 Census, Maryland Department of Planning
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Major Recent Growth

The Washington County Regional Airport is currently in the process of expanding its runway
system. The $56 million nmway extension will expand its primary runway from 5,450 feet to 7,000
feet with an underpass for U.S. Route 11. The airport offers commercial as well as charter and
private air craft services. In addition to these passenger services, there are three rental car agencies,
eight various repair and maintenance facilities, three instructional operations, an air traffic control
service, and an acrial photography/topography operation. Local officials believe that the expansion
of the runway will provide a significant economic impetus to the region.

Adjacent to the 324,591 square foot, Robinwood Medical Facility is the location of the new 297
room (acute-care), 300 million, Meritus Regionai Medical Center (Hospital), which is well under
construction, and scheduled to be completed by the end 0 2010. The completion of this major land
use will nndoubtedly increase traffic flows along Robinwood Drive, and the Dual Highway
corridors.

Downtown Hagerstown is improving. Since 2002, thers has been a renewed interest in the
downtown central business district. Prior renovation projects include the Towne Center Building,
the Department of Social Services Building, the Alexander House, the Grand Building, the
Washington County Assessment Office, and several buildings on the Center Square, etc. Perhaps the
most important boost to the downtown community was the opening of the University of Maryland,
University Center in the former Baldwin House complex. The property (32-46 West Washington
Street) was opened in January of 2005 at a reported cost of $15 million, The City has also completed
a $1.23M public plaza adjacent to this center. Another area of concenirated redevelopment is the
first two blocks of South Potomac Street. The City has designated it as part of the “Arts &
Entertainment” disitict, with the historic Maryland Theater serving as the nucleus of gentrification.
The actual Arts & Entertainment district is the immediate four blocks surrounding the center square.
The Maryland Theater was constructed in 1913 and noted for its architectural appointments and is
also home to the Maryland Symphony. Proposed projects include several office/retail buildings with
over $25M being reinvested by private and public entities. A 202 space parking deck was recently
completed and other projects arc being considered. Two additional renovations on South Potomac
Street include the 16 million Washingten County Free Library and the $8 million Barbara Ingram
School for the Arts, both located along S. Potomac Street.

On October 5, 2006, the Pen Mar Development Corporation announced that Corporate Oftice
Propertics, Trust (i.e., COPI) had agreed to purchase 500 acres of the 591 acre former Fort Richie
United States Army basc. The former army base {s located in Cascade, Maryland in the northeastern
tip of Washington County. The property currently contains a mix of office space, support buildings,
residential units, recreational facilitics and undeveloped woodland. COPT’s has concepted a mixed
use development plan with the most notable uses being 1.7 million square feet of office area, 674
residential units, and over 300 acres of preserved land. COPT’s expected the re-development of the
base (o take 10 to 15 years with approximately 4,500 new jobs expected.
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Other Notable Growth:

FedEx Ground completed a $70 million distribution hub in the Newgate Industrial Park. The 325,000
square foot facility is set on 114 acres. In September, 2009, the facility was expanded by 120,000
square feet at a cost of an additional $25 million and is designed to process 37,500 packages per
hour. The facility will employ 650,

CSX development of major Wesel Boulevard corridor with close to one million square feet of retail
and restaurant facilities.

First Data Corp has completed a major expansion and the additional employment of 300 £ jobs.
Phoenix Coler recently completed a 865 million corporate campus at the Airport Business Park to
include a 30,000 square foot, corporate office building and a 750,000 *+ square foot
manufacturing/warehouse. More recently, they announced the construction of a 50,000 square foot,
new paper converting facility. The project is expected to cost $5 million and create 52 new jobs,
The County has developed a 250 acre to be rail served, industrial park (New Gate Industrial Park).
Staples Office Supplies has constructed an 830,000 square foot, 700 job warehouse distribution
complex on 123 acres associated with the Hunters Green Industrial Park and is expanding to aver
1,006,000 sguare feet.

Prime Outlets at Hagerstown opened in 1998. The retail oullet center encompasses 60 acres with
218,000 square feet of retail space in the first phase, and 104,000 square feet in Phase II, and
161,000 square feet in Phase III. Visitation is 4 to 5 million per year.

The modern, “big box™ Centre at Hagerstown (750,000 + square feet) includes a Wal-Mart
Superstore, Home Depot, Border’s Books, Dick’s Sporting Goods, PetsMart, etc. BestBuy is
expected to open a new store at this focation.

The Valley Mall recently expanded to 865,000 square feet, which includes a new 120,000 square
foot, Macy’s department store and 116,000 square feet of additional mall area including 21 shops,
an eight bay food court, 30,000 square toot addition to Bon Ton, 16 screen theater at a total of
approximately $43 million.

Crosspoint Shopping Center, a “big box” retail development including several detached strip centers
are planned just south of the Valley Mall. Pet Co., David’s Bridal, and Kohl’s recently opened stores
at this location, adjacent to Target and Michael’s.

The new regional campus of the University of Maryland has opened in downtown Hagerstown. The
campus, which was a significant re-development project cost in excess of $15 million.

Tractor Supply Company recently completed a 482,000 square foot distribution center.

New England Motor Freight, Inc. recently announced that they will construct a 72,000 squarce foot
truck terminal on 40 acres in the Newgate Industrial Park. The facility is estimated to cost $13.5
million and be completed in 2011.

Rust-Oleum Corporation recently signed a new, long term lease for an additional 100,000 square feet
of warehousing space. Rust-Oleum currently employs 202 people in Washington County.

Cinetic Landis Grinding Corp., plans to build a 109,000 square foot manufacturing facility on 28
acres in the Newgate Industrial Park.

Liberty Property Trust recently purchased 145 acres in the Hopewell Valley Industrial Park for the
development of 1.8M square feet of Class A, state-of-the-art industrial warehouse space. It was
recently announced that Kellogg Cereals will leased 215,460 square feet within this building.
The United States GSA recently signed a 10 year lease on 400,140 square feet within the Liberty
Building in the Hunters Green If Business Park.

William G. Bowen, Inc. 21



MARKET ARFA DATA

The subject property is located in the west end of Hagerstown, approximately 1 mile west or
approximately 9 blocks west of the Hagerstown downtown central business district. The physical boundaries
can be described as West Franklin Street to the north, Burhans Boulevard to the east, the CSX rail vard (o
the south, and Mont Villa Avenue to the west. 1t is characterized by an acceptable mix of single family, two
family, converted apartment buildings, and neighborhood commercial uses. Also found are several churches,
and the Winter Street Elementary School. The subject property is located along the north side of West
Washington Street, east side of Devonshire Road, and west side of Wakefield Road. The subject’s immediate
block is primarily older row houses and modern duplexes with scattered neighborhood commercial uses
ranging from fair to good condition. Directly across Devonshire Road from the subject is the Washington
County Transportation Bus Depot.

This neighborhood is separated from the rest of Hagerstown by more than just the Western Maryland
and Conrail tracks which run through town. Hagerstown was at one time a booming railroad town and
railroad employees tended to choose to live in the west end. Many west-enders considered their
neighborhood to be more or less a separate entity within the City, and a strong sense of community existed.
The separation diminished with the raising of the railroad tracks on to a high line and the loss of railroad
jobs as railroad travel generally decreased. The neighborhood is now predominately residential with
commercial establishments oriented toward neighborhoed businesses located on street corners. Much of the
housing was constructed in the early 20th century and is frequently designed for multifamily use. As many
former town dwellers moved to the suburbs since World War I, many single family residential units were
separated into multifamily dwellings. Presently, the neighborhood appears to have stabilized with a mix of
single family and multifamily use.

The neighborhood has good linkages. Washington Avenue and Franklin Street, which merges into
{Route 40) and extends into a east and west fashion, bisects the subject's neighborhood and is the primary
corridor narth to a full service I-81 interchange. 1-81 is ong of the major highways that intersects the County
and extends north to Chambersburg, Pennsylvania and beyond and south to Martinsburg, West Virginia and
beyond. The other primary road linkage within Washington County is I-70. [-70 , located approximately 3.5
miles south of the I-81 interchange, is a major highway extending east to the City of Frederick and beyond
and west into Pennsylvania and bevond. Other streets and roads are paved and well maintained by the State
or County. Schools, shopping, and employment centers are all within a rcasonable driving time. Al utilities
including public water, sewer, natural gas, elcctricity and telephone are available.

When considering the viability of commercial land uses it is crucial to consider actions within the
local residential market (i.., consumers) since the influx of new residents creates and sustains the demand
for supporting commercial uses. Washington County, including all municipalities authorized 1,846 units in
2005, 829 units in 2006, 407 in 2007, 306 in 2008 and 154 in 2009, The market peaked in 2005, although
2006 was well above historic levels. Buyer demand is present, although pricing has to re-adjust in order to
consume a large supply either through the re-pricing or withdrawing of available preperties. In addition, the
previous 4 year housing cycle displayed steady increases as a result of low interest rates, readily available
credit and a robust regional job market. Lending requirements have tightened significantly although interest
rates remain historically low, Adding tothe supply of available units is the collapse of the sub-prime lending
markets and a spiked foreclosure rate. The current market retraction was inevitable given the steep rates of
both development and appreciation, but the long term stability of the market remains intact.
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EXPOSUREMARKETING TIME
Qverview

Exposure and marketing time are two separate concepts. Exposure time is a historic time frame and
is the estimated length of time to facilitate a consummated sale as of the valuation date of the appraisal.
Marketing time is a future time frame and is the estimated length of time to facilitate a consummated sale
from the valuation date of the appraisal. Exposure time focuses on the market prior to and to the date of
appraisal and marketing time focuses on the market at and subsequent to the date of appraisal. Both are based
on perceived market conditions. Under similar and stable market conditions, the exposure and marketing
times will be the same or similar. The primary compensating factor is pricing. Pricing and
exposure/marketing times exhibit a direct relationship: as list prices increase, exposure/marketing times also
increase and vice versa.

Seiling Time

Market interest and activity has declined over the past few years as credit has tightened. Priorto this
selling times were generally within six months for reasonably priced, well marketed properties, ‘The recent
tightening of credit has acted to stabilize the regional commercial markets and push selling times more in-line
with historic levels, or within one year.

The Market

Evidenced by the amount of sales transactions over the last few years and based on conversations
with market participants, exposure/marketing times within the Greater Washington County area arc estimated
to be within one year for reasonably competitive properties. The subject property 1s average quality and
average condition overall. It is located in a predominated residential neighborhood, although, demand is
present in it’s office marketplace given the subject maintaining high level of occupancy, more or less,
contributed to considerable lower rents than the superior, and premium commercial locations such as Dual
Highway, Wesel Boulevard, etc.

Conclusion
Therefore, we are of the opinion that the subject property, if marketed professionally and

aggressively at ornear the value estimate contained herein, has an estimated exposure/marketing time within
one year.
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DESCRIPTION OF THE SITE

QOverview:

Source:

Size:
Dimcnsions:
Shape:
Easements:
Encumbrances:
Encroachments:

Frontage:

Access;

Topography:

Drainagg:

Flood Zone:

Utilities:

Site Utility:

The subject site contains 3.79 acres and is more or less rectangular in shape. It
fronts on three streets and has a gradually sloping to fairly level topography. A large
on-site parking Jot that wraps around the building and serves the western, northern,
and eastern elevations.

Physical inspection; Owner; Deed

3.79 Acres

See the Deed and Tax Map in the addendum of this report.
Rectangular

Typical Utility

None Apparent

None Apparent

West Washington Street - 344.1 feet

Wakefield Road - 242 feet

Devonshire Road - 499.29 feet

Pedestrian access along West Washington Street and both vehicular and pedestrian
access along Wakefield and Devonshire Road.

Gradual Sloping; the West Washington Street frontage is 4 ta 6 feet above grade
with a stone retaining wall, The Devonshire Road frontage varics from near grade
at its northem boundary up to 8 to 10 feet above prade. The site varies from
approximately 513 fect Mean Sca Level (MSL) near the southern boundary to
approximately 498 feet MSL along Wakefield Road.

Appears Adequate

According to FEMA Map 240074 0003C, revised February 15, 1984, the subject
property is within Zone € and not within the 100 Year Flood Plain.

Electricity, natural gas, public water, public sewer, telephone, and cable television;
in ample supply; reasonably priced.

Above Average; the site is much larger than the typical sites found within the
neighborhood or the City.

William G. Bowen, Inc.
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Site
Improvements:

Adjacent Uses:

Description af the Site

Concrete sidewalks, stone retaining walls, macadam drives and parking area, newer
playground area, fenced-in playground area, some chain link fencing, trees and
shrubs, established lawn, etc.

Include modern duplexes to the north, single family residences to the east and south,
and the Washington County Bus Depot to the west.

William G. Bowen, fne.
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DESCRIPTION OF THE IMPROVEMENTS

Overview:

Source:

Design:

Size:

Quality:

Located in the approximate center of the site is a former, three story brick, school
building that has been completely renovated and remodeled into a multi-tenant
office building with three residential apartments. The building contains 87,600 total
square feet with 50,000+ square feet of rentable area. The remaining area is
comprised of commen areas, and other unrentable areas, The original section of the
building was constructed in 1916, with additions in the 1940s. Renovation of the
building began in 1988. The majority of the renavations werc completed in the mid
1990z, with some tenant improvements performed as needed.

Previous appraisal, Physical Inspection, and representative of the owner.

Former, three story, brick and masonry, school building partially renovated into
multiple tenant, modemn, office space and three apartments. The various units in the
building arc identified by Section-Floor-Unit Number. See sketch in addenda. The
building sections are as follows. The original southern portion of the building is
Section A, the middle portion is Section B, and the northern most portion is Section
C (former gymnasium occupied by Head Start).

Most of the rented units have individually metered gas fired furnaccs and air-
conditioners. The three apartments have electric baseboard heat and no central air-
conditioning. The common areas have zoned heating and cooling. The building is
also serviced by a centralized 3,000 b, capacity, hydro-basement elevator. There
is also a freight elevator that serves all three levels of the former gym area (Head
Start & Extreme Magic). The building is also equipped with a wet sprinkler system,
with locks on all entry doors.

Within the building there arc 28 leaseable units ranging in size from 100 square feet
to 10,000 square feet. These units have been re~demised into 17 commercial suites
(i.e. primarily office), and three residential vnits. Only one unit is reported to be
vacant (i.e. unit 208), with most of the units rented, and the balance used for storage
space. A tenantsummary is included in the forthcoming Income Approach. Primary
tenants include several government agencies including Washington County Family
Center, ADAC, and Head Start. Extreme Magic (Unit 200, 9,000 square feet, and
the Hope Bridge Church (Units 166, 201,203,203, 2068, and 210} are also primary
tenant. Other tenants include Valley Properties, PSI, Dr. Office, and other service
based offices (i.e. Allstate). The identity of this center is an established government
and professional cenler.

Overall, the building has been fairly well maintained, but shows typical deferred
maintenance.

50,000% square feet (Net Rentable Area)
37,6004 square feet (Common areas, and other unrentable areas)
37,600 square feet (Total)

Average

William . Bowen, inc.
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Dexcription of the Iinpravements

Actual Age:

Effective Age:

Foundation:
Floors:
Exterior Walls:

Windows:

Roof:

Insulation:

Access:

Restrooms:

Interior Finish:

Basement;

The original section was constructed in 1916. Additions to the building occurred
in the 194('s. The majority (84%) of the potential net rentable area has been
renovaled since 1988,

The original section of the building was constructed in 1916, with additions in the
1940s. Renovation of the building began in 1988. The majority of the renovations
were completed in the mid 1990s, with some tenant improvements performed as
needed. Overall, the effective age of the subject is 15 years.

Stone and concrete black foundation
Concrele and hardwood, with carpet and composition floor coverings.
Brick and Stone

The windows have all been replaced with aluminum, double glazed, double hung
casement style windows.

Combination of a flat built-up and gable built-up roof. There is a newer rubber
membrane roof over the former gym.

Yes

One or more pedestrian doors at each of building elevation. There is an enclosed
loading dock on the northern elevation serving Section C of the building and a small
loading dock on the northern elevation of Section A.

The interior finishes of the restrooms are generally the same with toilets, wall
mounted sinks, quarry tile floor, and a drywall interior. In suites 1 and 2, onc of the
restrooms has a fiberglass shower, and sheet vinyl tile flooring,

Common area finished is comprised of vinyl tile flooring with glazed block or
texture walls with either celotex drap or exposed ceiling decks. Office finishes vary
from wood, concrete or carpeted floors with drywall or painted concrete block
walls, and drop celotex ceilings. The individual units have varying floor plans that
cater to individual need. However, all unit demising walls are not load bearing and
easily removed. The doors are frame, sclid and hollow core, some with side
windows, aluminum casement, plate glass, steel, and roll up chain link. The fixtures
of the apartments contain ceiling fans, double door refrigerators, electric ranges,
modern kitchens and baths.

None
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Description of the Improvements

Layout:

[leating/Conling:

Electrical:

Plumbing:

Elevator:

Fire Protection:

Security:

Hazardous Materials:

Depreciation:

Typical school Jayout with wide center halls, large stairwells, and central restrooms.
A capy of the building sketch and layout is included in the addenda of this report.

Most of the renovated units have individually metered gas fired furnaces and air-
conditioners; most of the un-renovated space has no heat or air-conditioning. The
three apartments have baseboard electric heat and no air-conditioning; several
partially renovated units have gas fired suspended heaters with no air-conditioning
and several have as gas fired suspended heaters with full or partial air-conditioning,
The common baths have baseboard electric heat and no air-conditioning. The
building commen halls and stairwells have no heat or air-conditioning, Several
spaces have electric suspended heaters and no air-conditioning,

New wiring in the renovated areas, which is individually metered to each unit; the
electrical capacity of each unit and of the building is unknown.

The entire building is wet sprinklered; the common area bathroom plumbing for the
most part is eriginal and may be in need of replacement.

The building is also serviced by a centralized 3,000 Ib, capacity, hydro-basement
elevator. There is also a freight elevator that serves all three levels of the former
gym area (Head Start & Extreme Magic).

The building is fully wet sprinklered; smoke detectors; the adequacy of the firc
alarm system is unknown.

Typical door locks.

It should be mentioned that the original boiler room has been sealed to encapsulate
asbestos, Asbestos may also be present within other encapsufated areas such as
walls, drop ceilings, ek,

Overall, the building has been fairly well maintained, but shows typical deferred
maintenance. The building is functional in its current state, although not typical of
current office construction. Itdoes possess a large amount of common area, and the
overall shape is atypical. Regardless, the building has been renovated and
remodeled inlo a modern office building that is now stabilized. In fact, the subjects
current eceupancy rate is well above market, However, it is important to note that
the subject was built as a school and it’s efficiency is only 57% (net rentable to
gross building area) when most modern buildings are 85% to 100%. There were no
off site influences observed, which would atypically affect the subject property
value.
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ZONING
Classification:
Present Use:
Conformance:

Rezoning
Probability:

C2 (Commercial General); Hagerstown, Maryland
Mixed Use, primarily office; renovated and occupied.

Legally Conforming Overall.

Unlikely.

Zoning Reguirements:

Purpose: "...The purpose of the "C2" District is to provide locations for businesses of a
general nature to serve the community™,
Applicable Permitted
Tses: Business and prafessional offices, retail trade, educational services, community
centers, etc.
Applicable Special
Exception Uses: Entertainment club, hospitals, other personal care scrvices, veterinary services; etc,
Height Restriction: 3 Storics or 50 feet.
Dimensional
Requirements: No minimum lot size.
USE AGGREGATE MINIMUM SIDE MINIMUM | MINIMU
SIDE YARD SIDE YARD YARDS FRONT MREAR
WIDTH WIDTH REQUIRED YARD YARD
All Buildings 20 10 *** 2 15 30

* 25 feet when adjoining a residential district

Parking: Office use requires 1 parking space per 200 square feet of net flocr area. Apartments require
2 spaces per unit. It appears that the subject is conforming with it’s existing parking lots.

Conformance: The subject’s office use is a permitted use within the C-2 Zoning District and is considered
a legal, conforming use.
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ASSESSMENT AND TAXES

Overview:

Comments:

Trends:

Within Maryland, all assessments are caleulated by the State Department of
Assessments and Taxation. State employed assessors utilize common ad valorem
assessment procedures to calculate full cash values, which are the basis for taxation.
Washington County has been divided into three large regions that are re-assessed
on a three year schedule, For those owner being reassessed, revised assessment
statements are mailed in December and owners have 45 days to appeal. Once an
assessment is finalized it is tumed over to either the county or appropriate
municipality. These authorities prepare the tax bills which are mailed on July 1.
Full payment is then due by September 30th. Tax revenue is then collected and
appropriated by the taxing authority.

Subject Data Parcel 1991

Land $412,700
Improvements $963.500
Full Cash Value $1,376,200
Phase-in Assessment(2010) $1,376,200
Tax Rate 0.01723
Taxes $23,711.93

Assessments are based on a full cash value as determined by the State Assessor.
Properties are re-assessed every three years to estimate the current full cash value.
The re-assessment differential is applied to the assessment base in ¥5 increments
over the three year cycle. Assessments generally follow market values, However,
it is [airly typical with ad valorem assessment procedures of mass properties that
actual market value and the estimated full cash value of a property frequently differ,

Historically, real estate taxes have approximated the Consumer Price Index (CPI)
and are expected to continue to do so. Based on this analysis, the subject assessment
is under-assessed,
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HIGHEST AND BEST USE

The Highest and Best Use Analysis is the single most important factor in the valuation of real
property. It reflects the motives of the market for the subject property.

The definition of Highest and Best Use is as follows:

The reasonably probable and legal use of vacant land or an improved property, which is
physically possible, appropriately supported, financially feasible, and that results in the
highest value. The four criteria the highcst and best use must meet are legal permissibility,
physical possibility, financial feasibility, and maximum productivity.

The highest and best use of the land as though vacant and as improved must meet four criteria:

L.

Legally Permissible Uses; Private and decd restrictions, zoning, building codes, historic
district controls, lease provisions and environmenta) restrictions must be investigated
because they may preclude many potential uses.

Physically Possible Uses; Size, shape, area, topography, accessibility, utility and risk of
natural disasters affect uses.

Financially Feasible Uses; All uses that are expected to produce a positive return. If the uses
are not income-producing, the analysis will determine which are likely to create a value or
result in a profit equal to or greater than the amount needed to develop and market the
property under those uses.

Maximally Productive Uses; The use that produces the highestresidual tand value consistent
with market rate of return is the highest and best use.

The highest and best use of the land (or site) if vacant and available for use may be different from
the highest and best use of the improved property. This is true when the improvemerits are ot an appropriate
use, but it makes a contribution to the total property value in excess of the value of the site.

The following tests must be met in estimating the highest and best use: The use must be legal. The
use must be probable, not speculative or conjectural. There must be a profitable demand for such use and it
must return to the Jand the highest net return for the longest period of time.

These tests have been applied to the subject site. In arriving at the estimate of highest and best use,
the subject site is analyzed “As If Vacant” and available for development, as well as “As Improved”. The
determination of highest and best use begins in the following page.
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BIGHEST AND BEST USE “AS IF VACANT”
Legally Permissible Uses

Zoning, private restrictions, building codes, historic district controls, environmental regulations; must
be considered because they may preclude many possible highest and best uses. Uses allowed under zoning
typically constitute the available choices in most highest and best use determinations. The subject is zoned
C-2(Commercial Central). It’s purpose is to provide locations for businesses of a general nature to serve the
community. Permitted uses include business and professional offices, retail trade, educational services,
communily centers, etc. The subject’s current predeminated office use falls in-line with the legal, permitted
uges in this zoning.

Physically Possible Uses

3.79 acres is substantially larger than most downtown or mid-town sites, which would permit most
commereial land use. Typically within the local market, the size range includes 1 to 3 acres for small
commerctal uses, 3 to 10 acres for medium commercial uses such as automobile dealerships, motels and self
storage mini warehouses, 10 to 20 acres for shopping malls and heavier commercial uses.

Financially Feasiblc Uses

Based on the preceding possible and permissible uses, there is little need to analyze speculative uses
or uses for which there is little demand. The predominate influence on the subject property is it's C-2
{Commercial Central) zoning designation. Until recently, there was good demand for well located, reasonably
priced, commercial land. Pricing levels along with the majority of the market segments have somewhat stable
in the last couple of years, although, we have seen signs of pricing levels slowly rising as buyer’s gain more
confidence. Market trends recently have been for smaller acreage lots, generally 1 to 5 acres, and the subject
is within this range. Since the market has demonstrated financial demand for commercial properties of this
type even though at a much slower pace than a few years ago, it is the most reasonable financially feasible
use.

Maximally Productive Usc

In consideration of the subject’s zoning, site access, the most demand for a site such as the subject
is for commercial development. The commercial development should be to the highest degree allowable
under the current zoning designations. At the subject’s location, the most likely users would be office users.

HIGHEST AND BEST USE “AS IMPROVED”

“As Improved,” the subject sitc is improved with a 87,600 square feet, multi-tenant, modern office
building on 3.79 acres . The overall facility is considered to be in average condition and its land to building
ratio equates to 1.88:1. Typical land to building ratios for office buildings within this marketplace are in the
3.0:1 to 7.0:1 range. At its current 1.88:1 land to building ratio falls below market parameters, Therefore,
the building reflects an intense use of the site, no excess or surplus land is present. Also, the subject’s
predominated office use is in keeping with the Highest and Best Use of the site “As If Vacant.”

Based on our research and analysis, the subject sitc “As Improved,” represents a reasonable use for
the site. Therefore, based on the preceding analyses, we are of the opinion that the subject property’s use
as a multi-tenant office building would represent its Highest and Best Use.
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YALUATION METHODOLOGY

The Appraisal Process

The appraisal process is an orderly program in which the data used to estimate the value of the
subject property is investigated, classified, analyzed, and presented. Shown below is a summary of each of
the approaches considered, as well as a summary of the approaches developed.

Cost Approach:

Sales Comparison

Approach:

Income Approach:

Approaches
Developed:

The Cost Approach is a set of procedures through which a value indication is
derived for the fee simple interest in a property by estimating the current cost to
construct a reproduction of (or replacement for) the existing structure, including
entrepreneucial incentive, deducting depreciation from the total cost; and adding the
estimated land value. Adjustmtents may then be made to the indicated fee simple
value of the subject property to reflect the value of the property interest being
appraised. The Cost Approach is most applicable for proposed, recently completed
properties, or special use type properties.

The Sales Comparison Approach is the approach through which an appraiser
derives a value indication by comparing the property being appraised to similar
properties that have been sold recently, applying appropriate units of comparison
and making adjustments, based on the elements of comparison, to the sale prices of
the comparables. Sufficient comparable sales are available in which to develop a
reliable valuation, The Sales Comparison Approach is the primary valuation
procedure used by market participants in this marketplace for owner occupied
properties.

The Income Approach is the approach that an appraiser derives a value indication
for income-producing property by converting anticipated benefits, i.e., cash flows
and reversions, into property value. This approach rcflects the actions and
perceptions of investor buyers within the marketplace.

Sales Comparison and Income Approaches. The Cost Approach was considered but
was not necessary to produce a credible conclusion of value. Both the Sales
Comparison and Income Approaches provide a reasonably closc indication of value
for the subject property; however, in the case of the subject property most weight
is placed upon the Income Approach since it is an income generating property, and
the Sales Comparison Approach is considered supportive. It is important to note that
this is a relatively rural marketplace, as compared to the Baltimore/Washingten
markets, where delinitive comparable data is often limited requiring dated or distant
data and substantial judgement in some cases.
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SALES COMPARISON APPROACH

The definition of Sales Comparison Approach is as fo{lows:

"Approach through which an appraiser derives a value indication by comparing the property
being appraised te similar properties thathave been sold recently, applving appropriate units
of comparison and making adjustments, based on the elements of comparison, to the sale
prices of the comparables.

Procedure:

Comparable Data:
Activity:
Location:

[T&B Use:
Comparison Unit;

Adjustments:

Verification:

Comparables:

The Sales Comparison Approach is the most commonly used approach to value,
since it is theoretically applicable in all cases. The fundamental appraisal principle
associated with the Sales Comparisen Approach is substitution, although
anticipation, change, competition and contribution are all inherent. The premise of
the methodology is that current, directly comparable sales will reflect market
actions, conditions and therefore value. The reliability of the value conclusion
hinges upon both the selection and analysis of the comparable sales. With a
sufficient number of sales to analyze, the Sales Comparison Approach is often the
most reliable indicator of value.

Moderate

Greater Hagerstown, Maryland and Regional Environs
Commercial Office Use

Price/Square Foot

Typical; For which there arc justifiable differences. The adjustment process is a
procedure by which we isolate property differences for consideration. In this
marketplace, the depth of comparable data is not sufficient to develop paired sales
analysis for each individual adjustment. This process is by no means intended to be
a finite derivation of the market but, just a considered approximation based on our
research, knowledge, and expcrience in this area.

Deed of Record; Grantor; Grantee; etc.

We have reviewed numerous salcs in Washington County and its regional environs
since 2006. Sufficient data is available in order to provide a rcasonable indication
of value for the subject property viathe Sales Comparison Approach. The following
pages provide a profile of those modern office building sales that are most
comparable,
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COMFPARABLE SALE NO. 1

LOCATION: Address: 11, 13 & 15 N. Potomac Street, Hagerstown in Election District 25 of
Washington County, Maryland 21740.

Tax Map: City Map 306, Parcel 60
File #: 4-6/2497

RECORDED: Deed Reference: 3795/309
Deed Date: December 18, 2009
Grantor: James E. Baker
Grantee: Gloryfire Ministries, Inc.
Consideration: $250,000 - Recorded

£390,000 - Actual

Rights Conveyed: Fee Simple
Financing: $300,000 - Columbia Bank
Conditions: Market
Prior Sale: None within the past three years.

LAND: Area: 0.1486 Acres (6,4728quare Feet)
Zoning: C-3 (Commercial Central)
Ctilitics: Public water, Public sewer, Electric, Natural Gas.

BUILDING: Design: Three, Two, and One Story, Masonry, Mixed Use, Office &

Apartment Building

Quality: Average
Size: 13,085 Square Fect
Age: Circa 1900 Built
Condition; Average

UNIT PRICE: Price per Unit: $29.81 per Square Foot

COMMENT: This is the sale of a mostly vacant, three, two, and one story, masonry, mixed-use, office and
apartment building located two properties north of The Square on the west side of North
Potomac Street in the City of Hagerstown.. The building contains 13,085 total square feet.
One of the retail spaces on the first floor was vacant, and the other was the Grantor’s
business, Hoffman’s Mens Wear, which was planned to close. The 2™ floor of the building
contains two one-bedroom/one-bathroom apartments, and the 3% floor contains one two-
bedroom/one-bathroom apartment. The unfinished basement is approximately 2,574 square
feet. There are approximately 5 parking spaces at the rear of the site which are owned by
the City but available for parking for the subject tenants. A written agreement regarding the
parking had reportedly never been signed. The property was privately marketed by the
owner for approximately one vear prior to the sale. This transaction is considered to be at
arm’s length.

VERIFIED: 06/2010; Prior Appraisal; Grantor; Washington County Land Records
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LOCATION:

RECORDED:

LAND:

BUILDING:

UNIT PRICE:

COMMENTS:

VERIFIED:

COMPARABLE SALE NO. 2

Address: 110-112 North Potemac Street, Hagerstown, in Election District 03 of
Washington County, Maryland 21740

Tax Map: City Map 306, Parcel 566

File #: 4-7

Deed Reference: 3304/285

Deed Date: June 1, 2007

Grantor: Vincent R. Groh

Grantee: Qur Three Sons, I.LLC.

Consideration: $800,000

Rights Conveyed: Leased Fee

Financing; $880,000 - Purchase Money Mortgage held by Grantor.

Conditions: Market

Prior Sale: This property previously conveyed as part of an inter-family
transfer on 03/24/05 for a recorded $60,000. Not arms length.

Area: 0.506 Acres (92'x 240%

Zoning: C-3 (Commercial Central) & Downtown Preservation Design
Distriet.

Uilities: All major utilities available to the property.

Design: Four story, mixed-use apartment/retail building with detached
former carriage house that is essentially shed type storage.
Building contains 2 rented commercial units, 1 loft type residential
apartment, and 16 on¢ bedroom apartments,

Quality: Average

Size: 19,800 Gross square feet

Age: Built in 1952

Condition: Fair

Price/Unit: $40.40 per Gross Sq. Ft.
$42,105 per Unit (19 total units)

Marketing Period: Private sale. This property was not publicly listed for sale.

This is the sale of a four story, brick and masonry, apartment building that also contains two
first level comimercial units, and a detached former carriage house. The primary building
contains 19,800 square feet comprised of 2 rented commercial units, 1 larger loft apartment,
and 16 one bedroom units. The previous owner has chose not to rent any of the apartments,
which have been vacant for over 10 years. The building also contains some core hallways
and stairwells, although there is no elevator, There is a full, unfinished basement. To the
rcar of the building is a detached, frame carriage house in [air to poor condition. It has
nominal contributing value. Also to the rear of the site is an alley access point giving way
to an unlined parking lot (8 cars}. The Grantor verified that this sale was at arms length.

06/2007; Rep. of Grantor, Deed, Assessment [Dtata, Physical Inspection.
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COMI'ARABLE SALE NO. 3
LOCATION: Address: 64-70 W. Franklin Street & 112-132 Jenathan Street, Hagerstown, in
Election District 25 of Washington Counly, Maryland 21740
Tax Map: City Map 306, Parcel 92, 93, and 326
File #: 4-7/2245
RECORDED: Deed Reference: 32467555
Deed Date: March 13, 2007
Grantor: Franklin Square Partnership/Downtown Development Enterprises
Grantee: Razi, LLC
Consideration: $950,000
Rights Conveyed: Leased Tee
Financing: Cash to Seller.
Conditions: Market
Prior Sale: None within the past three years.
LAND: Area: 0.4518 Acres or 19,680 Square Feet
Zoning: C-3 (Commercial Centrai}) & Downtown Preservation Design
District.
Utilities: All major utilities available to the property.

BUILDING: Design:
Quality:
Size:
Age:
Condition:

UNIT PRICE: Price/Unit:

Marketing Period:

One, two, and three story, mixed-use apartment/retail building.
Average

26,137 Gross square feet

Built in 1950 & 1972

Average

$36.35 per Gross Sq. Ft..
$67,857 per Unit (14 total units}
Less than five months.

COMMENTS: This is the sale of a one, two, and three story, brick and masonry, mixed-use retail/apartment
building that contains a 4,000 square foot first level commercial unit (the former Neikirk’s
wallpaper and housewares store) and 13 apartments contained within two buildings. The
property is focated across Jonathan Street from the subject. The one story building is 4,429
square feet, and the two and three story building is 21,708 square feet. The site (3 parcels)
contains 13 parking spaces. The building was purchased by an owner user of the retail

space.

VERIFIED: 12/2008; MRIS, Deed, Assessment Data, Physical Inspection
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COMPARABLE SALE NO. 4
LOCATION: Address: 1258-1260 Maryland Avenue, Hagerstown in Election District 03 of
Washington County, Maryland 21740.
Tax Map: Map 314, Parcel §95
File #: 4-1
RECORDED: Deed Reference: 3426/147
Decd Date: December 28, 2007
Grantor: Robert H. & Jean M. Bricker
Grantee: Charles R. & Suc S, Eckstine
Consideration: $2.400,000
Rights Conveyed: l.eased Fee
Financing: Partial financing by Seller at market rate.
Canditions: Below-Market - Approximately 3%
Prior Sale: None within the past threc years.
LAND: Area: 4.85 Acres (211,266 Square Feet)
Zoning: C-2 (Commercial General)
Utilities: Electric, Telephone, Public Water, Public Sewer
BUILDING: Design: Two, one story, masonry, office buildings
Quality: Good
Size: 27,160 Square Feet
Age: 1984-1998 Built
Condition: Good
UNIT PRICE: Price per Unit: $88.37 per Square Foot

COMMENT: This is the sale of two one story, brick and vinyl sided, office buildings, leased to multiple
tenants. The first building, located at 1260 Maryland Avenue, was constructed in 1984,
contains 19,800 square feet, and has a hip, asphalt shingle, roof. The sccond building,
located at 1258 Maryland Avenue, was constructed in 1998, contains 7,360 square feet, and
has a near flat membrane roof. Together the building complex totals 27,160 square feet, By
lease, the net rentable area is 23,184 square feet, which is smaller than the actual building.
The complex was 96% leased by seven tenants at the time of the sale with units ranging in
size from 1,050 to 8,163 square feet including one vacant space. Additionally, there is
approximately an acre of surplus land on site, The indicated capitalization rate is 9.0%. The
cxeess land represents approximately $175,000, or 7%, of the value.

VERIFIED: 01/08; Appraised; Washin gfon County Land Records
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COMPARABLE SALE NO. 5

LOCATION: Address: 324 East Antietam Street, Hagerstown, within Election District 17 of
Washington County, Maryland 21740

Tax Map: City Map 306, Parcel 79

File #: 4-1
RECORDED: Deed Reference: 3380/477

Deed Date: October 2, 2007

Grantor: Volare Holdings, LLC

Grantee: Capital T. Partners Property IT, LLC

Listing Price: $5,200,000

Rights Conveyed: Leased Fee

Financing: $4.240,000 - 1* United Bank

Conditions: Market

Prior Salc: $0 - February 17, 2005 (Not Arm’s Length)
LAND: Area: 4.41 Acres (192,100 Square Feet}

Zoning: C-2 (Commercial General}

Utilities: Electric, Telephone, Public Water, Public Sewer
BUILDINGS: Design: One Story, Brick and Block, Medical and General Office Building

Quality: Good

Size: 57,250 Square Feet

Age: 1992 Renovated

Condition: Good
UNIT PRICE: Price per Unit: $90.83 per Square Foot of Gross Building Area

COMMENT: This is the sale of a one story, brick and concrete block curtain wall, steel frame, medical
and general office building containing a total building footprint of 57,250 square feet,
known as the Fennel Building. There is a total of 48,656 net rentable square feet, which was
reportedly fully occupied at the time of the sale by multiple tenants, including the Grantor’s
management office of 1,400 square feet. In 1987, the site was improved with an older,
concrete block/steel frame, one story, industrial dress manufacturing facility. During 1987
to 1992, the entire facility was completely renovated at a cost in excess of $2,500,000 into
a modern medical and professional office facility. The overall quality of construction and
condition is considered to be good.

VERIFIED:  11/2007; Washington County Land Records; Previous Appraisal
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Soles Comparisan Appeagch

Comparable Sales Analysis

In this analysis, the similar and competitive properties are individually compared to the subject
property and adjusted for justifiable differences to arrive at a value estimate for the subject property. The
following is a brief overview of the primary elements of comparisor.

Praperty Rights:

Financing;

Conditions of Sale:

Market Conditions:

Location:

Physical
Characteristics:

The property rights acquired for each sales used were either fee simple, and/for
leased at market levels, therefore, no adjustment warranted.

The definition of market value requires the value to be "in terms of cash...or in
terms of financial arrangements comparable thereto.” In those instances where
financing is atypical, the appropriate adjustments have been made to reflect the cash
equivalent sale price.

When the conditions of sale are atypical, the result may be a price that is higher or
lower than a nornial market transaction and require adjustment where indicated for
assemblage, property restrictions, forced sale, etc. Reportedly, Sale No. 2 sold
approximately 5% bclow market therefore it was adjusted accordingly.

This adjustment is to reflect the difference in the real estate market between the
time at which the comparable sale was transacted and the date of valuation of the
subject. Commercial properties had increased dramatically (along with most other
market segments) from 2003 through mid 2006. Since then pricing has fallen as
high as 10 te 20% from the peak in the mid 2005, and the end of 2008 likely saw
another sharp and concentrated decline due to an unprecedented national credit
crunch and economic recession. The adjustments made vary depending upon the
time frame in which the transaction was negotiated and sold and in consideration
of the market in which the property resides.

This is a primary demand influencing characteristic and is a time distance
relationship (linkages) influenced by social, economic, governmental, and
environmental factors. The appropriate adjustments have been made for these
differing characteristics,

Theappropriate adjustments have been made forjustifiable differences between the
sales and the subject. Adjustments were made to reflect condition, quality, site
improvements, efc vary from property to property.

William G, Bowen, Inc.
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Comparable Sales Snmmary

~Sules Camparizsan Approack

Unadjusted per Unit Value Range: $29.81 to $90.83 per Square Foot

Adjusted per Unit Value Range:

Adjusted per Mean Unit;
Adjusted per Median Unit:

$19.72 to $29.19 per Square Foot

$23.81 per Square Foot
$23.17 per Square Foot

Within this analysis, we were able to verify each of the transactions and made supportable
adjustments to arrive at an indication of value, In comparison, all five sales contain a similar predominated
multi-tenant office design in Hagerstown. Sale Nos. 1-3 are located downtown Hagerstown, and generally
are mixed-use in design with commercial office/retail and apartments. Sale Nos. 4 and 5 are true office
buildings, and are far superior in condition and design. As a result, both sales included the largest amount
of net adjustment. In addition, we are aware of a comparable sale located on 328 N. Potomac Strest,
Hagerstown. This sale 1s the former historic, Hagerstown Armory facility containing 13,500 square fect
above grade plus a 9,000 square foot walk-out basement, and 4,230 square foot § bay garage. This equates
to a gross building area of 26,730 square feet. This property was purchased by the Way Station on 12-22-09
for $650,000 or $48.15 per square foot with the plan to convert the building into modem office space. In any
event, this space was not yet converted into offices at the time of the sale, therefore, we did nol vse in this
analysis. Next, we will rank the sales into the following table.

Ranking of Comparability

Sale No.  Unadjusted
Price/Square Foot

Adjusted
Price/Square Foot

| $29.81
3 $36.35
5 $90.83
4 $88.37
2 $40.40

$23.84
$23.17
$23.16
$19.72
$29.19

In consideration to Sale No. 1 at $23.84 per square foot, and the adjusted mean and median values
at $23.81 per square foot, and $23.17 per square foot, we can conclude that the subject has an estimated point
value of $23.00 per square foot. The mathematics is as follows:

87,600 Square Feet (@ $23.00 per Square Foot =

Rounded To

$2,014,800
$2,000,000

William (5. Bowen, Inc.
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Sales Camparisan Appracch

Sales Comparison Approach Summary

Sufficient data was available to fully develop the Sales Comparison Approach. The analysis was
based on the most comparable sales in the market, and the analysis alrcady discussed within the report.

Current Market Value, “As Is”: 52,000,000
Date of Value: Qctober 12, 2010
Exposure/Marketing Time: Within One Year
William (5. Bowen, Inc. 43



INCOME APPROACH

The definition of the Income Approach is as follows:

“Approach through which an appraiser derives a value indication for income-producing
property by converting anticipated benefits, i.e., cash flows and reversions, into property
value. This conversion is accomplished in two ways: One year’s income expectancy or an
annual average of several years' income expectancies may be capitalized at a market-derived
capitalizalion rate or a capitalization rate that reflects a specified income pattern, return on
investment, and change in the value of the investment; secondly, the annual cash flows may
be discounted for the holding period and the reversion at a specified yield rate,”

Overview:

The Income Approach is widely used in the evalvation of income producing
properties. Income producing properties can range widely from traditional office
buildings and retail stores to residential subdivisions and specialty properties. Since
by their nature, income producing properties are investments, the cash flow
attributed to the property is paramount. Participants (i.e., investors) make property
related decisions based on the expectations of the income stream, making
anticipation the fundamental principle associated with the Income Approach. Inthe
development of the Income Approach several methods and techmiques can be
employed, with the two primary methods being Direct Capitalization and Yield
Capitalization. Each will be described o follow.

Direct Capitalization is defined as “...a method used to convert an estimate of a
single year's income expectancy into an indication of value in one direct step - either
by dividing the income estimate by an appropriate income rate or by multiplying the
income estimate by an appropriate factor.” In the tri-statc market, it is the primary
method used among market participants. Participants evaluate offerings and
purchases based an overall capitalization rates. In our experierice, participants have
a good understanding of the methodology and employ it in the same manner..
Therefore, it will be employed

Yield Capitalization is defined as “...a method used to convert future benefits into
present value by discounting each futurc benefit at an appropriate yield rate or by
developing an overall rate that explicitly reflects the investment's income pattcrn,
value change, and yield rate.” When analyzing larger, investment grade properties,
the Yield Capitalization method is more commonly employed in the local market,
The Yield Capitalization method is highly applicable for evaluating properties with
long term leases where the consideration of the reversion is critical. However,
multi-tenant oceupied buildings with mostly short term leases in place tend to be
less reliable. Therefore, a yield capitalizaticn analysis will not be employed.

William G. Bowen, Inc.
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Procedure:;

Market Rent Analysis:

fucawme Appraach
The Income Approach will develop the estimated value of the subject property,
based on market lease terms and conditions. For this analysis, we will utilize Direct
Capitalization, which is most applicable for a facility of this type in this market.

Potential gross income is self evident and is simply the gross income attributable
te the property, generally confined to an annual time period. Potential gross income
can have several components, although most are generally forms of rent. Contract
rent, percentage rent, overage rent, etc., can all funnel into the larger potential gross
income, as well as other less prominent contributors like late fees and rental
defaults. Inherent in the estimation of potential gross income is full occupancy of
the property. Vacancy and collection loss will be later discussed. The steps of the
income approach for each of the subjects is as follows;

1. Estimate the potential gross income of the subject (PGD)

2. Estimate vacancy and collection loss and resulting effective gross income (EGI),
3. Estimate property cxpenses and calculate net operating income (NOI),

4, Select the appropriate overall capitalization rate (R,),

5. Apply the appropriate rate to the net operating income.

The first step in the Income Approach analysis is to examine the subject rentals and
also the local market rental data in order to ascertain the potential market rent for
the subject property. We will examine the local market rental data in order to
ascertain potential market rent for the subject building. Tirst, we will examine the
subject leases via the Rent Roll.

William . Bowen, Inc.
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Income Anproach

Market Rent Analysis: In estimating the subjects market rent we must first discuss market terms and

conditions. Terms and conditions of leascs within the general area vary
substantially. Lease terms vary from one year to 20 years with the predominate
range being three to five years. For large facilitics § to 10 years is typical. Lease
conditions generally vary from a gross lease to a net lease. The gross lease is a
condition where the landlord is responsible for all property related expenses. The
net lease is a condition where all property related expenses are the responsibility of
the tenant. In between these two extremes is the modified gross lease condition. The
modified gross lease generally has the landlord paying taxes, insurance, structural
maintenance/reserves for replacement, and management. A net lease generally has
the landlord responsible for management, and structural maintenance/reserves for
replacement with all other property related cxpenses passed on to the tenant.
Beyond the net lease condition, is the absolute net Icase. This is best for the
landlord in that all property related expenses are passed on to the tenant including
management and structural maintenance. Typically within the local marketplace,
new and/or modern, or single tenant facilities are predominantly leased on a net
basis. This provides the landlord with the least amount of risk when considering the
fluctuations for cost of utilities, taxes, insurance, etc. Quranalysis to follow utilized
a modified gross basis analysis, which is the condition at the subject.

On the following pages, we have reported multiple comparable leases for
consideration within a direct analysis. Those rental selected as most comparable
will be directly analyzed.

William G. Bowen, Inc.
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Older Multi-family Apartments in Downtown Huagersfown

4 LOCATION

SIZE

BEDROOM
LAYOUT

RENT/
MO,

COMMENTS

1 19-21 E. Baltimore 5t.

2 216-218 Summit Ave,

3 401 Guilford Ave,

4 424-426 N, Locust 5t.

52-56 E. Antictam St

i

% 38 E. Franklin St.

7 30LC. Antictam St.

800+

955+

§70

388x

495

TO0E

Tl

1 RE.

ZBR.

2BR.

1 BR.

{ER

1 BE.

$500.00

5745.00

$650.040

$615.00

$550.00

$565.00

$473.00

Oider, urban, multi-family, apartment building
Tocated in the vity linrits of Hagerstown. I contains
4 units with water and sewer and trash included in
the rent.

Older, urban, multi-family, aparmment building
locatzd in Hagerstown. It contains 7 units with
water and sewer and trask included in the rent.

Older, urban, multi-family, apartment huilding
lncated in the south end of Hagerstown. It contains
7 units with water and sewer and frash included in
the rent.

Older, urban, multi-fumily, apartnient boilding
located just northeast of the downlown square of
Hagerstown. It contains 14 units with the water and
sewer and trash included in the rent,

Older, wrban, multi-family, apartment building
located in dowmtown Hagersiown. 1t contains 12
units with water and sewer and frash included in the
rent.

Older, urban, multi-family, apartment building
located in downtown Hagerstawn. It contains 5
units wilh water and sewer and trash included in
the rent.

Older, urban, muiti-family, spartment building
located vn the historical, 5. Prospect St. in the south
end of Hagerstown. It coniains 7 units with water
and sewer and trash included in the rent.

Wiltiam G. Bowen, Ine.
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Incame dpproach

A review of the eurrent rent levels within these mixed use, downtown commercial/apartment
buildings directly competing with the subject would indicale that the current subject rent levels are generally
at market. To forecast the subject’s income, we have reviewed numerous local comparables of both
downtown commercial units and downtown apartments. We analyzed several similar type commercial units
in the same general location and found that rents generally ranged from $550 to $2,000 or $8.00 to $14.00
per square foot depending upon the size, tinish and location. The larger units generally fall slightly below
this range at $5.00 to $8.00 per square foot, and the smaller units will command a slightly higher price per
square foot range of $14.00 to $16.00. The existing lcases are generally within the range observed and are
reasonable given the varied finishes and units sizes within the subject building, Reportedly, the only available
unit is suite 208. Similar size units leasing in the subject range between $250 to $350 or $6.66 1o $9.33 per
square foot. We will estimale this unit to be $350/mo. The balance of the building generally includes
common hallway, and various storage areas, most of which occupied by the owner trading as Valley
Properties LLC (i.c. units 109 and 212A). Unit 202 is occupied by Head Start for $0 rent. We assume this
is an incentive for them to continue their tenancy in their large space (i.e. suite 100). As such, since these
units will most likely continue to remain in this capacity with no generating income, $0 rent will be
forecasted. Also, Extreme Magic leases the former Bingo Island space in Suite 200 for only $450/mo. which
falls significantly below market rent parameters. But in this soft market for these older buildings, it is not
uncommon for owner’s to rent space cheaper than typical to maintain high levels of occupancy. In
consideration to the downtown apartment units, the rent range generally falls between $500 to $600 per
month [or one bedroom units, 3550 to $650 per month for two bedroom units, and $650 to $750 per month
for three bedroom units. These rents vary depending on location and unit site amenities (laundry, parking,
etc.). The subject rents for the most part, fall within market range, therefore, we will use the contract rents
going forward. To forecast the potential gross income, we used the provided contract rents plus we added
an additional $350.00 per month for the only vacant unit (Suite 208). As such, we estimate the subject to
have a gross monthly rent of $280,068 or ($23,339 x 12 months).

2. Estimate vacancy and collection loss

Our research into the local and regional marketplace indicates a relatively balanced supply and
demand. A physical inspection of the various mixed-use buildings illustrates a relatively low vacancy rate,
generally from 5 to 15%. Due to these factors, coupled with the subject historically maintaining very high
levels of oecupaney (35%+), we have assessed a market vacancy/credit loss of 5% of the effective gross

ncome.

Effective Gross Income

The effective gross income is derived by subtracting the estimated vacancy from the potential gross
income. The individual calculations are as follows;

Gross Potential [ncome $2R0.068
Vacancy & Collection Loss (5%) (14,003)
Effective Gross Income (EGE): $266,065
William G. Bowen, Inc. 51



_Inrame Apprapeh

3. Estimate property expenses

This appraisal firm has completed numerous appraisals of competitive properties in the tri-state
marketplace. We have utilized our collective data and experience to formulate the appraiser forecast in the
Forecast Operating Statement. Also, we will show the owner's income and expense forecasts.

Real Estate Taxes - The taxes reported by the owner was at $27,500 for 2009. As stated within the
Assessment and Taxes section, and based on the current tax rate and assessment, we estimated the taxes to
be $23,711 for 2010 and more reflective of the current marketplace.

Insurance - We have reviewed the expense costs from various mixed-use buildings within the local market.
The owner reported this expense at $8,000 or $0.09/SF. for 2009. Typically, insurance expenses range
anywhere from $0.10 to $0.20 per square foot, depending upon the quality and condition of the building and

fire protection available, etc. We reporta slightly higher expense at $8,670 or $0.10/SF since rates generally
increase annually.

Utilities - The utilities expense includes water and sewer charges, trash removal, and electricity and gas. The
landlord and tenants share the expenses for the electricity and gas since there is an acceptable mix of full
service and modified gross leases in place. The combined charges for 2009 were reported at $43,000 or
$0.50/SF. The actual cost appears reasonable, therefore, we will report a similar expense in 2010.

Maintenance and Repair - Competitive projects in this area range greatly in their repairs and maintenance
costs, but generally fall between $0.15 and $0.30 per square foot, depending on the size, age and condition
of the units. In 2009, $14,000 or $0.16/SF was realized. We will estimate this expense slightly higher in
2010 at $0.20/SF or $17,340/year. This expense would also include general yard maintenance, and snow
removal. In the case of the subject, the owner also reported $2,500 in elevator maintenance. Therefore, this
cost was taken into consideration in our estimate above.

Management - Competent and competitive management can be obtained in the current marketplace from
generally 2% to 8% of the effective gross income. The management expense covers the cost for advertising,
accounting, and general overall management of the facility. We have assessed a management expense at the
middle of the spectrum or 5% of the cffective gross income,

Structural Maintenance/Reserves for Replacement - Structural repair/reserves for replacement is a capital
reserves expense item in the standard operating cost to provide for long term maintenance and/or replacement
of long and short lived items, which arc necessary in order to sustain a property at projected levels of income
and minimize cash calls. For the past ten years or so, this expense item was placed below the net operating
income; however, due to recent stricter banking and accounting regulations, is now included in the
computation of the net operating income and/or its overall value by the direct capitalization method. Reserves
generally range from 1-3% of effective gross income, and the subject is estimated at 2%.

Miscellaneous - This expense varies greatly among competitive projects in this marketplace. This cxpense
is a “catch all” that includes a wide range of generally minor and unexpected expenses (i.e. legal fees,
supplies, etc.). Given the subject’s large overall building size, we will report a expense of $5,000 in 2010.

William G. Bowen, Inc. 52



Anrcpme dpproach
Leasing Comnissions - Although leasing commissions are part of the local market, the significant amount
of properties like the subject often find the owner/developer acting as his own leasing agent, as is the
subject. As such, the determination of capitalization rates, the market/buyers indicate that leasing
comniissions are placed below the net operating income and therefore, 1s not included in the computation
of the net operating income and/or its overall value by the direct capitalization method. Therefore, our
analysis does not include a leasing commission.

4, Reconstructed Operating Statement and resulting net operating income (NOI)

The net operating income is derived by subtracting the associated operating expenses from the
gffective gross income. This is the income that is available for debt service, profit, etc. The following is the
forecast income and expense Reconstructed Operating Statement for the subject property based on the
preceding analysis.

Reconstructed Operating Staterment

Potential Gross Income

Total Potential Gross Revenue $23,339/Month x 12 $280.,068
(-} Vacancy and Credit Loss (5%) (14.003)
Effective Gross Income $266,064
Operating Expenses

Real Estate Taxes 23,711

Insurance 2,670

Utilities 43,000

Maintenance and Repair 17,340

Management { 5% of EGI) 13,303

Reserves (2% of EGI) 3,321

Miscellancous 5,000
Total Expenses (116345
Net Operating Income $149,719

Upon reviewing the Reconstructed Operating Statement, the information presented and the data
leading to these conclusions are well supported in the current market and no adjustments or refinements to
these conclusions are needed.
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Upon reviewing the Forecast Operating Statement, the information presented and the data leading

to thesc conclusions are well supported in the current market and no adjustments or refinements to the
conclusion is needed.

3. Direct Capitalization Method

The Direct Capitalization Method is the primary method used by market participants for the income
analysis of this type of property in this marketplace. A stabilized single year's income expectancy is directly
capitalized by a market derived income rate.

Rate Selection

Source: Market Participant Interviews; Published Sources; Alternative Investments;
Generalized Comparable Sales Data.

Justification: The object of the direct capitalization method is to replicate the motives of the

typical investor for this type of property. Since direct capitalization is the most

widely used method by local investors, it is appropriate for this analysis. In

addition, since the subject is predominately leased to office tenants, we will look

at focal capitalization rates of office huilding sales on the following chart.

SUMMARY OF RECENT OFFICE BUILDING QAR's

No  Property Location Overall Rate  Comment

| Blake Road, 2.64% Modemn, two-tenant, office building,
Hagerstown, Maryland

2 1314 Edwin Miller Blvd,, 10.2% Older, mulii-tenant office building, very average
Martinsburg, West Virginia condition, high vacancy.

3 200 Rock Cliff Drive 9.50% Multi-tenant office retail building.

Martinsburg, West Virginia

4 1150 I’rotessional Court 8.73%
Hagerstown, Maryland

Modem, medical office building in good condition.

5 265 Mill Street, 7.00% Multi-tenant, ane story retailioffice building,
Hagerstown, Maryland

6 1258-60 Maryland Avenue, 9.00% Multi-tenant office  huilding in  sccondary
Hagerstown, Maryland Hagerstown location, sold December, 2007,

7 747 Morthemn Avenue, 9.50% Multi-lenant office building, portion located in

Hagerstown, Marytand

flaad plain. Sald in March, 2006.

From the preceding chart, the cap rates ranged from 7.00% to 10.2%. The range is fairly linear with
the highest overall rates being attributed to high rates of vacancy. All of the rates used are from the local
market, and were verified by parties to the transaction.

Investor Survey

William G. Bowen, inc.
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Income Approark

PricewaterhouseCoopers/Korpacz, Office Institutional Grade Market Indicators: 3™ Quarter 2010

OAR Range 6.00% - 10.50% Avcrage 8.01%

Conclusion:

Direct Capitalization
Conclusion:

9.00%; The subject would fall to the higher range for non-institutiona) grade
properties, and local office sales, primarily because of it’s older condition, and
short term leases, even though the property has reportedly maintained high levels
of occupancy (95%+). This is primarily du to the soft market for older buildings,
where owner’s rent space cheaper than typical to maintain high levels of occupancy.

The final step of this analysis is simply one mathematic computation. With all
applicable components being fully analyzed and well supported, we can perform the
final step without any further considerations or refinement. The derivation of
overall value or V,, is the concluded net operating income divided by the selected
overall capitalization rate. The mathematics are as follows;

Currert Market Value, As Is:
Formula: V_ =NOI+R,

Known: NOI= $149,719
R, = 0.090

V,= §$149.719 = $1,663,544
0.0900

V, = $1,603,544 rounded to $1,700,000

Income Approach Summary:

The direct capilalization method was fuily developed with no apparent weakness to any of its
components, The value is conclusion is well supported.

Current Market Value, “As Is™ $1,704,000

Date of Value;

October 12, 2010

Exposure/Marketing Time: Within One Year

William G. Bowen, Inc.
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RECONCILIATION AND FINAL ESTIMATE OF YALUE

The final step of this appraisal assignment is to tie the various analyses together by re-analyzing the
quality and quantity of the data available, determining the reliability of each indication, explaining any
significant variations in value, and then rendering final opinions of value. This process of reconciliation
serves to clarify the relevance of each value indication, and remove any unresolved conditions before
concluding a final opinion of value. The reconciliation does not serve as a restating of the methodology
employed.

This appraisal is a complete analysis that is reperted in a summary format. All data, methodology,
assumptions and limiting conditions, reasoning, ctc. considered are summarized within this report. During
the preparation of this assignment, in our opinion, only the very basic information relating to the subject was
readily available with the owner granting reasonable disclosure of all requested information. In addition, a
sufficient amount of market data was available to derive ¢lear market trends, which led into our opinion of
highest and best use. In addition, the existing usc yields no surplus or excess land. Upon concluding the
highest and best use of the subject, all applicable approaches to value (i.e., sales comparison and income)
were developed.

Valuation Summaries:

Cost Approach: Not Developed

Sales Comparison Approach: $2.,000,000

Income Approach: $1,700,000
Final Conclusion

The twa primary indicators of value for a property such as the subject were fully developed. The
Cost Approach was not developed given the age of the facility and lesser reliance given by investors. When
concluding the final estimate of value, we must consider the strengths and weaknesses of the two valus
indications. The Sales Comparison Approach concludes a value of $2,000,000 with a sufficient number of
directly comparable sales to analyze. The only weakness is that when comparing properties, there tends to
be some inconsistency in price paid due to the varied income characteristics of the individual properties.
However, this is only a minor weakness since the sales in aggregate concluded a narrow range of value and
therefore the conclusion is considered highly reliable. Participants typically use a market analysis to establish
a range ol rcasonableness, although business decisions are primarily made through income analysis. Also,
there have been only a limited number of sales of older, predominated, office buildings regionally for which
toconsider. Regardless, the conclusions of the Sales Comparison Approach are considered reliable, although
given secondary consideration.

Lastly, the Income Approach was fully developed, and the primary indicator for income generating
rental properties. The strength of this approach is that it directly reflecls the market perceptions of investors
for this type of property. Given that the subject is an income producing nature, the Income Approach is
considered the best indicator of value. Ample data, including actual income and expenses, comparable
income and expense schedules, as well as several market derived rates were available for this analysis. A
high level of confidence is given to the conclusions given the ample amount of current data available within
a slable market,

William G. Bowen, Inc. 56



R iadl ! Final Esi FVal

Both approaches to value were fully developed with no apparent weakness. However, the variance
between the two estimates at 15.00% is greater than typically yielded on a commercial property. A variance
of less than 15% is generally acceptable, although less than 10% is preferred. In the case of the subject, it
is an older, multi-tenant facility that is a re-adaptive use. In general, it is difficult to capture the condition
of a re-adaptive use within either a sales or income analysis since the design of the building, use of materials,
etc., are rarely mirrored in other properties. Given the near unique quality of these types of property, a
slightly wider variance is not surprising and does not discredit either analysis or the rendered conclusion.

It should be noted that in the preparation of this report, we contacted various market participants who
are active in the local markets. In some cases, data was given that fits directly into our analyses, although
in other cases opinions of the market or confidential information was conveyed that does not directly make
its way into the reporting. Regardless, the insight provided by these various sources is considered in our
reconciliation of value.

At this point in the analysis it would be appropriate to reconcile any recent sales of the subject or
considered any current contracts of sale. The subject property has been in the same ownership since 1996
and there are no current known offerings on the property. With no other recent sales or offerings to
reconcile, we can conclude that the analysis performed is deemed reliable and no refinements Lo our
estimates, including any consideration for non-realty items are necessary. From this analysis, the current
estimate of value for the subject property, and subject to the assumptions and limiting conditions set forth
in this report is:

Current Market Value, “As Is”

ONE MILLION SEVEN HUNDRED THOUSAND DOLLARS

$£1,700,000
Date of Value: Qctober 12, 2010
Exposure/Marketing Time: Within One Year
William G. Bowen, Inc. 57



LIQUIDATION VALUATION

The definition of Liquidation Value is as follows;

“The most probable price that a specified interest in real property is likely to bring under all of the
following conditions: 1. Consummation of a salc will occur within a severely limited future marketing period
specified by the Client. 2. The actual market conditions currently prevailing are those to which the appraised
property interest is subject. 3. The buyer us acting prudently and knowledgeably. 4. The seller is under
extreme compulsion to sell. 5. The buyer is typically motivated. 6. The buyer is acting in what he or she
considers his or her best interest. 7. A limited marketing effort and time will allow for the completion of the
sale. 8. Payment will be made in cash in U.S. dollars or in terms of financial arrangements comparable
thereto. 9. The price represents the normal consideration for the property sold, unaffected by special or
creative financing or sales concessions granted by anyone associated with the safe.”

Scope:

Exposure Time:

Procedure:

The scope of this appraisal assignment was defined within the Letter of Transmittal,
although one crucial component of this analysis must now be stated. The Client has
requested a Liquidation Valuc of the property, with the definition being stated and
reference above, However, in the development of a liquidation value, the exposure
time must be clearly stated separate and distinct from prevailing market conditions.
Per the request of the Client, the exposure time is within three months.

Within three months. The Fee Simple interest is still valued, although subject to the
restriction on exposure time.

In the formulation of a liquidation value estimate, therc are several methods
available to the appraiser. The most reliable method would be to develop a Sales
Comparison Approach using distressed comparable sales with the same exposure
time. However, even in an active market, it would be unlikely that a sufficient
number of comparable sales would be available. The next method would be to
analyze sales bascd on a perceived overail diminution of value. This would be done
on an unadjusted basis and likely reported as a percentage of decline. However, in
arder to accurately perform such an analysis, the market value of each sale would
have to be derived in the absence of any adverse conditions. I one could develop
such and analysis, it would be helpful in developing a general range of discount,
although any range would not be property specific. The last method would be an
inferred method in which knowledgeable participants are interviewed. Based onthe
subjects description and the speeific marketing parameters these participants will
render an opinion as to the impact on value. From this, the appraiser will then
consider his or her own experiences and conclude any impact on value. The
conclusions is then stated as a percentage change, which is then applied to the
market value to arrive at the liquidation value. The tri-state area does not yield
enough sales to sufficicntly develop either of the first two methods, and therefore
the inferred method will be developed. One known sale will be considered as it
pertains to our analysis.

3

Appraisal lnstitute, “The Dictionary of Real Estate Appraisal, Fourth Edition," {Illinois Mot For Profit Comp., 1993, p. 167

William (5. Bowen, Inc,
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Discount Conclusion:

Conclusion of Value:

For this analysis, we performed an inferred method of analysis where several
knowledgeable and active participants were interviewed. From this, a consistent
range of response was returned between 30%0 to 60%. Given it’s income generating
potential, we will conclude the appropriate level of discount to be -40% with a 3
month exposure time.

With the level of discount being coneluded we can simply apply the discount factor
to the concluded market value. The mathematics are as follows;

Current Market Value, “As Is™ $1,700,000
Liguidation Discount, (-40%): {$680,000)
Sub-Total: $1,020,000
Rounded Value Indication: $1,000,000

2} Liquidation Value, “As Is* (Markecting Time Not to Exceed 90 Days)

ONE MILLION DOLLARS

$1,000,000

Date of Value: QOctober 12,2010
Exposure/Marketing Time: Within 90 Days

William G, Bowen, Inc.
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#l.

#2,

SUBJECT PHOTOGRAPLHS

View of the eastern elevation (side) of the subject looking west from Wakefield Road.



SUBJECT PHOTOGRAPHS
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#4, View of the southern elevation (front) of the subject, looking west from subject parking lot.



SUBJECT PHOTOGRAPHS

45, View of the rear parking lot with the subject to the lefl looking west.
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46, View of W, Washington Street with the subject to the lefl looking east.
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SUBJECT PHOTOGRAPIIS

of Wakefield Road with the subject to the left looking north.
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#10.

SUBJECT PHOTOGRAPHS

Interior view of an office suite.

Interior view of the former Dental suite 212A, now used as storage space.
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SUBJECT PHOTOGRAPIIS

#11.  Interior view of a common hallway:.

#12.  Interior view of a typical restroom.



#13.

714,

SUBJECT PHOTOGRAPHS

[nterior view of the elevator.

Interior view of the sanctuary of church space.
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#15.

H16.

SUBJECT PHOTOGRAPHS

Interior view of kitchen in office suite.

Interior view of classroom in office suite.
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SUBJECT PHOTOGRAPHS)

#18. Interior view ol an office suite.
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COMPARABLE SALE PHOTOGRAPHS

il Comparable Sale No. |

#2. Comparable Sale No. 2
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COMPARABLE SALE PHOTOGRAPHS (Continued)
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4, Comparable Sale No. 4
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COMPARABLE SALE PHOTOGRAPHS (Continued)

45, Comparable Sale No. 5
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920 W Washington St
Hagerstown, MD 21740-2800
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01252 00877 ol

CLEWX DF (11 GHCULT COURT
WASHINGTOH EOLNTY

DEED

THIS DEED, wade this znd~ day of February, 1996, from RLC
ASSOCIATES, IKC,, a Maryland corporation ("Grantor"), Trustee for
Hema Pederal Savings Bank and Hagerstown Trust Company, to
WESTSHIRE, LLC, a Maryland limited limbility company ("Grantee®].

WITNESSETH, that feor ac;ual conslderation paid or to be paid
in the sum of NINE EUNDRED TEN THOUSAND DOLLARS (%$910,000.00},
and othar good and valuable consideration, the receipt and
sufficiency of which is acknowledged, Granter grants, conveys and
assigns to Grantee, its successors and assigns, in fee simple,
all that property situate in Washingtan County, state of
Maryland, being more particularly degoribed in Schedule A hereto,

DEING the same property described in an peed dated Juna 17,
1951, and recorded amony the Land Records of Washington County in
Liber 998, folio 405, was conveyed by Robert J, carscn and J.
Richard Saas, Substitute Trustees unto Grantor.

TOGETHER with all improvements thersupon, and the rights,
alleys, ways, waters, easements, privilegas, appurtenances and
advantages belonging or appertaining thereto.

TO HAVE AND TC HOLD the same described property hereby
conveyed to Grantee, its successqré and assigns, in fee simple
forever.

AND GRANTOR covenahts to warrant specially the property
Lerehy conveyed and to executa such further assurances of tha

property as may be requisite.

WASHINGTON COUNTY CIRCINT COURT (Lend Pecerds) [MEA GE 1B-1202) DIW 1252, p, 0877, Printed 1€/18/20 10, Image availatle as
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01252 00878

CLERK OF ing CIACUIT COURT
WASHIHGTON COUNTY

WITHESS, the hand and seal of Grantor,

WITNESS: RLC ABEOCIATES, INC.

1 U
:

STATE OF MARYLAND )
) ss

COUNTY OF LJu ﬁwgggfgj

I HEREBY CERTIFY that on this af@l‘day af elbram 1996,
befere me, the subscriber, a Notary pPublic of the Sta% ot
Maryland, personally appeared DOUGLAS E. METZ, Vice President of
RLC ASSOCIATES, INe., and that he, as such Vice President, being
authorized to do So, executed the foregoihg Deed for the purposes
therein contained, and in my presence sighed and sealed tha same,
and further certified that this conveyance is not part of a
transaction in which there iz a sale, lease, exchange or other
transfer of all or substantially all of the preparty and assets
of the Granter corporation,

IN WITNESS WHERECF, I hereunto set my hand and official

sg‘la']..
'“ | RO Y s

Notary Public

N - E
My commission Explres: \s-\-8%

I HEREBY CERTIFY that the within instrument has bsen
Frepared by or under the supervisien ¢f the undersigned Waryland

attorney. .
(Rl GLeospmedd Goris
Chery}70/Donnell Guthy
WEST-DEE HF
. b3
AGRICULTURE TAX &
ACREAGE .4 - TAXES pmﬁﬁg&_é'w&}?ﬁ Iﬁﬁi
CLERK Boincsni Bluecd  _50mD L ponsY, fnasonm SN T b
R . ' mlﬁXﬂﬁm i

Id F{
= L=t ‘
ALCEWED FOR TRANSH.N re%‘
Crare Oesartnen? & F&?

Acepgumarie & Taxation 2

};anh eoatnn Deunty
n é.ﬂﬂ

R -

LIAT fLard Becorcg) [M3A CE 18-12C2] DJW 12562, p. DB78. Printec 1H18/221¢, Image available os
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01252 00819

SCHEDULE & -
CLERK OF TiZ CIRCULT GOURT
PROPERTY DESCRIPTION WASHINGTON COUNTY

All thome lote or parcels of land, togethsr with tha imprevementm
thereon and ml) rights, waya, wateres. slleys, privilegas and appurtanancag
thereunto belonging er Lin anywlse appartalning, aituata slong the Worth side
of Wast Washington Stregt in the ity of Hagarstoun, Neehington County,
Maryland, and balng moce particularly described as follows:

PARCEL NG, 1v  BEGINNING at a polnt ip the Kerth marglnal line =f ¥eet
Washington Etrsst, eaid baglaning polnt baing €51.29 feat as measursd in an
Eastwrly direction along the North merginal line of Washington Strast €xaom the
irtyrouction of the North marginal line af sald Washington Stremt and tha
pruparty line of tha Slmmone Eetnte, said beginalng point being aluo on the
Tagt marginal 1line of Devonshire Read running in & Rortharly dizectlon from
wast Wamhington Streat and running thence slong tha North margimal Line of
said Weet Washington Ebreat South 72 degrees 30 minutes Fast 344.1 Faat ta an
iron pipe in the Wert marginal lina of Wakofield Read, thance slong tha West
marginal line of Wakefiwld Road Horth 20 degreas 19 minuted Xeat 202,81 Zest
te an iren plpe at & prapooed alloy fcurteen feat wide, and thanca along sald
propoased allay Horth 61 degress 41 miputes Hest 33D fest to an fren plpe on
tha East side of Devonmhire Road, thencs slong Devonehirs Road Scuth 24
degreen 19 mlputen Wark 267.3% fest {somatimss erroneouuly refeczed to aw
257,29 feet) to an iren pipe at the place of beginning; containing ona (1)
acre and sighty-uix onm hundredths (86/100) of an acrs, MOre or lesa.

PARCEL WO, 3: BEQINNING at a paint In tha Esat marginal llpe of
bevenshlre Foad, sald polnt bolng lacated 257.%9 fest in a Northerly direction
as measured along the East margin of Devonshire Rosd from the Morth mizrgin of
Heay Washington Street, and running thence along mald East margin of
Dovonahlre Road, ¥orth 23 degrees 40 minutes Xast 242 fest, Lhence lesaving
Davonahire Foad and running South 66 degread 20 minutes Bast 347.7 feat to the
HWaat marginal line of Wakeficld Boad, thence alorg the West margin thersaf
South 21 degrens $0 mingtes West 242 femt, thance leaving Wakefiwld Road and
tunning aleny the Werth boundaty of Washington Streest School 1ot North 68
dogrees 20 minutes Fest 347.1 fast to tha place of buginping; containing 1.53
acred of land, mere or less.

MAILED FEB 14 19%

el den Woeslaniee  LAC.
FS\S YNesc y st S SLARLT

Vhoantw | D andl

WASHINGTON COUNTY CIRGUIT COURT [Lanc Resards) MMSA CE 18-1202]) DIW 1252, p. D879, Frinted 10/38/2010. mage available a5
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0i252 00880

State of Maryland Land Instrument Intske Sheot  “-H@7 t it COuRT
[] Baltimora City x| County: Waghinglon
Infomnaton provided 15 fct use of Ine Clark's Ofiice, Stute Degarmant of
Assazsments and Taxation and County Finance Offica oaly,
(Type or Print In Black tnk Only-Al Coples Must B Laghia)

TYPE(E) T{X] Check Eox ¥ Addencum Intake Fom le Atached)
ol instruments 1| De=d Morigaga Ciher | Other #5005
7] Deed of Tt [ | Loasa . of statemst o
#)Conveymnce [y | ingroved Sale | | Unimproved See | |Mukble Accoun Nol #n Apmg-
YD® Check Baw Armadmapih{t]  Ams-dLan Arms-Langthpd th Sl

{8 [Tax Exempt Resgrdatinn
(¥ Anplicakia) ]

nor o Trihe
1 v Consldersflon Amount -7 . [ . Finsnee Oifice Uss Coly |
Consldecation Purchase PrizeiConsidecatian | 8 910,000.00 Transfer sad Aecordation Tax Congideraiion |
And Tax Any New Morigage B A5.00000 Tliﬂ!’hr Tax Concidarxtion | 3 :
Celculations Baltnce of Exicting Marigage | 8 ¥ . e - [1
Othe 3 Loes Ennmp!bn Amauat - 3
L-!LI@M! - s
Crihay: L] $
- g L
Ful Cash Vakia 3 A :' $
1 200m 1 7500 ]
Fees 1 500 3 500 Tex BIE
Staty Recordation Tax 3 500600 30
Stata Tanster Tax 3 455000 o] LCE. Crdit
T Tax 30 3 9
|Ott ey 1 0 1] Ay TeuOthor
Tois) Fegs _ 3 10,581.00 3 8000
(8] Description of -+ |Propeny Tax D a(i} | GrinisiToeircie | - wap | Pascal . varlOG
Property | soaups I Toos | 1991 o]
BOAT (nquiak suberinyion of S Bubdivivien Name ] Lot Block3nl Sect) Pt Ret. o) 4
u8 hpplcatia Wiarematon, A
mixmun o1 40 churscies ) o Locstionlmi of B y & -
wil b Ingesad i séznedanca 9-20 WEST WASHrNGTON STREET, HAGEFBTDWN MR 21740
W he 1My Ered i Pkl har Property ideni¥ers (i applicatiet <@ L { Water Mener Accout No.
Properm Ailcte Sazilan
EXLIPE DY
[zJ [N s} Name(s): et D s £} Namalfs
AL c. »\asocwes, ING., TRUSTEE VESTSHIFE LIC, o wnd fmied gy ¢o
Teansferred
From 00,1 » Owner{s} of Racornd, ¥ difsfénit $iin Graiors) 7. |Dor 2 - Cvwner(s} of Record, § Diferant Fom Crmnboxy)
ll_l R ’A? Dnc.:.f;_'ﬂ Atoeis) Nama() AR 5 Do, 2 = Granbse(s) Nina{r) R
Transhered WEETSHIFE LLC, # Maryknd Ennad Jiabiiy :mur Rictiard V5, Provours and Seeven 0 10
To {
= Hew Dwiner's |Graniee} Ralllng Address
&1.1(:.!. Eas: Joppa. Hoacl Haltimore A%
[s] 3K Y Birimos . b Tndrond Oy 7T Db 2 ¢ Aahices] Fmes 10,69 indesad [Optional
Qther Names HOME FEDERA SAVINES BANK .
ig 52 !ndaxed
EE] ol Siibeiition BY of Corsed Person .~ L - . DFlnlumlnCnnka:tFuson ]
Name; g, gylr Baker, Jr,
Contact/Maly Frm; G. CLAIR BAKER JAL P& Duou for Pickup
Intormnation Address: 138 W, Washrajon Swost
7T ElFbmm Addemay Proviced

_Ph_nns: 1 .
Hi PMPORTANTY HOTH : THE OGIGINAL DEED AND A PHOTOC EAGH TH

Astasarmnant Yaa [X[{Na WK the propsrty belng convevod be the grntes s prh:bar residancet
Infarmaticn Yos {X[No Doos vansier nchide personal propenty?  yes, Kemity:
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September 3, 2010

William G. Bowen, MAI
William G. Bowen, Inc.
13622 Pennsylvania Avenue
Hagerstown, MDD 21747

Project Name:  Iris G. Sagi & Robert S. Brown
Appraisal of Mixed Use Property located at
92 West Washington Avenue
Hagerstown, MD 21740
Appraisal Job ID: M28411

Dear Mr. Bowen:

This letter, if acceptable to you, authorizes you, William G. Bowen, MAI (the APPRAISER) of William
G. Bowen, Inc. (the APPRAISAL FIRM) fo appraise the property identified herein and to submit a
written appraisal report to Sovercign Bank (SB) in accordance with the terms and conditions stated
herein. The appraisal and the written appraisal report are to be prepared in conformily with (A) the
Uniform Standards of Professional Appraisal Praciice {USPAP- including Scope of Work regquirement),
{B) supplemental standards applicable to federally related transactions, and (C) additional standards and
conditions applicable to appraisals prepared for SB. For further particulars, sce exhibit attached entitled
Minimum Standards for Appraisals prepared for Sovereign Bank.

In accepting this assignment, you affirm that you have the knowledge and experience to complete the
assigmment competently, can act independently, and hold the requisite state licenses or certificates.

Certification of the written appraisal report as required by the USPAP and supplemental standards

applicable to federally related transactions shall be signed by the APPRAISER and shall be made part of
his report.

IDENTIFICATION OF THE SUBJECT PROFERTY

The property i3 located at 920 West Washington Street, Hagerstown, Washington County, MD. The 3.8-acre
site is improved with an older 3-story approximate 85,000 GSF masonry building that was ariginally
constructed as a school. It has been converted to mixed use and reportedly contains (24) various commercial
rental units and (3) residential rental units. The current tenancy and occupancy is not reported. No current
agreements, options or listings of the property are reported. It is required that both the “As-Is” Market and
Liguidation values are clearly supported and included within one single appraisal report.

Value(s} Required:

1) “AsIs” Market Value of the Real Estate,

33



2) The “As-Is” Liguidation Value of the Real Estate (Based on a Marketing Time Not to Exceed 3
months).

Type of Appraisal: Complete Appraisal as Defined in the Sovereign Bank Minimum Appraisal
Standards Scope of Work Memorandum.

Report Type: Summary Report

All other information will be provided by the site contact. If you have any difficulty obtaining
information from the site contact, please notify us immediately.

PLRPOSE OF APPRAISAL AND PROPERTY RIGHTS TO BE APPRAISED

'The purpose of the appraisal is to estimate the current market value of the owner's marketable rights and
interests in the SUBJECT PROPERTY. The properly is to be appraised for its fee simple interest or
leased fee interest, whichever is applicable.

If appropriate, estimates of market value "upon completion”, "upon stabilization” or "subject to proposed
improvements and/or leases" should be provided. SB may also request that the appraiser provide other
estimates and advice, as defined in this engagement letter.

DATE (8) OF VALUE

Current market value must be estimated and reported as of a current date to be specified by the
APPRAISER bui such date shall not be later than the date of the APPRAISER'S last inspection of the
SUBJECT PROPERTY.

MINTMUM STANDARDS

The enclosed "Minimum Standards", as well as a signed copy of this letter, MUST BE INCLUDED IN
EACH COPY OF THE APPRAISAL RPORT. REPORTS NOT CONTAINING THESE ITEMS WILL
NOT BE ACCEPTED.

ANALYSES UNDBERTAKEN

Presently, Sovereign Bank will conlinue to use the labels “Complete” and Limited”. The appraisal request
and engagement will set forth these labels (o provide minimum standards and guidance for scope of work
determination. Complete and Limited Appraisals are defined as follows:

Complete Appraisal - A Complete Appraisal is expected to include all three approaches to value, i.e., sales
comparison, income and cost, unless the approach is not applicable or is not reliable. The appraiser’s
rationalc for omitting an approach must be explained in the appraisal report.

Limited Appraisal — A Limited Appraisal is expected to rely on the single most applicable and reliable of
the three valuation approaches, i.e., sales comparison, income, and cost.

TIME OF PERFORMANCE
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Three (3) copies of the wrilten appraisal report shall be delivered to SB by October 11, 2011 (the
DEADLINE).

FEE FOR APPRAISAL SERVICE

SB agrees to pay to the APPRAISAL FIRM an appraisal fee of $3,000, inclusive of all expenses, due
and payable no more than 45 days after the delivery of the report, provided the complete appraisal report
is prepared in accordance with terms of this agreement and delivered on or before the DEADLINE.
SOVEREIGN BANK reserves the right to impose a penalty of five (5) percent of the appraisal fee for
every week that the delivery of the report is delayed beyond the DEADLINE. This agreement
automatically becomes null and void if Sovereign Bank does not receive the appraisal within 25 business
days of the due date. However, no penalty shall be imposed for any delay that is beyond the control of
the APPRAISER and the APPRAISAL FIRM, providing the delay is promptly communicated to the
undersigned.

SUPPLEMENTARY SERVICES

The APPRAISER and the APPRAISAL FIRM agree to be available for supplementary scrvices in
connection with this appraisal as may be required, such as providing court testimony and updating the
appraisal. Tt is understood that the current rate for court testimony of the APPRAISER is $175 per hour
and that the current foe for appraisal updates by the APPRAISAL FIRM is approximately fifty (50}
percent of the ee that would be charged for an original appraisal of the same property, if ordered within
a twelve-month period. For further information concerning supplementary services, sec exhibit attached
entitled dppraisal Standards Requirements Checklist prepared for Savereign Bank.

TERMINATION OF WORK IN PROGRESS

In the event that SB desires to terminate this agreement, nolice shall be delivered to the APPRAISAL
FIRM and, upon receipt thereof, this agrecment shall be terminated. In such cases, SB will pay the
APPRAISAL FIRM reasonable expenses incurred up to the time of termination as documented by the
APTRAISAL FIRM, provided copics of working papers and file memoranda arc sent to SDB upon
termination of the agreemenl.

CONTACT PERSONS AND CORRESPONDENCE

Requests for access to the property, lease and operating expense information and other data required for
the appraisal should be made in writing to:

Steven Sagi

920 West Washington Avenue
Hagerstown, MD 21740
Telephone: 301.992.1953

One (1) copy of the appraisal reports, two (2) original invoices, and all correspondence pertaining to this
appraisal should be submitted to Jeffrey A. Gorman addressed as follows:

Jeffrey A. Gorman

Sovereign Bank

Real Estate Appraisal Unit
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15 South Main Street
Chambersburg, PA. 17201

Two (2} copies of the appraisal report and one copy of the invoice should be mailed directly to:
Hasan Pride
Sovereign Bank
619 Alexander Road
Princeton, NJ 08540
Mail Stop: 60-571-CM1

Under no circumstances will the appraiser diviulge or communicate the appraised value or range of
values of the subject property to anyone including the property owner(s), prospective borrower(s),
tenant(s), broker(s), SB employee(s), or anyone other than a representative or Designee of the SB Real
Estate Appraisal Unit.

All comrespondence regarding this assignment, and the final appraisal report should refer to the
PROJECT NAME and APPRAISAL JOB ID as shown below:

PROJECT NAME: Iris G. Sagi & Robert S. Brown
APPRAISAL JOB ID: M28411

Additionally, please include your taxpayer identification number on your invoice to facilitate timely
payment.

Telephone inquiries relating to this assignment may be directed to Jeffrey A. Gorman, SB, Telephone
717-217-3591, or by Facsimile at 717-267-2469.

Please indicate your agreement with this lctter and your understanding of the Minimum Standards for
Appraisals prepared for Sovereign Bank, which is a part of this Agreement, by signing this letter in the
space provided below and returning the original to the person signed below. Please retain a copy for
vour files. ; igned by you, the APPRAISER, and returned within two weeks, the

illiam . Bowen, MAI

D 04 -00 ]

tate and Certification/License Number

o

Jeffrey A Gorman
Real Estate Appraisal Review
Enclosure:  Minimum Standards for Appraisals prepared for Sovereign Bank

Af(): Hasan Pride



MINIMUM STANDARDS FOR APPRAISAL REPORTS PREFPARED FOR
SOVEREIGN BANK :
August 1, 2006

All appraisals of real property and interests in real property prepared for Sovereign Barnk are to be prepared
in accordance with:

A) The Uniform Standards of Professional Appraisal Practice (Including scope of work requirement).
B) Supplemental Standards Applicable to Federally Related Transactions.
C} Additiona! Standards and Conditions Required for Appraisals Prepared for Sovereign Bank

These standards and conditions are described in detail below.,

The Uniform Standards of Professional Appraisal Practice (USPAP)

USPAD are recognized throughout the United States as the generally accepted standards for appraisal
practice, All appraisal reports prepared for Sovereign Bank must comply fully with USPAP. The complete
USPAP text can be ordered from the Appraisal Foundation.

Supplemental Standards Applicable to Federally Related Transactions

Title X1 of the Financial Institutions Reform, Recovery, and Enforcement Act of 1989 (FIRREA) mandated
that bank regulatory agencies establish standards for performing appraisals in connection with federally
related transactions (including lending activity), Each agency has issued appraisal regulations requiring
compliance with USPAP in addition to supplemental standards applicable to federally related transactions.
Alf appraisals shall, at a minimum:

1) Conform to the Uniform Standards of Professional Appraisal Practice (USPAP) adopted by
the Appraisal Standards of the Appraisal Foundation.

2) Disclose any steps taken that were necessary or appropriate to comply with the Competency
Provision of USPAP:

3) DBe based upon the definition of market value as set forth in Section 34.42(f):
Definition of Marker Value as: "the most probable price which a property should bring in
a competitive and open market under all conditions requisite to a fair sale; the buyer and seller
each acting prudently and knowledgeably, and assuming the price is not affected by unduc
stimuius. Implicit in this definition is the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whercby:

o Buyer and seller are typically mativated;

. Both parties are well informed or well advised, and acting in what they
consider to be their own best interests;

. A teasonable time is allowed for exposure in the open market;

SOVEREIGN BANK APPRAISATL AND ENVIRONMENTAYL SERVICES UNIT (8/01/2006)
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. Payment is made in terms of cash in U. 8. dollars or in terms of financial
arrangements comparahle thercto; and

. The price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions granted
by anyone associated with tha sale,

4) i) Be written and presented in a narrative format or on forms that satisfy all the
requirements of this section,

ii) Be sufficiently descriptive to enable the reader to ascertain the estimated market value
and the rationale for the estimate; and

il1) Provide detail and depth of analysis that reflect the complexily of the real estate
appraised;

5) Analyze and report in reasonable detail any prior sales of the property being appraised that
ocowrred within the three years preceding Lhe date when the appraisal was prepared,

6) Analyze and report data on current revenues, expenses, and vacancies for the property if it
is and will continue to be income-prodacing;

7)  Analyse and report a reasonable marketing period for the subject property;

8) Analyze and report on current market conditions and trends that will affect projected
income ar the absorption period to the extent that they affect the value of the subject property;

9)  Analyze and report approptiate deductions and discounts for any proposed construction, or
any completed properties that are partially leased vr lcased at other than market rents as of the
date of the appraisal, or any tract developments with unsald units;

10) Address, for new construction, a proposed project's marketability and feasibility prospects.

11) Include in the certification required by USPAP an additional statement that the appraisal
ussignment was not based on a requested minimum valuation, a specific valuation, or the
upproval of a loan;

12} Contain sufficient supporting documentation with all pertinent information reported so
that the appraiser's logic, reasoning, judgment, and analysis in arriving at a conclusion

indicate to the reader the reasonableness of the market value reported;

13) Include a legal description of the real estats being appraised as required by USPAP;

SOVEREIGN BANK APPRAISAL AND ENVIRONMENTAL SERVICES UNIT (8/01/2006) 2
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14) Identify and separately value any personal property, fixtures, or intangible items that are
not real property but are included in the appraisal, and discuss the impact of their inclusion or
exclusion on the estimate of market value; and

15) Follow a reasonable valuation method that addresses the inconle, sales comparison and cost
approaches to market value; reconcile those approaches, and explain the elimination of any
approach not used.

16) If information required or deemed pertinent to the cornpletion of an appraisal is unavailable, that
fact shial] be disclosed and cxplained in the appraisal.

Additional Standards and Conditions Applicable to all Appraisals Prepared for Sovereign Bank
The following standards and conditions apply to all appraisals prepared for Sovereign Bank:

1}  The Requirement for "As 15" Current Value

All appraisals prepared for Sovereign Bank must include the Appraisers estimate of the "as is" current
value of the subject property, i. e., the market value, as defined above, of the subject property in its actual
condition, as of a specified date. This requirement does not eliminate the need for the Appraiser to estimate
and report other values or the prospective value expected upen completion of proposed improvements
andfor value upon stabilization. 'Uhe Appraiser should consult the engagement letter for specific values to
be provided for a given assignment.

2} Purpose of'the Appraisal and Properiy Rights to be Appraised

The purpose of appraisals prepared for Soversign Bank is to cslimate the current market vahie "as is" of the
owner's rights and interests in the subject praperty, subjsct to any lease or leases in effect as of the date of
the appraisal, but as if free and clear of debt, and to provide other estimates and services w0 Sovereign
Bank as defined in the engagement letter. The term “owner's rights and interests” reférs to all of the rights
and interests that have been pledged to or are owied by Soversign Bank and could be sold on the open
market.

3)  Format and Coptents of the Appraisal Repart

Unless otherwise stipulated in the Sovereign 3ank engagement lelter, the written appraisal report shall be in
a complete sclf-contained format, Use of limited and/or restricted reports require the specific approval of
the Appraisal and Environmental Services Unit.

The full marrative appraisal report must include an Executive Summary, which concisely sets forth all
pertinent facts and conclusions that are detailed in the appraisal report. The wrilten appraisal report must
contain a copy of all instructions given to the Appraiser, including the engagement letter from Severeign
Bank, these Minimum Standards and a completed Appraisal Standards Requirements Checklist which
is reproduced on the following pages. Sovereign Bank will not accept reports omitting these items.

4)  Visual Microbial Matter (Mold) Inspection
Real Lstate Appraiscrs will complete a visual microbial matter (mold) inspection, which includes the
following:

¢ [sthere evidence of water intrusion within building? If so, where and to what extent? Require
photographic documentation of issue.

s Ts there obvious visual evidence of microbial matter growth within building? 1f so, where and to what
extent? Describe in detail,

¢ [sthere obvious olfactory evidence of microbial matter growth within building? ¥f sa, where?
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Appraisal Standards Requirements Checklist
Includes Compliance with USPAP, FIRREA & SB Minimum Standards

PROJECTNAME: LAIS &£ SAHAST VD FoELET S5 SFoivis
JOB ID#: LT ]

ADDRESS: TTZD W S DA ST HEET
ACELS TONTAF, #HE) A /50
[ NA | Page(s) ’ Requirement Confirm |
/ 1.  Identify report typa (Self-contained, Summary, Restricted). O
£f 2. Signature state certified/licensed appraiser. |
TRANEE 3. Market value:
Z a. Identify real property interest(s) appraised. g
& b. identify effective date(s) of appraisal. m|
f c. includes "As Is" value, O
o | A4 d. includes "As Complzte” value. |
O | AL e. includas "As Stabilized” value. 0
. includes marketing period. |
Identify the real estate heing appraised:
a. address. O
b. legal description . O
O ¢. Identification on tax map. b
O d. deed reference. O
O _ e. plat map. O
i 5 Discloses all assumptions and limiting conditions. g
O 6 For prospective values a limiting condition citing the market O
conditions from which the estimate was made as detailed in USPAP
L1 Supplemental SMT-4,
172 7. Market value definition per 12 CFR 34.2 f FIRREA. O
=3 8.  Discuss purpose and intended use of appralsal. O
=~ 9, Discuss extent of data collection (scope). O
_....-110.  For proposed improvements:
O a. examined and have availahle plans, epecs. or other reasanable O
SR documentation of the propesed improvements.
b. indicated evidence of the probable time of completion. O
O _ c. indicated evidence of costs, earnings, occupancy projections and d
B competition at time of completion.
11. Analyzed and reported in reasconable detail prior sales of the
. property: )
35~ a. for all properties - sales occurring during the three preceding |
39 years, and
a b. consider and analyze any current Agreement of Sale, option, ar A
15 listing of the propery, if such information is available.
© ot ]12. Analysis and description of pertinent factors:
O 2945 a. Physical and functional {Site, Improvements), mi
O Z£Z49 b. Legal (Easements) O
O (/7-Z/ ¢. FEconomics (National, Regional, Local) 3
aj 2Zz d. Neighborhood {Urban, Commercial, Transitional, etc) O
a| Z9 e. Government (Zoning, Taxes) 0
O 1455/ f.  Market {Occupancy, Rental Rates, Competition, Trends) O
31 32|13, Discuss highest & best use conclusion.
a AL |14, Explain & support exclusion of usual valuaticn approaches. O
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NA | Page(s) | Requirement Confirm |
O | w&/4 |15, CostApproach a
O a. Land valued as though vacant. [m]
| b. Improvements valued for actual contribution to site. O
o|—— ¢ Comparable data to estimate cost and depreciation if available. a
O} 5% |16. Sales Comparison Approach O
O |[335-%9 a. Comparable sales daiz. U
0| 44 |{17. Income Approach 0
O |-/ a. Historical/comparable rentalfincome data. O
O |3Z-5% b. Historical/comparable expense data. i
g | 54 c. Comparable capitalization and/or discount rates. n
O d. Cite name and version of DCF sofiware and description of O

LR assumptions and methods inherent in software
O | 5725 e. Rationale for capitzlization, discount and grawth rates. O
a | A . Deduction to reach stabilization. |
0118, Analyzed and reported discounts/deductions for:
0| A a. propased construction. 0
] b. completed projects partially leased. O
O c. projects leased at other than market rents. O
0l d. tract developments with unsold units., O
0| — e. assumption of a loan. il
. -.119. Separate valuation where there is a significant percentage of:
O | A~ a. personal propery, o
O b. fixtures, O
m| c. intangible items, and o
o 1 d. impact of their inclusion/exclusion on tha estimate of market value O
' discussed.
54 -57]20. Reconciliation (|
© - |21, Cerification:
- a. Similar in content to USPAP 2-3, O
h. Stales "assignmert was not based on a requested minimum a
valuation, a specific valualion, or the approval of a loan.”
c. Slates subject property was personally inspected by state a
— certified/licensed appraiser signing report.
[ 22. If information was unavailable, that fact was disclosed and explained o
Sk in the appraisal.
W] A |23, |sthere obviaus evidence of mold growth within the subject? O

Comments:

/ /q‘» o f /
Signature Inspecting Appraiser: _ | ‘/L'),A‘L / / i /5«#?.,{./‘”'

I icensed Certified Appraiser #: €7 ~ 7249

e

Licensed/Certified State: /7K N LA ALD

Sovereign Bank Review Appraiser:

Date:
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Reasoning for the exclusion of any approach to value must be supported in the writlen appraisal report.
Additionally, the income approach must provide rationale for the capitalization, discount, growth, and
inflation rates used, An appraisal report for leased propertics must include a lease abstract swmmarizing the
terms and conditions of existing leases. The sales comparison approwch must contain an analysis of
current pertinent listings in addition to sales. Further, photographs of the sales and listings are required. If
the cast eppreach 1s developed, it must contain a land value estimate.

S}  Appraisaj Update and Supplementary Services

Acceptance of an appraisal assignment for Sovereign Bank indicates that the Appraiser and the Appraisal
Firm will be willing to provide supplementary services related to the assigmment, such as cowt testimony
and appraisal updates. Appraisal updates, if required, must make reference to the original report, and must
fully explain and document any market or property changes affecting the value since the date of value of the
original report. ‘The update letter of transmittal must contain the original value estimate, as well as the
update value.

¢)  Appraiser Qualifications

In accepting an assignment for Sovereign Bank, the Appraiser is indicating that he or she is qualified,
independent, and competent to complete the assignment, or has disclosed any concerns in this regard to
Sovereign Bank. The Appraiser, in accepting an assignment for Sovereign Bank, affirms that he or she is
certitied as required by federal and state law to complete the particular assignment. State Certification in
the state where the subject property is located, is required, by the appraiser engaged to perform the
assignipent.  If it is detennined in the course of the review process that the appraiser was clearly not
qualified, competent, independent, or requisitely certified to complete the assignment accepted, Sovereign
Bank will refuse paynient. In addition, the assigned appraiser must inspect the property, sign the report and
have full involvement in the appraisal process and be able to discuss i defail the key issues in the
valuation. Except for data gathering, any subcontracting of assignments outside the assigned appraiser's
firm must receive prior approval of Savereign Bank Appraisal Unit.

7)  Use of Appraisal Reports

Appraisal reports prepared for Soversign Bank may be made available to third parties and to authorized
reviewers, examiners, regulators, Bank customers and other financial institutions in the regular course of
business. Market data and other Information contained in appraisal reports prepared for Sovereign Bank

may be entered into computerized systems for use in statistical and other analyses at the discretion of
Sovereign Bank.

8}  Assumptions, Disclosures. and Limiting Conditions

In accordance with USPAP, wrilten appraisal reports must make certain disclosures and set forth all
assumptions and limiling conditions that affect the Appraiser's analyses, opinions, and conclusions.
Sovereign Bank will not accept any assumptions, disclosures, or limiting conditions which are inconsistent
with these Minimum Standards unless approved by Savereign Bank.

9)  Appraisal Review _
All appraisal reports submitted to Sovereign Bank are subject to review by Sovencign Bank in accordance
with our review guidelines. Appraisers accepting assignments from Sovereign Bank are expected to
cooperate with reviewers in providing information as may be required to supplement or clarify information
contained in the report, and to make necessary corrections, if requested. This obligation extends beyond the
payment of the appraisal fee.
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10} Propertv Inspections

The subject property must be inspected by the Appraiser engaged to perform the assignment, and the date of
inspection must be included in the appraisal report. ‘The appraiser shauld note any deferred
repairsfnaintenance and include an estitnate of cost to care. ‘While the appraiser is peither required nor
expected to be an expert in the fleld of hazardous substances, the Appraiser is required to report any
hazardous substances or signs of hazardous substances observed in the course of inspection of the subject
property. The Appraiser is expected to consider and incorporate into the report and the final opinion of
value the cost of remedying any noted areas of noncompliance with the requircments of the Americans with
Disabilities Act, including fitting buildings with required wheelchair access. For new or proposed
multifamily dwellings, the Appraiser must consider HUD Fair Housing Act Guidelines. Sovereign Bank
will actept reasonable limiting conditions which discloss the Appraiser’s lack of expertise with respect to

hazardous substances, and disclaim Lhe Appraiser's responsibility for matters beyond the Appraiser's [evel of
expertise.

11)  Expense Analysis

All property cxpenses must be anglyzed and presented by individual expense categories and supported by
comparable data and historical data (if avatlable), even in cases in which the tenant(s) is{are) responsible for
payment of such expenses. Analysis and presentation of expenses as a percentage of bicome is
unacceptable without independent support and development of individual expense categories.

12} Additional Appraisal Requirements for Specific Property Types

The Appraisal of Multi-Tenant Commercial and Industrial Propertics

Appraisals of multi-tenant commercial and industrial properties, including shopping centers, office
buildings, and industrial parks must be appraised using il applicable approaches to valuc including the
income approach. The application of direct capitalization and discounted cash flow techniques should be
based on the complexity of the assignment. Use of a discounted cash flow analysis generally provides the
best measure of the future cash flow streams for multi-tenant properties. Direct capitalization is useful

when a property is currently stabilized and is cxpected to remain so over a normal investrient holding
period,

For unstabilized properties, the Appraiser should include an cstimate of future stabilized value with a
discounting for the time to reach stabilization and interim net income deficiencies.

The appraiser is responsible for the validity and accuracy of all calculations and results. Lease by lease
DCF analyses must be docuimented in the appraisal report with an explanation of the process, support for all
key assumptions and controlling input, lease daca, detailed printouts of projected cash flow, and tabulation
of the results. A copy of a diskette providing the DCF analysis should be provided with the written
appraisal report.

The Appraisal of Hotels and Motels

Appraisals of Hotels and Maotels must include valuation via the income approach using either direct
capitalization with an overall rate for properties that are operating at a stabilized level of occupancy and are
expected to continue at a stabilized rate for the foreseeahle fulure, or DCF analysis, when changes in market
or physical condition or capital expenditures will significantly affect cash flows. [In ecither approach,
historical and prospective income and expense must be analyzed and presented.

The Appraisal of Apariment Properties

Appraisals of apartment properties must include valuation via the income approach using either direct
capitalization with an overall rate for propertics that are operating at a stabilized level of occupancy and are
expected to continue at a stabilized rate for the foreseeable future, or DCIF analysis, when changes in market
or physical condition or capital expenditures will significantly affect cash flows. In either approach,
historical and prospeclive income and expense must be analyzed and presented. Appraisals of new or
proposed multi-family dwellings must consider the cost of meeting the requirements of HUD Fair Housing
Act and Americans with Disabilities Act Guidelines. Actual income, as opposed to market rents, imust
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be utilized unless significant differences between market and actual renfs can be atfributed to
property improvements and/or changes in market conditions, Tn those cases where market rent is
utilized, the Appraiser must include calculations of rent loss until the market rent can be achieved.

The Appraisal of Owner Occupled Properties (Partial or Whole)

When valuing an owner occupied property, the Appraiser is requested to provide an estimate of Market
Value Assuming a Lease at Current Market Reat. The Appraiser must also provide marketing periods for
sale and lease of the property, estimated cost of any tenant improvements, commission schedules, other
fixed expenses, and any deferred maintenance of capital improvements, if appropriate.

The Appraisal of Developments with Units for Sale

The appraisal of developments with units for sale such as condominiums, cooperatives, and land
subdivisions prepared for Sovereign Bank must clearly state the Appraisers opinion of the current market
value of the property as a whole, as is, as if sold to a single purchaser. The Appraiser must analyze and
report the present value of all of the unsold units based on a discounted sellout analysis, which must cover a
time frame that is sufficient to sell off all units vnder development or scheduled for development at the time
of appraisal, and incorporates costs to complete, marketing expenses, commissions, and an allocation for
profit. A discounted sellout analysis is not required for the valuation of undeveloped fiture phases of a
project that can be valued in bulk on a sales comparison basis.

For multifamily developments the market value estimate should also include an analysis of the rental
potential assuming no sales of individual units unless otherwise instructed.

The Appraisal of Propased Improvements

The appraisal of proposed improvements, {.¢., improvements that have not yet been constructed or are under
construction at the time of appraisal, must include values "upon completion" and "upon stabilization”,
identified as prospective values as of & stated future date and must be accompanied by the Appraiser's
estimale of the current "as is" valuc of the subject property.

The Appraisal of Vucant or Partivlly Leased Income Properties

All appraisals of vacant or partially leased income properties that have not yet achieved a stabilized level of
occupancy at the time of appraisal must take into account the full effects of the time required to achieve a
stabilized level of occupancy and the expected expenses to be incured during the rent up period. Such
appraisals must include, in addition to the Appraiset’s estimate of the current "as is” value, the Appraiser's
cstimate or estimales of any prospective value required in the engagement letter, including the Appraiser's
gstimate of the daie that occupancy is expected to be stabilized. The projected date for the property to
achieve full stabilized occupancy should be reconciled with the Appraiser's market analysis and absorption
trends.

The Appraisal of Raw Land

Appraisals of raw land, including properties that include infrastructure improvements, must be valued
utilizing comparable sales and listings. Development of a value indication employing the land residual
technique is not acceptable except as a test of reasonableness and should not constitute a major component
of the valuation analysis. Paired sale and quantitative adjustment grid analyses are not acceptable. Rather,
sales and listings should be compared directly to the subject to establish a bracketing of a value indication.
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The Appraisal af One to Four Family Residential Property
The written appraisal reports of appraisals of one to four family residential properties may be done on forms
approved by the Federal National Mortgage Association (Fannie Mae), unless otherwise stipulated in the

engagemerdt letier. Form appraisals should be supplemented as may be required for compliance with
USPAP and these Minimum Standards,

The Appraisal of Smaller Residential Apurtment Properties
The written appraisal reports of appraisals of five to twenty family residential properties may be done on
forms approved by the Federal MNational Mortgage Association (Fannie Mae), unless otherwise stipulated in

the engagement letter. Fonn appraisals should be supplemented as may be required for compliance with
USPAP and these Minimum Standards.

SOVEREIGN BANK MINIMUM APPRAISAL STANDARDS
SCOPE OF WORK MEMORANDUM

The 2006 Uniform Standards of Professional Appraisal Practice (USPAP) effective July 1, 2008,
establishes the “Scope of Work Rule” to guide the process of developing assignment results. Scope of
work, is the work an appraiser performs to develop assignment resulis. USPAP defines “scope of work’ as
the type and extent of research and analyses in an assignment. The focus of the scope of work rule is on
ensuring that work undertaken is sufficient to develop credible assignment resulis. Previous USPAP
terminalogy relating to “complete™ and “limited” assignments and the “Departure Rule” have been officially
eliminated in this edition of USPAP. In order to address these changes to USPAP in our daily practice,
Sovereign Bank has instituted the following procedural changes effective for all assignments completed
after July 1, 2006.

LProblem Identification: The Sovereign Bank Appraisal Unil staff will review each request for appraisal
services Lo identify the valuation problem involved, and will specify minimum expectations regarding the
scope of work for each assignment within the comments of the “Request for Proposal” (REP), distributed
via electronic mail or with verbal communication to the appraiser. Specifically, as part of our process to
provide inpnt and guidance for scope of work determination, Sovereign Bank’s Real Estate Appraisal Unit
will continue to utilize the labels “Complete’” and “Limited” when engaging assignmenls and continue to
require adherence fo the SOVERFIGN BANK MINIMUM STANDARDS FOR APPRAISAL
ASSIGNMENTS as well as the directive of this memorandunm. The terms “Complete” and “Limited” are
defined uoder the section Analyses Undertaken as identified in this memorandum.

Assignment Acceptabifify: Each appraiser responding to an RFP Is charged with reviewing the proposed
scope of work and advising if they believe additional work would be required and suggesting a revised
scope of work if deemed appropriate. In determining whether this proposed scope of work is acceptable,
the appraiser must ensore that it wowld meet or exceed:

« The expectations of parties who are regularly intended users of similar assignments (e.g. other
financial institutions),

s What a peer’s actions waould be in performing the same or similar assignment.

Once the appraiser und Sovereign Bank agree on an acceptable scope of work, and terms for an assignment,
the assignment will be awarded, Should information be abtained during the course of the assignment that
sugpests the scope of work needs to be revised for credible results, please immediately comrunicate with
the Sovereign Bank Real Estate Appraisal Unit.

Analyses Undertaken: Presently, Sovereign Bank will continue to use the labels “Complete™ and Limited™.
The appraisal request and engagement will set forth these labels to provide minimum standards and
guidance for scope of work determination. Complete and Timited Appraisals are defined as follows:
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¢ Complete Appraisal — A Complete Appraisal is expected to include all three approaches to value,
Le,, sales comparison, income and cost, unless the approach is not applicable or is not reliable.
The appraiser’s rationale for omitting an approach must be explained in the appraisal report.

* Limited Appraisal — A Limited Appraisal is expected to rely on the single most applicable and
reliable of the three valuation approaches, i.e., sales comparison, income, and cost.

If the above defined assignment conditions do not allow the development of credible assignment
results, the appraiser must determine the appropriate scope work and discuss the determined
changes with a professional staff member of the Sovereign Bank Real Estate Appraisal Department.

Reporting: UUSPAP Standard 2 related to reporting remains unchanged by the Scope of Work Rule. The
report formars for Restricted, Summiary, and Self-Contained remain in effect. Sovereign Bank will specify
the expected level of reporting for a particular assignment during the request for proposal. Regardless of
format, the report must comtain sufficient information to allow the uscr to understand the scope of work
performed.  This may include disclosure of work that was not performed if it may otherwise appear
relevant. Unless otherwise specifically instructed, Sovereign Bank will contirue to expect a high level of
dus diligence to be undertaken in researching daia for any particular assignment. Qur expectation remains
the appraiser will complete research and analysis neeessary to produce the most current and relevant data
available for the assignmenl. The geographic extent of such research should be consistent with the
Investment market in which the subject property competes,
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ADDRESS:

BUSINESS:

LICENSE:

SERVICE AREA:

EXPERIENCE:

EDUCATION:

Columbia Bank

Sovereign Bank
Susquehanna Bank

First Unitcd Bank and Trust

DANIEL J. McVICKER
QUALIFICATIONS

William (. Bowen, Inc.

Real Estate Appraisers and Consultants

13622 Pennsylvania Avenue

Hagerstown, Maryland 21742-2337

301-797-8770 + 301-416-7242 » 301-416-7413 - Fax
williambowen @msn.com - Email
www.williamgbowenine.com - Web Site

52-1401971 - Federal 1.D). Number

William G. Bowen, Ine. is a full service appraisal firm with cight full-time
appraisers (two FHA approved), performing 1,000 + residential and 100 +
commercial, USPAP compliant appraisals annually.

MD Certifled General # 04-11729

Frederick and Washington Counties, Maryvland
Berkeley and Jefferson Counlies, West Virginia
Franklin County, Pennsylvania

Appraisal of Residential, Commereial, Industrial, Farms, Subdivisions, Fair Market
Rental Studies, etc.

Associated with William G. Bowen, MAI since July, 2002

Shepherd College - Shepherdstown, West Virginia
B.A. - Education, May 1991
APPRAISAL INSTITUTE
I-110  Appraisal Principals (2002)
1-120  Appraisal Procedures (2002}
1-410  Standards of Professional Praciice, Part A (USPAFP) (2002}
I-310 Basic Income Capitalization {2003)
1-32G General Applications (2004)
McRISSOCK CONTINUING EDUCATION
National USPAP Update 2006, 2008
Mortgage Fraud (2008)
Appraising in a Changing Market (2009)
Miscellaneous L:ducation Providers
Small Residential Income Properties (2005) HCC
Understanding the Relocation Appraisal (2006) MAA
Property Inspection Techniques [2006) MAA
The Sale of Real Listate at Auction (2007) MAA
Unique Property Appraisal (2007) MAA
The Expert Witness (2007) MAA
Reuntal Property Code Compliance {A) (2007) MREC

CLIENTS SERVED

Individuals and Attorncys

LENDERS AND BUSINESSES

Bulldog Federal Credit Union
NC Bank

M&T Bank

Orrstown Bank



ADDRESS:

BUSINESS:

CERTIFICATION:

MEMEER:

QUALIFIED WITNESS:

SERVICE AREA:

EXPERIENCE:

WILLIAM G. BOWEN, MAI
QUALIFICATIONS

President, William G. Bowern, Inc.

Real Estate Appraisars and Consultants

13622 Pennsylvania Avenue

Hagerstown, Marvland 21742-2337

301-797-8770 » 301-416-7242 « 301-416-7413 - Fax
willlambowen@msn.com - Email
www.williamgboweninc.com - Web Site
52-1401971 - Federal 1.D. Number

William G. Bowen, Inc. is a full service appraisal firm with nine full-time
appraisers (three FHA approved), performing 1,000 + residential and 100 +
commercial, FSPAP compliant appraisals annually.

Certified General Real Estats Appraiser

Maryland 04-001
Tennsylvania GA-000613-L
West Virginia a70

Appraisal Institute, MAT (1988), # 7826
1990-1995 Chairman of the MD Real Estate Appraisers Commission
Metropolitan Regional [nformation Systems

TUnited States Lederal Court Baltimore District

United States Federal Court Northern District of West Virginia
United States Bankruptey Court for District of MD
Frederick County, Maryland Circuit Court

I'rederick County, Maryland Board of Property Review
Frederick County. Virginia Circuit Court

Washington County, Maryland Circuit Court

Washington County, Maryland Board of Property Review
Washington County, MD Planning & Zoning Commission
Berkeley Counnty, West Virginia Circuit Court

Jefferson County, West Virginia Circuit Court

Franklin County, Pennsylvania, Common Pleas

Frederick and Washington Counties, Maryland
Berkeley and Jefferson Counties, West Virginia
Iranklin County, Pennsylvania

38 Years in appraising all types of properties; Residential, Commercial, Industrial,
Farms, Subdivisions and special use properties. Inferests appraised include Fee;
Leascd Fee; Leaseheld; Partial Takings; Agricultural Preservation, histerical,
scenic, facade, upen space, protective, and flowage casements; Avigation, Highway
Easements; Surface and subsurface Rights; Rights-of-Way; etc, Otherassignments
include Fair Market Rental Studies, Real Estate Studies, Planning Reparts, Highest
and Best Use Analyses, Feasibility Studies, Partial Interest Discounts, etc.
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SEMINAR SPEAKER:

EDUCATION
AND TRAINING:

The Appraisal Subcommiitee of the Federal Financial
Institutions Examinations Council

Appraisal Foundation

Appraisal Qualifications Board

Appraisal Standards Board

Maryland Institute of Continuing Professional
Education of Lawyers, Inc.; ete,

APPRAISAL INSTITUTE
1-A  Appraisal Principals and Methods (1972)
1-B Capitalization Theory & Techniques (1973)
2 Urban Properties (1974)
Narrative Report Seminar (1976)
R-2  Bxamination (1976)
201  Income Property Appraising (1979)
202  Income Property Yaluation (1985)
IB-A Capitalization Theory & Techniques (1986)
1B-B Capitalization Theory & Technigues (1936)
2-1 Case Studies in Real Estate Valuation (1986)
22 Valuation Analysis and Report Writing {1586}
1A-1 Real Bstate Appraisal Principles (1987)
1A-2  Basic Valuation Procedures (1987)
2-3 Standards of Professional Practice (1987)
] Real Estate Investment Analysis (1957)
10 Market Analysis (1987)
Comprehensive Examination {1988)
Industrial Valuation (1990)
Litigation Valuation (1992}
Real Estate Due Diligence (1992)
Rates, Ratios & Reasonableness (1992)
FIRREA Compliance/Differences Between
"The Appraisal of Real Estate" (1992)
Other Considerations & Misconceptions in the
Appraizal Process (1992)
410 Standards of Professional Practice, Part A (1993, 1997)
Subdivision Analysis (1994)
420N Standards of Professional Practice, Part B (1997, 2003)
SEG20 Sales Comparison Valuation of Small, Mixed-Use Properties (159%9)
The Master Class (1999)
The Appraiser as Expert Witness (1995)
Commercial Development & Market Update (1996)
Real Estate Capital Sources (1997)
Factors Considered When Developing a Theme Restaurant {1999)
ML Residendal Seminar {2000)
Real Estate Value Cycles (2001)
400N National USPAP Updatc (2003) (2005)
The Appraiser s Expert Witness (1995)
Commercial Development & Market Update (1996)
Real Estate Capital Sources: Best Alternatives (1997)
Factors Considered When Developing a Theme Restaurant (1999)
MD Residential Seminar (2000)
R30244 Asset Valuation (2007)
R-31822 Trend Watch (2008)
685 Partial Interest Valuation (2009)

FAEN
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Education and
Training (Cont’d) Real Estatz Value Cycles (2001)

Analyzing Operating Expenses (2001)

Business Practices and Ethics (2003}

Residential Trend Watch Seminar (2006}

Residential Trends Watch (2006)

Evaluating Commercial Construction {2006)

Evaluation Residential Construction (2008)

Analyzing Distressed Real Estate (2006)

Miscellaneous Educational Providers
Fair Housing and Licensing Law (Semi-Annually)
Inspecting Building Foundations for Appraisers (1994)
Types of Surveys (1994)
Environmental Risk and Due Diligence (1994}
Qverview of Bill 760 - Lead Paint Remediation in the State of
Maryland (1993)
USPAP Revistons, Departure Provision (1994)
National Flood Insurance Reform Act of 1994
Floed Insurance Update (1995)
MRIS Applications (1996)
Participated in various Real Estate and Appraisal Seminars
Deferred Exchanges and Capital Gains (1996)
Practice of Appraising (1996)
Real Estate Ethics {Semi-Annually)
Professional and Technical Compliance with USPAP I {1997}
Understanding Bankruptcy, Foreclosure (1995)
The Appraiser as Expert Witness (1995)
Buyer’s Agency {1995)
Legal Updates (1993, 1997, 1999, 2001, 2003)
Environmental Considerations (1995)
Commercial and Industrial Real Estate Markets (1996)
Pennsylvania State Mandated Course (1997, 1999, 2001, 2003, 2005, 2007)
Uniform Standards Professional Appraisal Practice (2001, 2002,2003,2005,2007,
2008, 2010)
Residential Construction (2003)
Appraising (Oddbails (2003)
New Fannie Mae Forrs (2005)
Intro, To Commercial Real Bstate (2006)
Predatory Lending (2007)
The Cost Approach (2007)
Expert Witness (2008)
Appraising in a Changing Market (2009)

CLIENTS SERVED

Individuals and Attorneys; various Federal, State, County and City Agencies; Local, Regional, and
National Lenders and Businesses; various Relocation Companies, etc.
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Steven M. Michael Tower Bank {301) 393-8595
Timothy Henry, CEQ Centra Bank {301) 667-0067
David A. Barrett, President Bulldog Federal Credit Union (301) 797-6318
Brian M. Holly, MAI, Review Appraiser  U.S. Department of Justice {202) 305-0296
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