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Kr. Barl Hilliard
Attornay at Law

THIWELL ASSOCIATES

March 3, 1987 @

1503 BEh Avenue MHorth
Birmingham, Alabama 35203

Dear Mr. Hl}lliard:

Hilliard Building
Propoeed Repovabion
1612-1614 3rd Avenue Horckh
Birmingham, Alabamg 35203

AL Yyour request, ap inspection and appyeizal bave been compleked on  the
abovye referenced propercky. The purpoge of the appraizal wae to esztimake

Lthe market valoe of

the propecty subjeck Lo renovation az an office

building aceerding te plans and aspecificaktions made an addendum to tlhe
teport. A definition of macket valuee and legal description are preszentad
Wwithln the attached report,

In wvaluing

Ehe propecty, consideraktion wag given bo bhe three traditiona}

appralieal methods, f.2., the Reproduction Cosk, Income cCapitalization,
and fales Comparison Approichee to value,

Baaased oQn

avallabie dakaz and subSequent analyeiz, the propeeky has an

indicated market walue, subjeckt to renovation, a5 of Janoacy 29, 1987, of:

RPivwided so:

THR HUNDRER SIXTY THOUSAHD HILLARS

tizsu,nunj

Land 43,0060
ImproVemantz 211,000
Tokal 260,008 +

The attached report iz submitted in support of thi= conclusion.

KTk

Enclomuyre

Very truly yoors,

r%fmie Tidwell, MAL, SREA

EXHIBIT
43



Proparby Addressr

Lagal Description:

Ownec's Hame and dddecss:

cubject Salws History:

Tax_ Assescpent:

Bregent Zoning:

Highost and Best Uas:

Late of ¥alue:

*Indicaked Market Yalues

* Subject ko completion

horebn,

b — s LONNIE TITY'WELL, MAi, SRIPA

SEECHTIVE SRMMARY

Hilliard Boilding

1p12«1614 3Ird Avenue Horkh
Birmingham, AL 3153203

Lot 1%, Block TO, Birmingham Suevey
Earl F. EHilliard, akttocney

1805 Ekh Avenue Horkh

Birmingham, Alsbama 35203

William Parker ko Earl F. Hilliard
Price £125,000 (ehi §118,500)

Tate 8521786r Recorded EV 29?1;
Pg. Z2I6

parcel r.D. £ 22-26-2-4)1-9

Land £35, 000
Improvement= 255820
Total 60,880 (as  is

before renovation)

B=4, Gencral Business Diskrict

Office or Retall uae.

Jaouary 29, 1987

$£260,000

Divided as: Laad % 49,000
Improvements _ 211,080

Tokai $260,000

according to plans and specifications attached
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DATE OF YaLDE ESTIHATE

The zubject propercty iz appralsed as of Japuary 29, 1537, being the date
cf inopection,. the appraisal is made sobject to completion of renovation
pleang and speoiflcations af made an addepdum hevets and summarized onder

Rescription of ImprovYemchnbs.

FROFERTY OWHERSHIPSTAX DATH

Tha subject is owned by:
Mt. Earl F. Hillised
Atborney at Law

1605 fth Avenue Horth
Birmingham, Alabama 35203

The propeiky is asgesseﬂ philer pagcel F22-36-2=41-%., *The Eotal prezenkt

pvalua For Eax purposes ig:

Land 35,000
Inprovements 25,000
Tobal G0,880 fag if before repovation)

A0 Valoxem Taxes: $846.23 paid 11713786

LOCATION OF SUBJECT/LEGAL DESCRIPTIOH

The bwo—sctory coomercial building is located ip the downbown busineas

digkterict of pirmingham.

1612=1G14 3rd bvehue Horth
Birmingham, AL 35203

Loks 15, Block 70
survey of Birmingham
The 1ot iz & rectanguliar shaped interior lot, wikh 50 feet along 3rd

Avenue Horth and 140 foek deep. The total land acea i 7,000 sguare feet,

= LONNIE TIDWELL, MAT, SRPA



CONTHG AND POBLIC UTILITIES

The sublject parocl is uﬁder the =zoning Jurizdiction of the Birmingham
Boning and Flanning Commlssion, uith: a3 currenkt zoning owf B-d, Cenkral
Buriness Dizerict. A1l uptilities mrea available ko bhe property. .T‘hﬂ
propesed wze a=s an office building does conferm bo property’s 2oming.
Froviszions for ofE-strest parking is not reguired onder B-4, 2o0indg,
howevrar the buyllding.owner hags an atrangemsnt for parking apaces in a iob

a short distance avway. See Exhibibs Scction Lot letker agreement.

LONNIE TIDWEETL, MAT, SRFPA




HNEIGCHROBHODND DATA

The property’'s l&catian.nn 3rd Avenie Rorkh bebween 16th and 17th  Strceets
ie on the f£fringe of the primary dawﬁtawn Birmingham tuziness distoick.
The 100% district of Jdowntown iz considered ko bhe along 30t SE%eet
hebtween 1st and 6tk  Avepues Horkk. Property valuves aonerally decrease
progresaively east and west of 20th Street. The subject reighborhocd is
eharacterigted by & mixture of land uses sBuch as older low  renkal
buildings, parking loks, elder potail boelldings, and  wocankt paccals.
Thete have been Zome  roecent  developments nearby which  have  sparred
properky sales in the neighborhood, The consktrbicbion of Alabama Power
Company s new  headguarters buwilding and the pew Pederak Cnurthauge
Building have areaked. x rather active sales market in the Arca. Fullic
records  indicake thab Alabama Power Company 15 continuing to purchaze
properkies in the area, evidenkly in anticipation o©f f{ukuye espansicd.
Approximated two blocks north of the subject at 1TEh Street and Sth
Avenuoe Heorth, & sity housing aotherfity home for elderly was  tecently
complebad. The build;ng, called Preedom Manoe, £ a4 highrise aparkment
typa structure, Kelly Indram Fark takes op &n entige city block  EWG
blocks nocth of the subject and iz a well-maintained city pack frodguonted
often by children living or going to school or church nearby. There ace
spvarsl ohurches, in the area, inecluding l6th Street Dapkist Church and

St. Paul Methodizk Church, across the streck from the sgubject.

There are a pumbar of small office and commercial buoildings Lbeing
renaovated in thisz acega of downtown as= =shown by the  neighboarhood
phokogeaphs in the Exhibits Secbion. Overall, the aobjest neighborbood
appears to be in the gevitalization stage of developineht and shows  some

very positive zigns of support Cor the subject.

= LONNIE TIRDWELL, MAL SREI'A




HEICHEORHOOD DATA {con'k]

The transition from old bto new will most Likely continue at & slow pace
with Ethe eost interescked parkbies being the agovernment or corpozate
sectors which already have a sSizable inveaknent in noarly  propertles.
The ity of Birmiﬂgham has been purchazing propacty in Ehe nelighborhood
for aeveral ye;:s; apparently anticipating a revitalization of thiz area
of town. Therefore, the future of propecky wvalwas in the subject

neighborhood appear to be increasing.

]

LONNIE TTDWELL, MAI, SRPA = e =



SITE DATA

'i'he site i5 a level 50' x 140* foot lot combaining 7,000 =3g.ft. of land
area. Tia inkerior lob Fronks LLFty Leet on Third Avenue dorth and £iEty
feek alung a rear alleyway. The onite i level and improved with A
Ewo~story masonry building thakt is currently vacanE. The building covers
the enkire lok area, therefore ng gffztreet packing area iz fearible on
the =ite, There is a large public parkxing lok lgcated one hundred fegk

gazk of the subject at the corner of 3¢d Avenue Horth and I17th Frceet,

Building=s on bobh aidez of Yhe zubject appear bo have been renovated and

are prezently ocoupied. BuEinessezs on eibther =ide of the =ubject include

a prinker, oreview cglqr buzincse, leakher ehop, and community blood

plaama sEervice. Acrosz2  the stgeeb are bwo renovakbed bueildings occupied
by a zecurity gervlce company and optical business. The scehject =skreek

has 4 good appearance and fhows signs of revitalizakion.

Al public whilities are availeble and connecksd Lo the Eite, Mupicipal
aervices such as police and fire prolection are peovided by Ethe .«\:It:.r a1
Blrmingliam. Tnder the propecky's zoning of B-d4, General Business
Dietrick, mozk types oF offlice @ repta) upae=s are allowed with no

oEf-sbreet parking roguired.

LONNIE TIDWELL, MAIL SREPA
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HEIGHEST AND DEST USE

The highe=zt and best use, of thakt which presents | the highest return to
the lahd site, a5 1F vagank, 1% felb 1o be for office or rebazil usage asg
zonaed., Thiz conclusisn is baged onr the surrounding land wses, cur}ent
B=4 2Zoning 4and the teeds and demands evident within the area. voe to kthe
complexities of a Eeasibility analysis, the exact highest and beat use of
the site i3 beyond ., the =cope of the appraizsal aszignment, However, an
inspection of the building ipdicates khak the =etructure 1z zoupnd  wikh
grpd  hardwood fL[locrz and cgpamental ceilings which would <conkribute to a
desirable oFfice environment when renovated. A artangement with &
neatrby parking lok, as well as zigned leases For bhe second fleor oF  bhe
building, ali support & highest and  best  use determination as foéce

HEFJE .

= LONNIE TIDWELL, MAE, SEPA =
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PINPOSE OF APPRAISAL

Thi= appraisal 1z made for khe purpose of estimating o Fait marcket
wvalue of the properties Jdescribed herein with this value being in
fee simple upenoumhered title and being aobjeck to easemenks and

reskrickions of public record.

The kerm "Marckaet Valoue® g2 Jefiped e the Federal #ome Lozan Bank

Board's BE-d1C Memorandin ag:

"The mosk probable price which 4 property should

bring in & Qompetitive and opon markek under all

conditiona reguisgite ko a fair =ale, Lhe bayer

and seller, each acting prodently, knowlegdeably

and assuming the price ie not affected by undue

shimolug. "
Implicit im this definitien iz the consummation of a sale az of a
specified Jdabc and the pasaing of {itle from aeller Eo buyer under

conditione wh&rebyf

a. buver and seller arc typically mollvated;

. both  parties  ake well informed or well
advised, and each acting in what he
considers his owh best inkerest;

Ca a reasopmabkle time is allowved for oiposure in

tﬁe opert macket

we—— LONNIE TIDWELL, MAI, SRPA
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PURPOSE OF APPRATEAL (ron'tl

<

payment 15 made Ain teems ofF cash in ULE.
dellars . or in Eatme ok finanzial
arcangeqents compatable theretor and

tha price - represcnks the hormal
coasideration for tha oroperty  sold
unaffected by special or creative Eipancing
Y sales COnCcess ions granted BY  ayone

aasnooidated wikh Ehe sala.

LONNIE TIDWELL, MAI, SEPA




LARD VALUE -~ SALEES COMEARISOHN

The subjeck land site ié valued by the asales compariacn  aporeach
using Lhe price per square ‘Foot az a unit of COMpALLatn,
Consideration 1z given b0 sales in the subject area with =imilar
zonind  and potenkfial usage &g the sobject site.  Adjustments are

made for time of gale, 1locatien, and copditfon of sale, if

applicable.

1. Baccel k: 22n35=l=lf=2
Street 7 #: gth avenite Rorkth
Tvpe and Zone: Vacanb/M-1
Date oF Bale: _ 1Y 1e 62
sale Amount: . -%10,000
G:r_:a_ntﬁr,fﬁ&: bolphus B. Mibtchell to Alabaoa Powsr Co.
Legal Bes=c: Black 42, Lot 4
Size Lot r S,M00 SF
Tred  Book: oV 2430, B. 576
Frige/EF: £2.00

= = = LONNIE TIDWELL, MAI, SRPA =




LAND VALUE - SALES COMPRRISON (con't)

2. Street 7 §:
Type and Zone:
Date of Sale:
Sale Amodnt:
‘Grankorfen:
Siza/Lok:

Dead /Book =

erlce/EF:

3. Parcel |:
Ekreet / #:
I¥pe and Zone:
Dake oE Bale;
Eale Amoutt:
Granter foe:
Elze/Tob:
Leed/ Book:

Price/5P:

Beh Averve Horth bebWween 14th 8 :5th st,
Vacant M=1

4,30 24

¥150, 000

Iron & Steel Credik bUnfon to Jim Burke
43,000 S

Ry 2458, p. 47

$3.49

27-35-1-16-3

1421 &Eh Avepue Horth

Tacank H-)

FB2

F4Z,000

Birmingham Realty to Alabama Powet
.'lgpﬂﬂﬂ cr

Ry 424, P. 854

2.20

10}

LONNIE TIDWELL, MAI, SEFA




LAHD VALGE - SALES COMPARISON (oon'bl

Farcel §:

Type and Zone;

bate of Fale:
Z2ale Amcunmk:
Grantorfee:
Sige/Lok:
Deod /Books

Prioe/5F:

Parecl #:

Street S ¥

Typae and 2one:

Dake of Sale:
£ale Amourk:
Grantor fee:
Lenal De=zc:
Size/Lok:
Deed/Bovk:

Price/3F:

22-35-1~16-4

Yacant M-1

BS21/84

$14,000

Sam Grambrong to Jim Purke, Je.
4,750 EF

RY 2560, P, 965

$2.95

FE-35-I-16-9

313 l4rh Seveat North

YVacant/ M=1

5412/83

£55, 000

Nozambigue Inc, to Jim Burke Bulick
lots 12 = 16, Block 42

13,000 5F

RV 233, P. 252

$4.47

LONNIE TIDWELL, MAI, SRFPA
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LAWD VALUE — SALES COHPARTSOH {con'b)

.

T,

Parecl #:
Streslt f F:
Type and Jona:
Date of Sple:
$ale amounk:
Grantor/oe:
Legal Desa:
Size/Lot:

NesE Book:

Price/5F:

Parcel {:
Steeat S 4:
Type and Zone:
Late of Szle:
Eale Amounk:
Cramkbor ee:
Sire/Lot:

Paed /Book :

Price/3F:

22=35-£=10-4

1207 5th avenne Morkh

Vacant m-1

/4,84

$160, B0

T.H. Chichester bo Alabama Power Co.
Lotz 17 and 18, Block 254

159,044 5F

RV 2471, D, R4E

§5.26

22-35-3-43=1

62} 3rd Avenue HW

Yacant M-1

717484

$55,000

Alligon Qil Co. to Joe C. Vickers
30,845 5F

BV 2548, P. 702

£1.78

12
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LAWND WALUE - JALES COMPARISON

B. Patcel §:
Sbreest [/ f:
TYpr aid 2one;
Dakte of Sale:
Sale Amounk:
Granktor fue:
Sizme/Lot:

Deed Bopl

Prices5F;

9. Parcel |I:
BEreet / #:
Type and Zones
ke &f Sale:
fale amounkr
Granktor fes;
Size/Lot:
Deed /Book :

PricefSF:

22-35-1-35-7

il1l Tt Avenue WoTEQ

Vacant/M=1

6FlasEA

$31,500

Sk, James Bapkist Chutch ko Alsbama Foweg
9,500 EF

vy 2529, F. BOT

$3.32

©2d=35-1-35-2

1117 7th Avenue Hopth

Wacantb/H-1

0084

$zn,nuﬂ

Ruth Drewdell ko Alabama Powel Co.
4,750 EF

EY 2484, p. 484

a1

LORNIE TIDWELL, MAI, SRFPA
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LAND VALUE - SALES COMPARISOH

L. Paroel $#:
Styreet / §:
Type and Zohes
Dake of Saler
Sale Amoumk:
Grantor fee:
Legal Lescr
Bize/Tpk:
Deed /Book :

- PricesS8F:

11, Pareel #:
Frreek S f:
Type and Zohe:
Date of =ale:
Eala Amdunt:
Grantorsfen:
Size/Lok:
Deod /Book =

Prige/Sp:

22=3=2=43=F
1>24 3rd Avenus Horkh
Vacant fi-1

1733/84

" §49,000

Acllonald e=tal ko ity of Birmingham
Lotz I8 - 20, Rlack &9

14,000 88

RV 2452, F. b6

£3,50

22-35-2-0-1

110} Bth Avenoe Hortk

Vacant =1

B LE

$32,500

Euganne Qliwer Vanhk te Leton 5. Shelton
19,500 gF

EY 3357, P. 557

1. 59

14
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LAaRD VALUE - SALEE COHPARISOH

1z.

13,

Farcel {: 22u3R_]_26-2

Sbreet S ke Eth Avenue MHocgth

Tvpe and IZone: Vasank M=1

Late of Sale: 5/les/83

Sale AmDURE! " £655,000

Grantor/oer Caldwell Foundry & Conavay to AL Power

Legqal Teec. Lotz 1 - 24, Bloak 41

FizesLok: 152,000 SF

beed/Book * RV 2332, P, 937

Price/sF: © §a,31

rarcel f: 22-3p-3-}g-n

Skreckt S §: 2nd mrenue Morth

T¥Ee and Ione: Yacant /M-1

bate of sale: 7/10/E5

Sal=s Amounk: £25, 000

Crankor/fees: Ftober &  Sessions te Drother  Bryan
Mission

Legal Desc: W l/2 Lot 16, Block 89

Eizef}nt: 3,560 EF

Desd fBook & RV 2538, P. 10i-108

Erice/SF: $7.14

= LONNIE TIDWELL, MAI, SEPA
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LANED VALUE = SHLES COMEARISON [don't)

Sales Sunmary and Adjustments:

Sale Land
Ho.  Date Size Price/5F  Time
£ 11/83 ROCD 2P 2.80 +154%
3 4,/84 13000 SF 3.49 +13%
3 178} 19200 SF 2,30 +20%
4 8784 4750 5F 1,95 +12%
5 BB L9000 SF 4,47 5%
£ 3784 1900Q SF  E.2% 4%
7 /84 30845 SF 1,78 +12%
8 /84 9L{D sF 3,32 +13%
¢ 3/84 4750 SF 4,21 +14%
L0 1784 14000 SF 3,50 +15%
11 7783 iﬂEﬂU ZF 1.650 +17%
12 5782 152000 SPl 1.31 +1H%
13 Tred 2504 SF Teld +12%
Time L time increase

saleg prices form 1707
gr850. The Ingreaze
teFleck the actlwve market
improved .ecunnmic

area geal egkate magket az reflected by land

gales dats.

|

Adjusfments

Loeation  Cond.
+10% -0-
+20% -1-
+20% -r-
+20% ==
+20% -0-
+30% -50%
+110% -1-
+60% -41-
+60% -1-
+10% -0-
+EQ% -0-
+a0% 0=
= - =[] =

of 5% por yoar is applied to

conpditionsa

ko datke of

iz falk to

in

= LONNIE TIDWELL, MAI, SEFPA =

affeckipg

Adjuated
Price/5F
2.70

3.83
F.1T
.0
2.95
.74

T+33

appralgal
reazonzably

area and

Ele

13




EARD YALUE — SALES COMPARISON (con't)

-

Location: gince land values Eypigally Jdescease bo the
west  of the subjoct (toward I-653) and
incraase to the east of the subject  (teward
downtown) bEthe sales are adjuskted by +10% for
Eacﬂ block wegtk and -30% for each block east
0f  the szubject =zite.This trend is evidenb by

numerouz land sales within Rhe marckek.

Salez Summatry z2nd Adjuztmenks:

foendibion of Sale: Saléa $6 was considerably above the macket
due bo wlobttage wvalue to Alalema Powetr Co.

land azsemblage.

Final value Anzlysi=:

The adjusted sales indicate an overall adjusted price range of

$2.70 %o £B.00 por square foobk., Ik is neted thab the majority of

sales Eall within the £5.00 to £7.00 per sgeare foob  range, whioh

Bppoars B0 reprasent Ehe ocuceent market valuae for land in the
subjeckt area. The subjeck being located 3rd Avenue Horth would
have & walue at the upper end of the range. Eased on the above

eales and subséquent analysi=, a value of £7.00 per sauare foobk of

land area appeats b2 be a creasonable reflection 2f the market Eor

the subjesE land.

Land valee- 7,000 §.F. @ §7/5F w 849,400

o LONNIE TIDWELL, MAI, SKRI’A



DESCRIFTICH OF IMPROVEMEHTS

pekallizs of the subject huilding_anﬂ rep&vatiﬂn plans are preaented
by Ehe blue prints and specifications &8 prepazed by The Owens and
Woods Pazepeccship, P.C., Archibests, identified a= the "Renovation
of the Hilllard Building®, dated Octebar %, 1968. These plaps are
pade sn Addendum to this repert and the value «estipated herein iz

made subiject ko the complekion of construcktion az deszaribed.
A dezcripbtion sumpary iz presented as follows:

Pregent Buildipg Condition: The subdeck building measttres S0 X

140 ® 2 Floors Ear 5 totel of 14,000+ sguare  faet. Copstruction
iz brick with a buiit—up tar and gravel f£lat roof. Inkepior walls
are sheetrock or plaster Wikh hatdwoed floors and  high ornamental
cellings. The bullding is divided in equal halves Wwikll peperate
eakrances on the ground floor. bhosording w0 public gegords the
abtruckyre was built arcund 19400, Although vacant now, & =2ign in
front rafds H.J. Spark's Mercantile Company which WA appacenkbly
the last tensnk. The LDuilding appears Eo be very 541id and in
amazingly good conditton for itz age exeept for a ladk  of
cleaning. There are twe hon-worklng Erveight elevabtors in Lhe
bieiiding &= well as Eour~2 fixture restrooms [twe upftwo down).
Fotlr  gas heating unitz service the building with ne central heat

&r air.

15
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DESCRIEBTION OF IAPROVEMEMNTS {con't)

Fippesed Renovation [Pescriptien:  Flans and apecificationa by

owans and Woods Architecks indicate that bhe Eront and rearc of Lthe
byllding will be  compleboely renpvated inriuding  redesigned
‘windows, doora, and ornancntal columpa. The interior right
ana-half of rhe ground floor <ontaining 3500 aguare feet will be
renovaked az offices.  Other area of the building (10,500 sq.£t.0
will be leased out 25 a "shell®™ with Ehe tenants Einishiong the
&reds ak their expense. The entice building will e roviced and
central heat and  air conditioning  installed. The old feeight
elevators will b&_ temoved, therefore accezs to second floor will
bz by two year interier stalrways. The appraiser questions
whether  the  local tnilding oode will allow access to the second
Floor by rear stairway oply. Tt is the appraiser's understanding
that szecond floor office zpade must have a zeperakte enktrance Lo
Lhe oiksjde Foyer of Ehe bullding. However, £ince Ehe sSegond
Elogr s being left as & shel)l and given wery libtle consideration
in the wvaluation analyzls, this construckios detail iz not
gignificant tegarding this appraizal. The building's deslan would
pazily accommodakbe a Eront staitway bto the second £loor in what i3
now & meszanine Ared. confirmakion with the ity beilding
inspection and re-design of the plans woukd be requi?ed prior ko
placing any signifigant wvaluc conkteilution to the second Eloor of

the subject building.

oyerall the beilding appesrs o be well =uoited  far  offfice
aonvers ion. The plans and specifications as rcferenced appear b2
be feasible for khis indtial stage of rencovaking the building,

subject o compliance wikh local codes.
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REERQODUCTION COST AFTROACH T3 VALUE

Thiz valuation approach i3 nok considered a primary method for the
appraisal of older bkueildinas, ‘however  with building repovations
guch as  the sebjeck Ehis aporgach Aoeg offer a2 measure  of
feasibilty. The estimated buailding cogt, less acaried
depreciation, is added to the 1and vailve. Reptoduckion figuies
werge obtained from the Marshall Valuaktion aservice wunder averads
clagzs ©C office building as well as ackual cost estimates provided
by the zobiect Lullding conkractor as  prescnted  in the Exhibits
Seabtlon. accrued depreciation iz bhazed on  the ageslife method
with an effective aoe estimated &t 10 years after rencvation, Wwith
a remaining life oF 4n vears, ipndicating 20% physical
deteriaration. Punctional ohzolezcence is based on $2B per  =4g9.0t.
finighing woost of the orevicowsly disenssed wnfinished integicr of
the building <containinog 10,500 Square feck. e SC0RomiT
obsoloegoence nobad. alzo, deducted from copstquction cost ney is
the cogt of demolibtion and romoval of 014 mabteriales relaked o
repovation. This amnouat i estimated a5  $20,000 in additional

constructiaon Qost as estimated by observaticnm.

The walue by Cost bpproach ls caloculated on the following page.

= LONNIE TIDWELL, MAI, SKFA =
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COST APFROACH  {oon'tl

Finishing Building 14,000 SF & $40/5F » $560, 000

Lese Depfecigbion:

Fhyzical bDeterioration {20%)} 112,080
Fanctional Obeplescenee (10,500 SF @ $20/5F) 218,000
Econonic Gbzolescence .

Total Depreciation {33z2,a00}
Sub-total Depreciated Cost of Improvements $233,Eml:l
Legs:, bemeliticon related ko Rencvation (20,000)
Total Depreciated Cost of Improvements $218,000 :
Pius: Land vValoae as Estimoted 49  D0E
Yalwe by Cost Approach f?ﬁ?;ﬂﬂﬂ
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INCOME CAPTTALIZATION APEROACH . h

Thiz waluatkion mebhod .is conslidered ko b Ehe beal reflecktion ofF market
value for income produecing offlce .huildings such az the oubject. The
grosa renkal ipceme 15 gskbimabed from comparable office bBuilding rentals
and iz reduced by esbimated operabing eXper%ses Lo arrive at a Het

cperabing Insome (HO0I). The H.0.I. i3 capitalized inko value by uge of

an appropriake capitalizaktion rcake which represeats ourrent debt and
cguity rakes available in the markek, Comparable rental income and
aXecnse  data are presenkted in the Exhibitz Zeckion. Two executed leases
ara alse presenkted in the Exhibits Secktion shoWing Ethe sobject secend
EFlonr renkal at $3.43 per sgquare foot unEinished. However, due bg Ehe
relationship between the Ilegzor and leasee, theae leases wete Feg i
aons idarad direct reflections of markek renk and onoly the ground Floor iz
conaldered peadlly leasable after ropovakbion (oo discussion tnder
Improvemenk Bection) . Expenges are icemized bazed on expenses  of
aamparable buildiﬁgs with the overall operaking expense améunt of $2.ED

ey 2quatre fook af around Floor lossable area.

Caleculationz of the Income Approach are presented aon the Lollewing page:

21
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THEOME APVPROAMH [eon'Eld . H

Calcuelations by Incomer

Estimated Gross Income: Grognd Plecr Finished 3500 5F € $9.50 = § 33,350
Ground Floor Unfinished 3500 5F @ £5 = 17,500
2nd Ploocr Unfiniched TORO SF HS A
Sub=total £ 50,750
Estimated Yacancy and Credit Lozg (10%) [5,075)
Effective Gross Income £ 45,475
Less: Oparating Expenses
Nanagemant (Z%} 2,204
Taxez {sat.) - £:800
Insuranée 1,500
Utilikies T,.000
Janitariall 3,600
Mizcellansous & Supplics _A.400
Tetal Expendes (18, 5E4)
Het Operating Income [(H.0.I.] $ 26,091
ftapitalizalkion:
wor $26,001 - .1012% = $257,416
*'value.by Incoze Approach  (Reunded) iEEB.Uﬂﬂ

* See following page for basis of Capitalizabion rate.
**  PByubject to cenovatlon as shoWn by plans and specificaticns made an

Aqdendum heretnt
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THCOME APPROACH  (oon't)

EBazis for Capitnlizatign Rate:

A capitalizatbion eabte reflective of current market fiooancing and eguity
requiremente 1= begk developad by the Band of Investment method. Under
this method a <ash bo seller bransackion is assumed with the purchaser
chbtaining a conventional morbgage 1oan ot the prevailing market Eerme.
The rate of roturn on any cath requirement paid by the puichaser aove
the 1loan amcunt is based on competitive alkegnate investrmonkbs. Atk Ehe

date of awpraisal commersial lenders were guoting terms azs Follows:

I0e . Loan to Value Ratio
2% Yoars ' Hoenbhly Amoctization /3 wvear call
10s Fixed Interesb Rate

L1030 Annuzl Conztant (monthly payments)

The equity dividend rake of gTetyrn on cash onklay is reflective of Ehe
risk involved in an office building investment as= comparsed Eo & Tsafe”
tate of return in alternate inveatments =such az 0,5. Treasury MHokes of
Brnds. Eince bthe available "zafe”™ rakesz are curcently 5% Eo 5.5% on five
Yedr maturities, an equiby divldend rate of T% appears bto be reasonable

for the =zubject copzidecxing the addiktional risk invelved.
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INCOME RPERIACH {con'e)

*

Basis for Capitalization Bate ({con't])

conzidering the market rates a5 Jdiscusaed the Eallowing Dand
Investment caloulation is applied For an gverall capikalizakion rato:
Eoalh te Walue Ratio B0 = 1050 Copstank = 082
Eguity Investment 200 x LT EDR = L0148

Overall Capltalization Rats 1012 or 10.12%

= = LONNIE TIDWELL, MAI, SEFA = -
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SALES COHFARTSON APPROACH TO VWALUE

A the Lthird valuaticn approach consideration 1z given ko zmall downtown
office huilding =ales. Although there have been wvery Liktle office
renovakion in the immediake sebject area, the =alesz pregented " are
intended to offer a fefetenve point Erom which to judge Ehe subjeck.
Adjustmenkts For differences inp location, time of sale, and condition of

the building as compared to the zubjeck were copsideged,

bBownktown building sales are presented 4in  the Exhibits Section with a

guEmary as Eollows:

Price/3F hdjustmenka Adjuzted
Sale Dats Ground Floeor Yima Cond  Looc. Price/EF
| 1 /85 25.71 F104% +50% =20% 5. 80
& 485 21.43 +L0F% +E(% -20% ¥z2.15
K/ 3/45 £7.58 +10% +50% -21% dB.61
q 6/84 35.41 + 20 -6-  -20% 4005
3

4,84 at.m +70% —f— —-20% 37.7T0

Adjustments for éime are Lkased on a2 +5% per yeay valiae [horonse s
reflected in market zales and ackivity. Condition adjioatment=s conziders
Ehe subject 1in renovated condibtion af compared Lo the sbserved condition
of the sales. Location adjuztment celakod Eg land salez  analysis,

however building value changes are lese diamatic than land =3lesz.
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SALES COMBARTYZ20H APEROACH {con't)

the adjusted building szales indicate an overall value range for the

zubject of 432,15 to £40.05 per squara foot ground fleor building aiea.

Zalez Ho. 4 and 5 regulred the least adjustmant and are more compatable
to the cendition of the subject afber rencvation. Therefore, a zubject

value of £37 por souft. of grownd £loor area iz indicated By the

avai lable dakta, calenlated ass

7,000 8.P. gyround floor building area # $37/5F 3 $259, 600
Value by Eales Campari=an ﬁzse,uun

= LONNIE TIDWELL., MAIL SREFA
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RECOHCILIATION AHL FIMAL WALUE

Reproduction Cosk dpproach : EEETEGDU

Thiz appecachi is 4glven Ethe Ilgast conaldecakion duwe b0 the age 2f the
pwilding and Aiféiculty im egbtimaking accrued depreciation. Land ?Slue
wag hased on  comparable land salez and is well supporkod. Actual
constructkion <osk ofF renovation iz shown in the Drhibits Beckion ko be

approvimately 96,000 plus $10,000 Architect's fee aceording to the owner.

Income Capltalization Approach %258,900

Thiz i= the primary approach to wvalue for the subject property elnce  the
building will bLbe renovated £or office rental usage. Rencvation plane
chow the second fleor area bo be lefit unfinizhed and wikh only a zgeag
sbairWay aceess. Ppskairs walk-Uup  renkal fpace has traditionally drawn
very little demapd in downkown Birmingham thereforc  any  renktal value oF
Ehe aecond filgor 12 consjidered minimal, packlicelarxly unfinished. The
11.12% capitalizaticn rate n%ed ia reflective of corrent debt and eqoiby

rates In the cucrernk markeb.

galeg Comparlson Approach %259;ﬂﬂﬂ

Although the awailability of comparable boilding sales were few, the
sales vaed did offer a reference poinkt from which ko judge the eubjeck.
Thiz approach was basically used af a check against the wvalue by Income

Apptoacl.
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NECONCILIATION AND PIMALL WHhLOE (con'k}

Based on the avallable Aata and subsequenkt analysis: the iodicated narket
value of the sebjeclt peoperby, subject bo complcetion according bo plans

and spoecifications, &% of Janwecy 29, 1987, is:

THO HUHDRED SIXTY TEI:HJ'EP.HD DOLLARS

(&40, m00)
Divided pzs
Land . 4%, 064
IMErovemsnts 211,006
Total 260,000
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CERTIFECATLION

I ceTtify thect, to Ehe best of my-knowledge and belief, ...

1.

2.

7.

The statemegts of fack contalned in this xeport sre true and
correck,

the reported amalyges, opinlens, and concluslona are Ilmited orly
by the reported aesunptions and limiting conditioma, and are wy
peroonal, wunbiased professional analyaes, eplaiong, and
conclusions.

i have no prepent or prospective interest An the property thet is
the subject of thila report, and I have na persopal  diaterest ot
tiaz with respoot to the parties fovelved.

My cempensation 1 not contingent on an sctioa or evenk resulting
from the anelyses, oplniona, ot conclusiens in, or the uze of,
this report.

My ansiyses, oplnlons, and coneclusions were develeped, and rhis
report hag beon prepaced, in copformity wlith the reguirements of
the Code of Profeesioaal Ethilcs and the Standarvde of Peofepeional
Fraciice of Lhe Americen In=titute of Eeal Estate Appreizers.,

The vae of thia repork iz subject to the requirements of the
Amazrican Jnstitute of Real Extate Appraizers relating to review by
itg duly auvthorleced reprezentatives,

I am currently certified under the voluntary contlmulpg educaticn
program of the American Institute of Real Lstate Appraisers.

I have made & persomal dnwpeetion of the properiy that ie the
aubfect of thies report.

No one provided gignificant profepsional asplstancs to the person
signing thia report, except as noted below.

_{f ..
Ty L w0
“Tonnole Tidwell, MAT, SREA
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