AMERICAN TRUST LAND COMPANY

'l.i.i..f.f_.-tf [u.r Real ES tate Eﬂ#‘r—rﬂluinf

Telephone

Horth
£12 3rd Avenue HOC (205 224-~-7BTH

Ginnlpgham, Alabama 45203

L

December 30, 1987

Me., Hilltarcd

Abtorney at Law

1605 Bth Avenue Neorth
Birmingham, Alabama 33203

Aamerican Trust
14172=1814% 3rd Avepnuc Morth
Birmingham, Alabama 17:03

Prar Mr. Billiacd:

At your coquest, an inspection and appraisal have been completed
ol the ahove referanced property. The purpnse of the appraisal
was Eo cstimate the matket valoe of the propecty subject Eo
ronovation as an office huilding accecding teo plans and speci-

Firations made an zddendum to the repert. A definition of mar-
ver walue and legal descroiption are prosented within Lthe attached
repach.

In woluing the propecty, vonsideration was given Lo the turcee
traditivnal appraisal methods, i.e., the Beproductioco Cast,
Tneome Capitalization, and sales Conparisan Avproaches to Value.

Based on Lhe available data and subsequent analysis, the pooperly
has an indicated macket value, subject to renovalion, as of
Decembar 30, 1947, of:

5[% HUHDRED FIFTY-rOUR THOUIZAND DOLLARS

Divided as:

lLand 49, G0
Improvement = ({07, QU0
Total $5 54,000

The attached repoct iz submitted in suppoct of this conelusion.

Vary truly youts,

E%i;fﬁig éﬂ-{i;lfifgﬁf

Willie A Cazey & —

EXHIRIT
44



Property Address:

Laral Descriptian:

Owner's Mame & Addeess:

EXECUTIVE SUMMARY

Jubject Sale History:

Tax Assessment:

Fresant Zaning

Higha=t and Beskt Hse:

ate of ValHE:

American Trust
1612-1614 3rd Avenus North
Birmingham, Alabama 35203

Lot 15, Bleek 70, Bitmiagham Survey

Earl F. Hilliard, Attorney
1E0S Eth Avenue Nocth
Birmingham Alabama 35203

William Parker to Earl F. Hilliacd
Frice $125,000 (PMM $1I8,500)
ODate: &/21/86; Recorded RV 2371,
Fg. 226

Parcel T.D. # 22-26-2-=41=9

Land $35,000
Tmpravemncets 25,880
Toral $640, 880

{az is hefure renavation)

R=d, Genecal Busincsz District

NEfice use.

Decembher 30, 1987

Divided as: Land o440, 00)

[mprovements 605,00

Total Bh&,000
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BATE OF VALUE ESTIMATE

The subject property is appraised as of December 30, 1337, being

the date of inspectlon. The appraisal is made subject o completicn
of renovatlon plans and specifications as made an addendum hereto
and zummarized wnder

Descrciption of Improvements.

FROPERTY QWHERSHIP/TAX DATA

The subject is owoed by: American Trust Life Insurance Company
1614 3rd Avenue Horth
Ricrmingham, Alabama 35203

The property is assessced under parcel $22-3b6-Z-41-9. The totrl
present value for tax purposes is:

Landd $35,000
Improvements F25,880
Tutal $60,860 {a=z is before
rencvation)
Ad Valorem Taxes: tEAG.23

LOCATION QF SURJECT/LEGAL DESCRIPTION

The two-story commercial building is located in the dewntown business
district of Birmingham.

16172=-1%14 3cd Avenue Norht
Eirmingham, AL 352{1

Lots 1%, Block /7O
Survey of Birmliogham

The lot is a rectangular zhaped interior let, with 30 feet along
2rd Avenue North and 140 feet deep. The total land acea is 7,000
cquare feet.



ZONTHG ARD PUBLTC UTILITIES

The subject parcel is under the zeoeming jurisdiction of the Birmingham
Zoning and Planning Commission, with a current zoning of BE-4, Central
Business Digtrict, ALl wtiliries area evailable to the PTOLEELY . The
proposed use as an office building does conform to propecty s zeoning.
Provisions for off-street parking is not required under B-4, zoning,
however the building owner haa an arrvangement for parking spaces in a
lat a2 short distance away. See Exhibits Section for letter agreement.



NEIGHEGRHSOD DATA

The propecty's locatien on 3rd Avenue North between 16th and 17th
Stcests is on the fringe of the primaty downtown Birmingham business
listrict. The 1007 distciet of downtown is considered to be along
J0th Street betwean 1st and &th Avenues Worth, Property values
generally decreasc progressivaely east and west of 20th 5treet. Tha
subject neighborhood is characterized by a mixture of land uses such
a5 older low rental huildings, parking lots, oldar retail buildings,
and vacant parcel. There have been some recent developments nearby
which have spurred property sales in the neighborhecd. The construc-
tion of &labama Power Gompany's new headgoartecs building and the new
Fedaral Courthouse Building have created a rather active sales market
in the arca. Public records indicate that Alabama Power Company 1s
contiguing to purchasc properties in the area, evidently in anticipa-
tiogn of [uture eipansion. Appresimated bwo klocks north of the subject
at 17th Streat and Sth Avenue Worth, a city housing suthorlty home for
elderly was recently completed. The building, called Freedom Manor,
is a highrize apartment type structure. Kelly Ingeam FPark takes up an
entire city block twa blocks nerth of the subject amd iz a well-main-
tained city park Ereguented often by children living or going to
crhonl or church ncarky. There ace scveral churches, in the arcea,
including 16Eh Street Baptist Church and St. Paul Methadizt Church,
across thi street from the subject.

There are a number of small oifice and commercial buildings bBeing
Copovated in this area of dewntown as shown by the neighborhood
photographs in the Exhibits Sootion. Owverall, the subject nelghtorc-
hond appeacs te be in the revitalizarion stage of development and
shows Same vecy positive siuns eof support for the snuhjuck,



NFICMBORHOOD {con't}

The transition from old to pnew will most likely continue at a slaw
pace with the mest interested parties being the government or
corporate sectors which already have a sizable investment in neacby
properties. The City of Birmingham has been purchasing property io
the neighberhood for several years, appacantly anticipating a revit-
alizatioen of this area of Etown. Therefore, the future of property

values in the subject nelghbarheod appear Lo be ifncreasing.



SITE DATA

The site is a level SG" x 1lat' foot lot containming 7,000 sq.ft, of
land area. The interinr lot fronts fifty feet on Third Avenue Morth
and fifty feet along a rear alleyway. The site iz level and improved
with a two=-skory masonry building presently occuped. The building
covers the entire lot area, therefore no cffstreet parking area is
Feasible on the site. There 1s a large public patking lot located

one hundred feet east of the subject at the corner of 3rd Avenue HNorth
and 17th Strea.

Buildings on both sides of the subhject appeae to have been renavated
and are presently occupied. PBusinesses on either side of the subject
include a printer, preview color hysinaszs, leather shop, and community
blocd plasma service. 4Ackess the street are twe renovated buildings
sccupied by a security service company and optical business. The
subject street has a good appearance and shows signs of eevitalization.

All public utilitles are available and connected ta the site. Municipal
soervices such as police and fire protection are provided by the Oity

oF Birmingham, Under the preperty’'s zoning of B-4, Geaccal Business
Districe, most types of office or rental wzes arc allowed with no
off-street parking rcequircd.



HIGHEST AND BEST USE

The highest and best use, or that which preseats the highest

return to the land site, as if wacant, fs felt to be for office or
retail usage as zoned. This conclusion is based on the sureconding
land uses, cuerent B-4 zoning and the needs and demands evident
within the area. Due to the complexities of a Feasibility analysis,
the exact highest and best use of the site is beyond the scope of
the appraisal assignment. However, an inspection of the building
indicates that the structure is sownd with good bardwood floors and
orramental ceilings which would contribute to a2 desirable office
environment. An arrangedment with a neacby parking lot, as well as
sighed leases Ffor the secend flour of the building, all suppoct a
highest and best use determination as office vsage.



PURPOSE OF APTRATEAL

This appraisal is made for the purpese of estimating a Fair market
valus of the properties described berein with this value being in
fee simple unencumbered title and being subject to easements and
cestrictions of publie record.

The term "Market Value™ ps defined in the Federcal Home Loan Baok
Board's R-41{ Memcrandum as:

"The mest pcobable price which a property shonld
bring in a competitive and open market under all
conditions requisite to a fair sale, the buyer
and seller, each acting prudently, knowlegdeably
and assuming the price is not affected by undue
stimules."

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 wherehy:

a. buyer and seller ate typleally motivated;
b. both parties are well informed ot well
advised, and cach acting in what he

considers his own bost intecest;

c. a reasonabie time is allawed for cxpesure in
the vpen market;



PURPOSE OF APFRAISAL (con't}

d.

payment is made in terms of cash in U.5. dollars
or in terms of Financial arcangements comparable
therete; and

the price represents the normal consideration fer
the property sold unaffected by special or cre-
ative financing or sales concessions granted hy
anyone associated with the sale.



LAND VALUE - SALES COMPARISON

The subject land site iz walued by the sales comparison
appreach uskog the price per square foat as a unit of
comparison. Consideration is given to sales in the
subject area with similar zening and potential usage as
the subject site. Adjustments are made for time of sale
location, and conditien of sale, if applicable.

1. Parcel #: 22-35-1-16-2
Strest f ¥: 6th Avenuc Morth
Type and Zone: Vacant/M-1
Date of Sale: 117164813
Sale Amount: FL0,000
firantoe/ee: Delphus B Mitchall te Ala. Powsr (o
lLezal Desc: Block 42, Lot &
SizefLot: 5,000 5F
CeodfBook: RY 2&20, P. %76
Frico/f5K: £r.00



LAND ¥ALUE - SALES COMPARTSON (con’t)

Street f ¥

Type and Zoners

Oate of Sale:
Sale Amount:
Crantorfee:
Size/Lat:
Faed/3ook:

Price/5F:

Farcel #:

Street [/ #:

Tvpe aud Zone:

Date of Zale:
Sale Amount:
Lrantocfea:
Sizeflot:
Ceed/Boak:

PricofS5E:

Ahth Avenus North Between lath & 15th Sk,
Vacant/H-1

G307 84

F150, 000

Iton & Steel Credit Vniom te Jim Rurke
453,000 SF

AV Z499, P 47

$3.49

22-35%-1-16-1

1421 GBth Avenue Narth

Vacant,/M=1

/83

f42, 000

Birmingham Realry to Alabama Power
19,204 5¢

BV ZazZa, P. 454

$2.20

10



LAND VALUE - SALES COMFARLSON {con’t}

4. Parcel #: 22-30-1-16-%
Type amd Zone: Vacant/M-1
Date aof Sale: 5/21/84
Sale Amount: F14,000
Grantocfec: Sam Grambrope Eo Jim Burke, Jr.
Sizaflok: 4,750 &5F
Newd Baok BY 2560, p. Q035
Price/ar: 51,05
5., Parcel #: Ai=00=1=16=-9
Straet J #: 713 14th Stceet Hocth
Type and Eome: Vacant/M-1
Date of Sale: 5/1378%
Sale Amonmt: Fa5, 000
Crantorfee: Mozambique Inc. To Jim Burke Huick
Lepal Nesc: Lots L2 - 16, Block 42
Sizeslots 19,000 5F
Deed/Bock: Rv 2332, p. 272

Price/5F: E4 .47



TAND WALUE - SALES COMPARISON (can't)

6. Parcel #: 22-35-4-10-4%
Street f#: 1207 S5th Avenue Nerth
Type aml Zone: Yacant/M-1
Oake of Sale: ifa/84a
Sale Amount: $100,000
Grantorfee: C.H. Chichester to Alabama Power Co.
Legal Desc: lats 17 and 138, Block 234
Size/Lot: 19, 000 3%
Deed/Baok: BV 2a7l, p. 845
FPrice/5b: £3.28
7. Parcel #: 22-35-3-413-1
Stecet S #: B21 Zrd Avernue MW
Type and Fone; Vacant/M=-1
Date of Salo: 717784
fale Amount: 555,000
Grantorfeo: Allisen Jil oo to Joo C. Vickers
Sizeflot: 3a, 84%3 5F
DecdfBnok: RV 2540, p. TC2Z

Frice/SF: $1.78



LAND VALUE - SALES COMPARISON

8.

Farcel #:

Strest fE:

Type and Zone:

Cate of Sale:
Salae Amount:
Grantorifee:
Siza/Lot:
Deed/Book:

Price/3F:

Parcel #:

Strect [ #:

Type and Zone:

Date of Sale:
Sale Amount:
Grantarfee:
Size/Lot:
frad/Book:

Price/SZF:

22-35-1-35-17

1111 7th Avenue Worth

Vacant/H-1

6/1%/84

$31, 3K

St, James Raptist Church te Alabama Tower
9,500 5F

BY 2529, p. GOV

£3.32

22-35-1-75=-1

1117 7th Awvenue North

Yacant/M=1

SMSRG

320,000

Ruth Dowdell o Alal:ama FowWer Co.
4,730 5F

BY 2484, p. GHa

$i.21

13



LAND VALUE - SALES COMFARILSON

1o,

11,

Parcel #:
Street / #:
Type and Zonet
Date of Sale:
Sale Amounk
Grantor/ee:
Legal Desc:
Cize/lotb:
Deed/Taok:

Frica/5F:

Farcel #:
Straet jiF:
Type and Fone
Date of fale:
Sale fmouont:
Crantor/ee:
Sigeflot:
Dead/Boak:

Price/sF:

22-36-2-43-5

1524 3rd Avenue Morth

Vacant/M-1
1722784
$49,000

McDonald etal to City of Birmingham

Lees 18 - 2, Block 69

14,0040
BV 2452, p. &
$3.50

22-35-2-9-1

1131 3th Awvenue North

Vacant/M-1
PR

$37, 500

Suranoe Oliver Vann to Leon 5.

19,500 5F

BV 2367m p. 357

$1.69

Ehelton

14



LAND VALUE - SALES

COMPARIZON

12,

13.

Fareel #:
Street f #:
Type and Zone
Date of 5ale:
Sale Amounk:
Granturfee:
Legal Dosc.
Sizgaflot:
Deed /Rook:

Price/aF:

Farcel #:
Straet f #:
Typae and Zone:
Nate of Sale:
Sale Amount:
Grantorfea:
Legal Dese:
Cize/lot:
(teed/Book:

Frice/5F:

22-35-1-26-1

fith Avenue North

Vacant/M-1

5416783

$655,00d0

Caldwell Feundry & Conaway Lo Ala. Power
Lots 1 = 24, Block 4l

152, 000 SF

BV 2332}, p. 9%

£5.31

22-36=-3=-25-8

2nd Avanue Nocth

Yacank/H=1

F/10785

$25,0040

Stoher & Sessions to RBrother Bryan Missian
W 1/2 Lot 16,
3,500 51

Block &9

RV 2533, p.101-108
$7. L4



LAND VALUE — SALES COMPARISCN {con'k)

2g3lez Summary and Adjustments:

Sale
He. Date
1 1
2 584
3 1/83
A B84
5 5783
& /44
7 1784
| &/84
9 3784
10 1784
11 7783
12 /53
13 7S84
Time:

Land
Size
& 3004}
15200
4750
15000
159000
30a45
a5C0
47 74a
14000
19540

1532000

3500 ¢

SF
3F
3F
5F
3F
3F
5F
5F

aF

PricefSFE

3.49

Time

+13%
+20%
+127%
+18%
+14%
+123%
+137%
+147
+15%
vL7E
+13%

+12%

Adjuztmenks
Locaticon Cond.
T FA0L -0-

+20% -0-
+20% ==
+I0% -~
+20% -C-
+590% - 50%
+110% ==
+HE T ~{)=
+B0 -0=
+10% -0
+ROL ~-0-
+30% --
- )

A time increase of 3% per year is applied ta
sales prices form 1/87 te date of appraisal

BAES.

Tha incredse iz Felt to reasonably
reflect the active market in the avea aod
improved economic conditions affecting the

area real estate market as reflected by land
zales data.

Ad justerd
Frice

4, ha
3.08
3.849
.17

15



LAND VALUE -5ALES COMPARISON {(con't}

Locatian Since land wvalues typically decrease

- to the west of the subject {toward I-
653} and increase to the east of the
subject {toward downtown) the salex
are mdjusted by +10% For each block
west and -20% for each block east of
the juhbject wike. This trend is evi-
dent by numerous land sales within the
macrket.

Sales Suymmacy and Adjustments:

Conditian of Sale: Salez #6 was considerably above the
macket due be plottage valuc to Ala.
Power Co. land assemblage.

Einal Value Analvysis:

The adjusied sales indicate an overall adjusted price range of
$2.70 to §5.00 per squace foot. Lt is ooted that Ehe majority
of sales fall within the 24,00 to §7.00 per square font range,
which appears Lo represent the curcent market value for land in
the subject area. The subject beipng located 3rd Avenue North
wonld hawe a value at the dupper end of the range. HMaged on the
above zales and subsequent analysis, a value of §7.00 per squarte
toor af land area appedcs to be a epeasonable reflection ol the
market fFor the subject land.

Lacd Valuse 7,000 SF @ §7/5F = §49,000

17



DESCRIPTION OF IMPROVEMENTS

Betails of the subject building and renovation plans are presented
by the blue prints and specifications as prepared by The Owens and
Woods Fartnership, P.C., Architects, identified as the "Renoevation
of the Hilliard Building™, dated Dctoher 9, 1986, These plans are

made an Addendum to this report and the value estimated bereln 1is
made subject to the completien of construction as described,

A description summary is presented as follows:

Present Buildiaog Conditimn: The subject building measures 30 x
150 = 3 flooes for a total of 14,0002 square fect. Conmztruction
iz brick with a bult-up tar and gravel Flat Toof. Interioe walls
are sheoetrock o plaster with hardweed floors and high penamental
eeilings. The huilding is divided io equal halves with separate
entrances on the ground floor. Accerding te public recoeds the
structure was built around 1900. The Eicst floor has beep com-
pleted, and tastefully renovated and occupied by the owner and a
real estate company. The bLuilding appears to be wvery salid and
in amzzingly good conditieon four its age. There is 4 fFreight
elovatoc in the building as well as five restreoms (two up/three
downd. The First floor iz setved by central heat and a2ir.

14



DESCRIPTION OF IMPROVEHMENTS (con't)

Proposed Renovation Descriptien: Plans and specifications by
Owens and Woods Architects indicace that the seeond Eloor of

the building will be caompletely renavated including redesigned
doers, and prnamental columns. The second fleor of the bullding
(7,000 sq. ft.} will be leased out as a “shell" with the temants
Einishing the aceas at their expense. The entire building will
be regirad and central heat and air conditloning installed. The
freight elevator and the staircase at the front of the building
as well as the two rear interior skairways will provide access te
the second floorc.

overall the building appears to be well suited for office
conversion. The plans and specifications as referenced appear

ko Be feastble For this stage of cenmovating the buildieg, subject
o compliance with leocal codes.

14



REFRODOCTION COST APPROACH TU VALUE

This valuatiun appreoach is not considered a primary method for

the appraisal of older buildings, however with building rencvakions
such as the subject this approach does offer a measure of feasibility.
The estimated building cest, less accrued depreciation, is added to
the land value. HReproduction figures were obtained from the Marshail
Valuation service under average class C office building as well as
scrual cost estimates provided by the subject building contractor.
Accrued depreciation is based on the ageflife method with an
effective age estimated at 10 years after renovatilon, with a te-
maining life of 40 years, indicating 20% physical deteriorcation.

Mg fFunctieonal and economic ohsclescence noted. Also, deducted from
comstruclion cost iz the cost of demelition and removal of old materials
related to renovatioun. This amount is gxtimated az $2.00 1o addi-
Finnal construction cost as estimated by chservation.

The value by Cost Appreach is calculated on the followiang page.

20



FOST APFRECACH {con'E)

Finishing Building 14,000 SF 8 $60/SF
Less Depceciation:
Physical Deterioration (20%}
Functicnal Obsolescence
Economic Obsolescence

Toral Depreciation

cub-total Desreciated Cost of Impravements

Legg: Demclitior related to Renowabtion

Total Depreciated Cost of Tmprovements

Flus: Land ¥alue as Estimated

value by Cost Approach

168,000

—-3-

-0

£8440,000

168,000

£153 000

7,000

$670, 000

21



THNCOME CAPITALIZATION AFFROACH

This valuation method is considered to be the best reflection of
market walue for income producling effice buildings such as the
subject, The gross rental income is estimated from comparable
affice building rentals and {5 reduced by eztimated gperating
expensas to arrive at a Met Operating Income {NOL). The N.OD.I.
iz ecapitalization vate which repregents curtent debt and equity
rates availabkle in the market. Comparable rental income and ex-
pense data are presented in the Exhibits Seckion. The subject
secand Floor rentzl is set at §5.fH) per sguare foot Finished.
Expenses are itemized hased on expenzes of comparcable botldings
with the overall cperating expense amount of $2.30 per sguare
foot of pround fleor leasable area.

falculations of the Income Appreach are presented en the following
page:

22



INCOME APFECACH  f{con't]

Calculations by [ncome:

Ecrimated Gross income: Greund Floor Finished FOOO SF @ $9.30 = %A%, 300

Z2nd Floor finished JOON) 5F 5.0 35,0400

Sub-toral 2104, 500

Estimated Vacancy and Credit Loss (10%) (10,150}
Effective Gross Tacome $ 91,340

Less: (perating Expenses

Mapagemncnt (0% 2,284
Taxaes (eost.) 2,800
Iosurance 1,3
Ueilities ¥, 000
Janitorial 3,600
Miscellancous & Supplics 2,400

Total Fxpunses {1%,584)

HNet Operating [ncome {(M.0.L.} $71,76E

Capitalization:
NOL %71,766 - ,101Z% = 376,271

#*value by Incaome Approach (Rounded) 126,000
t Sape following page for basis of Capitalization rate.

+% Subject to tenowvation as shown by plans and specifications mada an

Addepndum hercto.

23



INCOME APPROACH (con't)

Basie for Capitalizakion Bater

A capitalization rate reflective of current market financing
and equity tequirements is best daveloped by the Band of
[ovestment methad, Under this method a cash to seller trans-
action is assumed with the purchaser obtaining a conventional
mortgage loan at the prevailing market terms. The rate of
retuyrn on any ¢ash requirement pakd by the purchaser ahove

the loan amoupnt ls based on competitive alternate investments.
At the date of appraisal commercial lenders were quoting Lerms
as Eollows:

A0% Lean to Value Ration

2% yearsy Monthly Amortization w/3 year call
10% Firxed Interest Rate

- 107K} annual Constant (menthly payments)

The eguity dividend rate of retwrn en cash ocutlay is tellective
of the risk invelwved in an office building investment 35 com-
pared to a "safe” vape of return io alteenate lovestmenls guch

as 11.5. Treasucy Notes or Honds. Since the available "gafe"
raraes arc currently 5% ko 5.5% on Five year maturities, an equei by
dividend rcate of 7% appears to be reaszonabkle for the gubject
considering the additional risk dovolwved.

24



INCOME APPROACH {con't)

Bagis For Capitalization Rate ({con't)

{onsidering the market rates as discussed the following
Band of Tovestmenkt calcualation is appllied foer an over-

all capitalizaktion rate:

[Lwan to Valus Ration B0 ox L1090 Constant = L0872
Equity Investment 20 x .07 EDR = 140
Owverall Capitalization Rate 21012 or 10.12%

21



SALES COMPARISON APPROACH TO WALUE

Az the third waluatien appreach consideration is gliven teo
small downtown affice building sales, Althowgh there have
been wery little office removaltion in the immediate subject
agea, the sales resented ate intended to effer a reference
point Frem which to judge the subject. Adjustments for
differences in location, time of sale, and conditian of the
building as compared ta the subject were considered.

bowntown building sales are presented in the Exhibits Hection
with a sommary as follows:

Frice/5F Adjustments Adjustad

Gale Date Ground Floar Time Cond  Loc. Price/SF
1 1785 £25.71 +107% +307% ~-20% 535.9%
2 4 /85 21.41 +10% +#60% =F0% 32.15
3 /95 27.58 +10%  +90% -Z20% .61
4 B84 ib.al +20% == =20 .05
5 784 3p.70 +20% -{1- -20% 37,70

Adiustments for time are based on a +53% per year value incroasce
at reflected in marcket sales and actiwity. Condition adjustments
considers the subject in removated condition as compared to the
obscrved condition of the sales. Location adjustment related to
lard sales analysis, however building walue changes ace less
dramatic thao Land sales,

2%



SALES COMPARISON APPROACH {con't)

The adjusted building sales indicate an everall value range
for the subject of $32.15 to $40.03 per square foot [loor
building area. Sales Ro. & and 5 required the least adjust-
ment amd are more comparable ko the conditiown of the subject
after rencvation., Therefore, a subject value of $37 per sg.fE.
nf floor arez iz indicated by the available data, calculated
ast

16,000 5F ground fleor building area M F37/5F $9158,000

Value by Sales Compariscn F31&,0040
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BECONCILIATION AND FINAL VALUE

Reproduction Cost Approdach 719,004

This appreach is given the least consideratien due teo the age of
the building and difficulty in estimating acctued depreciation.
Land value was based on compatable land sales and is well sup-
poeted, Actural censtruction cost of renovation is shown in the
Exhibits Section to be approximately §170,004 Architect's fee
according to the gwner.

Ipcome Capitalizatian Appreach §725,000

This is the primary appreach to value for the subject property since
the building will be renevated for office rental usage- Eenowvation
plans show the second flowr area to e left wafinisked and with only
4 ppar stairway access. Upstairs walk-up rental space has tradi-
tionally deawn very little demand lo downtowu Bitmingham therefore
any tental waluc of the second floor iz considezed minimal, pacticu-
Latly unfinished. The 10.13% Capitalization vate vsed is ceflective
oF current Jdebt and equity rates in the curvent mackel.

sales (ompariscn Approach £514,000

although the availahility of compatable building sales were Eew,
the sales used did offer a reference peint frum which ta jurlge the
suhject. This approdach was baslcally used a3 A chock against the
walue by [ncome approach.

28



RECONCILIATION AND FINAL VALUE ({eon't)

Bazed on the azvailable daka and subsequent analysis, the indicated
market value ofF the subject property, subject to completion
according to plans and specifications, as of Decembec 30, 1987,

ia:

5IX HUNDRED FIFTY FOUR THOOSAND DOLLARL

{$634,000)
Divided as:
Land &9, 00
Inprovonents £05, 000
Total Fona 000

9



CERTIFICATION

I cerrify chat, La the best of my koowledge aod belief, ...,

1.

a4

The statements of Eactc confiined ia chiz report ate Lrue acd
[ b ol ol L1 Rl

Thr repoTted anelyssz, opinions, aed conclusians are limited wnly
By the tepocted assumpricn and limicieg conditiuvns, and are my
perzonal, unhaized pratessional analyses, opialcos, and
canclusivng,

I have no pre3anc oTf praypecT ive incarest in the propeelfy Char Ls
and zubilecc of this report, and [ hawe mir perdonal  incerest or
bias wiith respece bto thac parties involwved,

My compensacion  1s nutl enorilngent on an actLon vr ewenr resclting
feom the analyses, opinicns, ot conclusiong an, o the wuse af,
thes rrrporec.

My aoolyses, opinions, aod cenclusions were deweloped, and this
repert has hreen prepated, in contormity with  the  Tequirements of
rhe Code of Profrssicoal Ethics awe the %tacdards of Professianal
fractice ¥ Real Estate Appralsecs.

The wse nf chis rteparl Ix subject ta the rteguiredenca of Lh=
Real Estate Appraizers relabing rfuo  rceviews by its luly
aurharized represental ives,

I am carcently under the woluntary voolimeing, educat lon progcan
af Real Escate Apmralsess.

I have made a persanal  inspecticn of  rhe prapariy that  is
subject of chis Teport.

Mo ane provided significacct profesziomnal assistance Co the perTsan
gigning this reporc, excepl as nored helow,

Wtz A Ly




