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Hirminglom » JhePxill=

Iir. Kenneth E. Kellner

Counael

Committec on Standards of Gfficiat Conduct
1. 8. House ol Bepresentaitves

HT-2 The Capiiol

Washengton, 0 C 20515

RE: Commercial Building
1612-14 3 Avenue North
Bimuingham, AL
Bent StudyValue Analysis
Appraisal Reiews
Sumenary Appraisal Report

Dear Wle Kellne

At your request, | have prepared the enclosed analysis and swmmeary of my research
for comeercial property located in the West Central Business District of Bimmingham, AL.
The function of this sludy i 1o provide the House Committes on Stagdards a guide to a
rcasonable and sconomic matket rent for commercial property at 1612-14 3% Avenue North
in the vears 1992 -1997_ and to provide a markel value estimate effective S92 and /95,
Moce specificatly, your inguiry addresses an estimate of market rent for an undeterminsd
amount of square footage of commercialioffice space on the ground foor and a partion of
the 2™ floor storage areas. The vabue egtimates apply to the real property as a whele, land
aned boilding.

The intended wsers of this consulting report inciude legal eounsel to the House
Commilies and other membets of the committce in connection with their role and funclion
on said committee. During the times in quesiion, the subject proporty was owned by
American Trust Life Inserance Company or The Aftican Amernican Instibute, In:::ﬁr[:mrat&d
The property interest appraiscd aszumes a fee simple interest.

Cooclusions:

As discussed below, IThave estimated the reasonable rental for the sehject property
during the 1992 57 time frame and a market valuc cslimate ag fellows:

{Grade foor rotail/commercial, 3,300 s5F $300 to ST month
Grade Aaor oflice, 3,500 =F F700 to SO0 raonth
Second floor shell space, 7,000 sf F L5 to 5200/month
Small Office sunte, 330 sF - 400 sF £290 to £333/month

Mharket Value Conclusions, 9/93, 495 $130,000 to 140,000
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Subject Properiy

The subject property is located at 1612-14 29 Aveque Marth on a site of 7,000
square feet {50 x 140) containing a bvo-story building of 14,000 square foet. The subject
building was built in the early 1900 and partially renovated in the 1980%s. The ground
floor is improved with commercial storo space (west 237 and office space (east 257 The
upper fleor is an ezsentially unfinished shell. On the ground floor, the west 23 foot store
space (1612} is gocupied by a photography studio. The east 25 feet (1614) s cumently
ooeupied by several busincsses, bul mostly an employment or industrial staffing company.

MNeighberbeod Commonts

The West Contral Business District can be generalty described these blocks sast of
Interstate &5 Forming the west houndary, north to 6 Avenue Morth and south w0 1% Avenue
Worth, cxtending sastward to 19" Strect, The area is a mixture of commercial, ofiice,
automaobile retatling, grade level sutomobile parking and some small light industnal
applications. During the 1990's, the neighborhood has experienced vacancies higher than
i other portions of the $uwntown market. Businesses tend to be smaller and Ioeal in
nature, with the exception of Frst food restaurants alomg the axis of I-65 and three major
automobile dealerships that anchor the western end of the Central Business District.

Traffic pattems are carried east and west by companion one-way sireels, Prineipal
traffic in the area faoves east and west with secondary traffic moving north and south.
Properties within the immediate blogk of the subject property include a car wash, an
emplovment agency, blood/plasma bank, grade level parking, a barber shep and a security
trusiness. From the west, 3™ Avenue functions as 3 one-way {asf) entry into the dewntown
area from Intersiate 65, In the block to the east of the subjeot property is the new
headquarters of Citizens Faderal Savings & [oan Association, sdditional grade-level
parking and a variety of 25 to 50 fool retail stores.

The subject ngichborhood is a naixture of commercial and grade parking with elder
buildings and traffic patterns which mowve through the arce rather than to the area.
Vacancies ave prevalent in cach bock, though there arc signs of inproved occupancy levels
and yoore activity in the Jast year or so. Texpect tho arsa to remain reasonably stable with
modest demand for secondaty commercial and office vses.

Highest & Best Usi

The most likely and probable use of the subject property is for commercial store
space or comunereial office space on the ground flecr with storage for the tenants/occupants
om 1he upper floor.
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Analysis ¥ethodology

To formulate an opinion as to (he matket rent for the subject property, I have
intervicwed property managers and tenants from the subjeet neighborheod with regaed to
rental mtes, tevant size, length of lease and tenant obligations. The resulis of that tryarket
rescarch and interviews have been summanzed in (he anached grid. The location of the
subject property and the lucatien of the competitive rental data has been set out on the
accoropanying tax map for this portion of the subject neighborhooed.

As surmunatized on the grid, the market rents are vaned and range fom s little a5
£350/moaih to $1,200/month depending on the buildiog location, age and tenant size. The
bypical conumercial or retail stove space tends to be a 25" - 50" store building, extending a
depih from 100 feet to 140 feet, the Jatter depth extending fully to the alleys that mn ¢ast
and west throupgh downtown Bimmingham. The upper floors tend to be nsed for storage
cmly with Eimited build out for oiiice space. Most tenunt spaces are zented on the basis of
the ground tloor retail areas, though mary spaces ace leased withont specifie eomputations
ol gquare footage, The market for upper floor rental s less dofined than that far the ground
ftoor, and in many instances, the upper fleor areas arc leased as a adjunct to the grouwnd
floor srea without a specific allocation of rent for (he vpper storage ancas.

Market Rent Conclusinns: 25'- 50° Siore Space

The subject property is a two story 14,600 square foot building with 7,000 square
feet o€ eround floor spaceused for office and retail purpeses. The interior fnish is average
and consistent penerally with the other properties in the subjeot neighborhood.

Eased on the curreat research, for the subjest property, a 25 foot rotwil store space
should corraand a retail rental rate in the rangs of $300 to $700 per month, corresponding
to a range of $1.70 to $2.40 per squars feet per annue. A 50 foot store space has an
estimated market rent in the ange of §1,000 10 $1,200 por month for connnercial purposes.

Because of the greater number of parlitions, and the poteatial of renting out smaller
office suites, a 25 foot ground floor office space is estimated to have a higher rental rate,
egtimated at 5700 1o $200 per month.

The market lcase rates quated above are Lypically structured on what is commonly
referred to as a comenercial gross basis in which the tenant pays for the prorata utilitics
(water, gas, power) and for intcrior maintenance and fanitorial. The tandlord ie responsible
for the ad valorem taxes, casualty inswrance and roof of exterior maintenance. This data
is psed in the income approach for the 9493 and /95 value calimates sei out as an
enclosure.
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Market Rent Conclusions- Small Office Suite/Upper Storage

As a sccondary analysis, [ was 2sked for an ¢stimate of market rent for 2 small
office suitc or room(s) on the ground floor of the subject and for a judgment of rent for
storages areas in the upper floor,

With regard Lo & rentad estimate for 2 portion of the ground floor, Twas able to
lacate limited offive leage rental data for upper foor offices at 319 177 Street North. The
upper foor space of 6,500 sf is leased to 1wo tenants at a rate of $2.00/30 on a full service
lrasis.

Rents for office spave in the clder Class C office buildings and those west of 20°
Sireet sugzgest atangs of $9.00 o $12.00 per sfon & full service leasc. The Farley Building
at 1029 379 Ave. Morth (35,096 sfy affers office space at rental rates of $11.00/f a5 of 4%
quarter 1993, with occupancy level of 72.5%.' Late 9% data for Farley indicales the
oocupancy level is 89.6%, The Ideal Building a1 109 197 Strest Morth {24,000 5} offers
office space 4t rents of $10.00/sf 4™ guarter office surveys indicate (his building is 66.7%
necupicd.?

For the American Trust Building, [ would cstimate a small office room{s} on the
ground floor would copstifnte an area of 350-400 sf (e, 10x 14 + 15 3 15 = 365). A
reasonable rental rate for such a small space would be estimated gt $10.00 per square fol
on an ainual basis, full service. Anowal rent would compute 1o 3,500 to 34,000 per year
o §290 « $333 por menth.

As to upper floor storage areas, the market rescarch shggests that there is litle
independent demand for these upper storage areas and that the ground floor tenants have
aceess 1o these storape areas for Hitle or no additional rent. Tn a bypical 25 retail store
buflding with a market rent of $500 to 3700 per month for the ground floot, 1 would
aliocate approximately 5100 per month for aecess to storage arcas of e upper floor.

If & bandlord can locate & separate user for the upper storage area, I would estimate
a rental of $150 to $200 per manth could be achisved for the entire upper floor of 7,000 a1,

b Wikheln: Repart 2% Quarier, 1993

2 Mara on the Tdeal Building imlicatcs e s offering mee of $10.80/F and 66,7% ocoupied a6 far back as
4 guarter 1995 zepording to “The Wilhelrm Repart®.
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Marksi Rents from 1992-1997

During the 1990, the sobject neighborhood has experienced significant and
continuing vacanciss in a large nunber of the commercial buildings, There has been
increased activity in the subject area in the last (wo years, and the occupancy levels have
improved. o interviewing proporty managers and tenants, the rental rates have tended 1o
retnain relatively flat over the lease tenm with only modest increases. Based on my
ohgervations and from these interviews, | would conclude fhat the cumment rents are
senerally supportive of renls from a time period of 1992 to 1997, The probable rental rate
iz reasonablc for a 3,500 sf shop space in a range from $300 to $700 per month, and for
ground floor affice of 3,500 sf in a rangs of $700 to $200 per month,

As to 3 small office sutte, I 'would conclude that the current rent estimate of 5250
t0 55333 per month Tor an office room would have been a reasonable rate geing back during
the carly 1990%. As reported therc has been little or no change in (he fental rates in the
imnediate sulject neighborhood.

Market Value Estimate: 5793, 4/03

1 have completed additional research regarding sales of improved propertics In the
west and gast portions of the CBID a3 a guide to an cstimates of market value for the subject
huilding of 14,000 sf, effective 9793 and 495, As with the rents, salcs data om this time
period is seattered geographically and sales fom 194 to 1995 would tend to support a
value conclusion for both the time periods in question, 1993 and 1993 At the time of
valuation, it is my vnderstanding that the subject property was partially renevated on the
ground floor, and the upstaivs was in a shell conditicn.

I have reviewed sales for older downtewn buildings which were in varying states
sfrenovation and repair. Thebuildings range in size from 4,000 s{to 21,000 s{. Theprces
paid for such shell properties will vary widely due to location and the extent ef renuvations,
if any, $4.00/F 1o $15.00/sf. The subject location is in the middle of the block and there
is no ofFstreet parking for the subject. At 2 stories and 14,000 =f, 1he subject is among the
lavger of the older CBD shell biildiogs. Most of the sales data tends to fal in a tighter
range of F7.00 to F13.00.

The American Trust building is seperior to Sale 3 across the steeat at 37,00/ The
subject is inferor to Sale 4 (H. 5. Lee) which is 14,000 sfon one Jevel and a comer [ocation
at 51 1.00/f The subjeet is infedor to Sales £ ($19.84) and ¢ ($18.50), both corners and
in superior locations. The sales prid is set oul a5 an attachiment to this Fetier. :

With consideration to the perceived condition of the building, its intezior location,
and the overall sppeal, the reconciled unit valuc it estimated at 310.00/1 or a total of
F 140,000, effective H93 and 4/95,
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Appraisal Review: 3 Reports

I have reviewed three appraizal repods supplied by counsel from varous tme
frames. Comments about cach are set ot belowr.

12/3M87.  Appraiser- Willie Casey. Value conclusion of 3654,000. Value iz
subjeot to completion of extensive remodeling and renovations, which were apparently cnly
pariiafly completedk This report contains a cost approach which has little significanes for
a valie conclusion. The Cost Approach is flawed in its assessment of depresiation and s
replacement cost. The Salcs Comparison Approach is flawed as the selection ol the sates
data deoes not includs any sales of preperties in the immediate sub-arket of the subject,
and there appears 1o be some math errors in the analysis. The Income Approach suggests
potential renta ratee that are unreasonable or at least unsupported from the hmited market
data presented. Overall the appraisal methodelogy ts questionable, Bven with the proposed
renovations, ths valne conelusion is not well supporied wnd does not appear reasonable.

8/25/91. Appraizser- Lonnie Tidwell. Value conelusion of §305,000, Value iz
subject to completion of cxtensive renovations, but the detail of the cost or the extent of
renovations can only be inferred lrom the avatlable tod, The amount of rencvations is
snggested al 157,300 a2 an item of functional obsolescence in the cost approach. For the
subject property, the cost approach has little significance in the market place.

In the Income Approach, the rental data is broadly presented as an Exhibit. Therent
duta is second generation survey and the estimated rental rates for the subject are not well
supporied. The expenses appear high for commmercial leascs and low for leases that are
structured as full service leases. The presented income esiimates may have a blend of
commercial leascs and [l service Jeases, but [ am unabis to determine cleatly from the
text,

The Sales Comparizon Approach is flawed in the selection of thie corparable sales.
Secondly, the sales dats are for older comparable data, with unsupported upward
adjustments for time. The upward adjusiments for conditton are not valid a5 the
renovations apparently never occiwrred 1o the extent as contemplated in the appraisal. Even
with adjustments for location al -20%, the zales data is flawed in that the sales prices are
adjusted up by 30% to 60% which is presumably attributable ke the planned renovations.
Given (he comparaile data, and the questionable adjustraents made to the sates pnies data,
the conciusion from the Sates Comparison Approach does not appear to be reasenabie or
adequately supported.

Owerall the value conclusion is subject to the proposed renovations, which ars not
elearly presented in scope or dodlar amount in the copy of the text for my review. The value
concluzicon docs nol appear 1o be reazonable from my review of the data,
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11/25/95. Appraiser- James C, Childress, Valoe conclosion of $210,000, Pages
16-24 apparently are miszing from the text | reviewed and address the deseniption and
condition of the building in this time frame. The Childress computations are based on a
building size of 13,75 sf, vather 14,000 sf uzed in the other apalyses. In the Sales
Companson Approach, the sales data used for comparigon would appear to be superior in
appeal or lecation to the subject. The market conditions adjestment is based on (he CPI
index, and not consistent with my observations 6f the sub-market, The conclusion from the
Sales Comparison Approsch appears high based on the comparable selection and the
tnavket conditions adjustment,

Tni the Incoine Approach, appropoate rental data from the west CBD is congidered,
and the rental estimate appoars reasonable for the ground flocr, but inconsistent wit the
limited demand and appeal for rental of the 2" floor. The expenses appear to be in Iine
with market parameters, Based on my estimate for 8 lower rental estimate, the conclusion
from the income appegach iz not appropniate.

The Childress report places equal weight on the Sales Comparison Approach and
the Income Appioach with 2 teconciled eonclusion of $2E0,000. The market data 15
generally adequate. The adjustments are not consistent with my interviews of agents n the
area, and the eztimated rent for the upper floor in not conzistent with my data from the
market participants. The value conclusion doss net sppear to be reasonable from iy
review of the data in the appraisal text and the supplemental data gencrated from my
réseanch.

ConcIusions:

Sot oul gbove are conclusions related © the market rent estimate for commercial
and office space at 1612-14 3" Avenue Notth, an estimate of market value elfective 993
and 495, and review and comments about appraisals on the subject property during a time
period of 1957 ko 1995, Please refer to the attached gxids for supporting data on market
reqils and improved sales.

This report is intended #0 be a summary valuation report and submitted In
compliance with the Uniforn Stapdards of Professional Appraisal Practice (UBSPAF).

Y ours very truly,

teven
blemlwer !'..ppra.tsal Institutc
State Certificd Generel Beal Property Appratscr GO0 140

Enclosures



ClpaPafe L E FEHTAL CATA
WEST T30 BIFRLKICHALL ALALAMA
DATE OF SUMEY Eglr-re g

el

Renral Grid

B ] 2

1912%m

] B baand For wigeog <f profa
Crnramel g hos

o a ] N0 1 TIN5 QRR |3 gmesd Poor For parmamacy ad by
3wl L Moot for offcan
CTOWTotTi el MRS
1 CamTeh farHrerr G ) Fe0dofd  Jgkrap P 2 43380 5 JBE| I E Frdaendidad ok o ofeu
ﬂha-: H) e 210 |40 bopefoniaoio | correriarical | 2 Moy intlied
4 Fscsx Ml Ll a4 sl Deilg 7502 3 TAN LR SN mmangind budng.
oM T Ane, bo ol '] Coawrarisl gras Hure
5 el lmagas iy thvig TEr e 3 RN Ha dood B FEM b RE | asol i roid peeNT.
2 TS A He 112m
LA Infumirid Sietig Ll e iup F1ERT] Dl 5003 5 AR § T4] | Terspooy lkacsoplcew. Pas paticr
ﬂzw 34 A Comwrardof grman b
7 HEsdfTatemgn Suwhac Giwfon =an I oapod) P PAMT 4 1el F 1P 1L R e e,
T A A Mo 2600 Lk by ok Fiom BT
SuHe voa muohan
TN Aroraeat 0z 141 5 32uN] a0 ST T iam Tz
19124 3d Asrhicth Tro
N7 Fol Lot Ehann by Mzl FHA00E M2 450 3 20 3 437 |Eorreodsl préas eoe
oh T S . 1000 AZpd el e Towd K ey ROT Lot
Tnd Flaxr i
032 Moy Sk et Pt D 120000 A A2 300 5 M40 48T [Terard sks hafimes
rfrch 3 00D 1200 EwkFoor  domer Yo wigrta e gy T4
23 Liisd Fak Modcra Creco Masty ipci kORS00 ol a2 15§ 5§ 30 |Terand woo lpsccs
TN 1h Pxodta 3, ) 1 Pear e e Trom B B2,
18 CypoTad Apr  (GRsan Fashy I1%ri00 X 1,55500 212 kMLl it Team B Esd Raneadeng o ke 18 In] o
75T ol Aea Pl = 5252 ]
11 G Kagrn Hper L] ko 1%zt 5 7o ianied FAsd t aaid F L [PSrreichady TH fesronky
1735 20 vt Ma FLI] Laa i iundy 13 gkl wou el WrC I [ae” MG
|Eatin 31 W F200up o 00w 1T
1] Nray Soppdus Tan S FLERT I L R R E) LA 4 gl § 450 kg had b s Aoor el ckrgar.
Thop bR = B m b ol 0 A ool
LT e By T e, e
11 FumsbionOsmly  hshon B bk F AWM Wead P F 4500 1 T P sapoend nosga-
AT A0 51 weedd el vl
'n i
1 Kehondrea Cal hashon B, Thaudl F S el e 3 J60 1 L ol ey FiaTelr, Qurm o preelqinr
L1714 | TH St B EALr 031 1 YTdTET - wha e b o ol
15 UV gL A, Pennack ARTD TA2M0C K 0aZ Mammr b 100 4 e Erorveeiiol ik, o] piy B
AT dh by B [ A% 1240 A Ciyror LerkdOF [uind Fal reiTal,
L s For greond fioor Tpaca
Oean s et abra 16501, 23 hinl
|mbmm e ek boel ok
W LesBubdyg kit Teelop HE -1 - R L | WE ] HZeilu ¥ £HO 5188 |3 ricrs bl inge renl ff 24 monh
FREE AL RTT RN 0 14323 S MDD 11,231 a0 % La00 3 15T |LeVana Anirorn | Aoty W SR e
I I3 Eolp by
oA LT S yeeE
For A, T T [T FEEET
[Aa el Hor v orn P 355T 31 g
Fiowirndd Do o <30 aprinfns
hx 14D ] b T CFl Adaaled Aecl Apogy
[k 3200003 X TOLIN
bRl 14 ar] Arrual 1 1m & 4o
Srpend Mt Sichad o oTiom, lrﬂnﬂphnh:h. 1
H amas L e § 230
1l W 3 10§ TR
[T 1k it 4 AT ¥
el rLic b axd Pocrsfom 28 o AT Ak Tl Qo 1 1%h § TR
naca of 3500 P whiedd detrpr] g R e o L B B ST IR
% por moel 1 R B TODg EH1 apiss ¥+ s i oz
g e 1500 P renislimle mbours par . 3 T § omgn 11'1_ : 9:‘
. 1
Jindacdda 3oy wagpactas el e sboverstas
§ ey b rorm Mt mrrd o B RS 2000 ek
!HWHIMMMH
Thd 16800




Rentals
'\ @




Income A ach Gud
Arnetican Trgt ¢ Appro

1612-14 Ird Auma, Mewth
Blmitngham, Alabarma
Efactive Datas 9294503 4/27M955

Incorma Appraach

161214 3nd Awve, Morh Est, Rentmo  Annval Rent Annualfsf
Grade Flaor W 38500 3 L LAY P 208
Grade Floor E 3500 & Gy, 0 $ 304
2ntf Floor 000 3 2HL00 F 034
Tetzl 4000 F 47000 5 20400 §F 148
Lass WL B0 5 1020

Effeciive Gross Ingame % 19,280

Less Expensas

Management & 4% % 778

Temes F 2508

[ngerance F 005 & 7O

Repairstdalnt £F 040 % 400

Tital ] 5483

(L} 2 13887
Capitalized at 10.50% % 132,350

Rounded 130000

Indicated Velue par SF of Bldg ¥ 928
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CERTIFECATION
STEVEN V. GRAHAM, Mal
MEMBER APIPRAISAF, INSTITUTE

I, the undersigned, do certify that with respect to the preperty identiffed as:

American Trust Buildmg
14712-14 3" Avenne North
Birminghzm, AL

To the best of my knowledge and belief...

The statements of fact contained in this report e tnie and coirect,
The reported analyses, opinmons and conclusions are limited oty by the reported

assumptions and limiting conditions, and are 1y pexsonal, unbiased professional  mulyses, opiicos
and conclusions.

I have no present or prospective interest in the property that is the subject of thiz repor, and
I have no personsl interest or bias with respeet to the parties involved

My comipensation 1§ not contingent on #n action or event resulting from the anaiyses,
opinions or ¢onclusions, or the use of thig report, or approval of a loan, Furihermeore, my
cmployment in this assignment was not conditioned upon producing & specific valee or a
value within a wven range. The appraisal assipnment was not based on a requested
minirowm valuation, a specific valuation, or the approvat of a loan.

My analyses, opinions and conclusions were developed, and this report has been prepared,
in eonformity with the requirements of the Uniform Standards of Professional Appraisal
Practice, as adopted by the Appraisal Institute.

The use of thi= report is subject to the requirements of the Appraisal stitute relating o
review by its duly authorized representatives.

As of the date of this report, I have cempleted the requirements of the contioning education
progeam of the Appraisal Institute,

Thiz assipnment was marde subject to regulations of the State of Alabama Real Estate
Appraisers Board. The undersigned state certified appraiser has met the reguirements of the
Eoard that allow this report 1o be regarded as a certified appraizal.

No one provided sigmificant professional assistance to the person signing this report,

I have rrade a physical inspection of the subject property.

It oy opinion, the cenclusions related to the subject property, a5 of December 1, 1992 -57,
are:

Grade floor petait'commercial, 3,500 sf S500 to F700 month

Grade Hloor office, 3,500 sf S700 to $900/month
Second floor shell space, 7,000 5§ 2150 to $200/month
Small Office suite, 350 58 - 400 sf 5290 to $333/month

Market Value Conclusions, %93, 495 F130,000 to 146,004

EVENV.G » MLAT
State Certified Generzl Real Estatd:
Appraiser Certificate Nurmber COER140
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GENERAT LIMITING CONINTIONS

1. The distribution, if any, of the tatal valuation in this regrort between land ang improvements
appliss only under the state program of utilization. The separate allocations for land and uldings:
must not be used in conjunction with any other appraisal and are invalid if 5o wsed

2. Possession of the report, ot a sopy thereof, does not carry with it the right of publication. {t may
not be used for any purpase by soy person other than the party to whern it is addressed without the
written vonsent of the appraiser, and inany event only with propar written qualification and enly in
itz entirety.

3. Tho appraiser herein by reason of this appraisal is not tequired to give further consultation,
testimeny ot be in attendance in court with reference to the property in question nnless arrangements
have been, previously made, '

4. Neither all nor any part of the contents of this report (esperially any conclugions 35 1o value, the
identity of the appraiser, or the firm with which the appraiser is connected) shall be tlisseminated to
the public through advertising, public relations, news, sales ot ather media without the prior writtén

cconsent and approval of the appraizer.

5. This appreisal covers tho propety a5 described in this report, and the areas and dirnensicns as
shown hergin are assumed 1o be comect.

6. Unless otherwise stated in this report, the existence of hazardons material, which pmay o may not
be prezent on the preperty, was not observed by the appraiser. The appraiser has no Imowledpe of
the existenco of stch materials on or in the property. The appraiser, however, is not qualified to
detect such substances. The presence of substances such as asbestos, wea-formaldehyde foam
insulation, ot other potentizlly hazardons materials may affect the vafue of the property. The valus
celimate is predicated on the assumption that there is oo such material on or in the property that
winld cause = loss in value. No responstbility is assumed for any such conditions, o fop any
expertise or enginecring knowledge required to diseover them. The ¢lient is urged bo retain an expert
in this field, if desired.
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GENERAT. ASSUNMPTIONS

1. Mo responsibility is assumed for the legal descriptionsor for mattess nelnding legad or trde
copsideration. Title to the property is assumed to be good and marketable nndess otherevise stated.

2. The property is appraised free and clear of any o all liens or encumbrances unless otherwize
stated.

3. Responsible ownership and competent property management ars assumed.

4, The information furnished by others is believed to be veliabie. However, no warranky 15 goven for
15 ACCUTALY.

5. All engineening is assumed 1o be correct. The plot plans and ilustrative material in this report
are included only to assist the reader in visualizing the property.

6. It is azswmed that there are oo kidden or unapparent condiions of the property, subsoil or
strnetures that render it more ¢ less valuable, No responsibility is assumed for such conditions or
for arranging for engineeting studies that may be required to dizcover them.

7. It is assumed that there is full compliance with all applicable federsi, seate and local
environmental regulationss and laws untess noneomplismes is stated, defined and considered in the

apprasal report.

3. Itiz assumed that all applicable zoning snd vse regulations and restrietions have been complied
with, wnless a nonconformity has been stated, defined and considered in the appraisal report.

. It is assutned that all required liccase, sertificates of occupancy, consents or other legiclative or
administrative suthority from anylocal, state or national govemment or private entity or organization
bave been or can be obtsined or renewed for any use on which the value estimated containcd in this
report is based. '

10, It is azsumed that the niflization of the land and improvemments iz within the boundaries ar
property lines of the property described and that there is no cnceoachment ox tespass unless noted
i1 the report
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Definitioz of Market Rent
According to The Dictionary of Bral Estate Appraisal, 3rd Edition, Appraizel Institue,

market rent is defined asz “the rental ineome that a property would most probabiy coromand in the
apen market; indicated by the current rents paid and as for comparable space ag of the date of the

appraizal” (Fage 221),

Definidon of Market ¥alue

The most probable price which  property should bring in a competitive and open market under
all conditions requigite to a fair sale, the buyer apnd seller each acting prudently and kmuwledgeably, and
1ssuming the price is not afeeted by undue stimulus, Implicit in this definition is the consummabon of
& sale ag of a specified date and the passing of title from seller to buyer under conditions wherehy.

(1) Bayer and seller are typically motivated;

{2y  Bothparties are well informed or well advised, and acting in what they comsider their own best
interests;

{3 A reasonable time is allowed for exposure in the open matket;

(4)  Payment is made in terms of cash in U8, dollam or in terms of financial arrangements
comparable thersto; and

(5 The prico represents the normal consideration for the propenty sold waffected by special or
creative financing or sales eoncessions anted by snyone associated with the sale.”

2 Fateral Repistar, volame 55, oomber 163, August 22, TR, pagss 34228 and MI20.
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QUALIFICATIONS
Cettmercial Feal Esisae STEVE GRAHAM, MAIL CRE

Salrs, Lrasing, Afanozumanl,
Ihﬂlipillb'll..ﬁ.ppr.ﬁﬁl]sb E;Lpggtmn:

e 19473 - B.A., University of the South, Scwances, Tenmesses
23000 Dok g Plage 1975 - 1., Cumberland School of Law, Samford University,
T Birmingham, Alabama
Eirmitghizt, Athars 35205 Appraisal Institute Courses and Sermars
Fhane (204} 37 1.THGD . .
- Real Estatg Cingli leations:
ovwts AT OMpAng, poe

State of Alabama Broker's License - Decemnber, 1973

Hanry s Graam Primarily involved i real estate appraisal and consulling

R 1 in all types of real estate.
Seve Eraliadn, Mal, CRE MAT - Appraisal Inshitute, Certificate Ne. 7194
R ——— CRE - Member, Counzclors of Reat Estate, Certificate Mo, 1214
ey 6. Seibets L State Certificd General Real Property Appraiscr, GO 140
Sorny CHp SRR oL
Cylen & Noalers SIDR m:
Jack ke

Birminghatn Area Board of Realtors, Board of Directors 1959394

Alabama State Bar - Scpiember, 1978

nid-South AL Chapter, Appraizal nstitute, Officer 1990-1%593, Board of Dircetors,
. Clanegc Tindle, SRt 10051998

Jule et

[Fn LowcB S00R

Jauk Eromo Cperation New Birmingham, Board of Directors, 1986-19%2
Kataein Vickery Alabama Real Bstate Appraisers Board, Chainnan, 1590-1994
Timeehy . B Boy Scouts of Ameries, Troop Comnittee, Troop 320

ilvar Fl. Uroor, Ir
Tramas P Krcbos, Fa, R m;
Wewran Y. Fraser
Appraising and counseling for a wide range of real estate:
KITLE commercial, mdustrial, _nf'ﬁn:.e and investment propetties. _
Clicnts include various investors, atiomeys, accountants and corporalions
in addition to those cutlined belovw,
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oy of Indunirtal & AanSouth Bank WA Baptist Medical Centers
m::: :.::: SouthTrust Bank N.A. Caniel Corporation
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U Colonial Bank Harhert Corporation
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emat daetalion of Guli States Paper Jeffcrson County
FitdaLing e & Snagem Capstone Development DCH Becional Medical Center
Aawscbaun Imemalknt Eniversity of Alabama at Binuingham Childven's Health Swstems
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