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10552 Success Lane, Suite E
Centerville, OH 45458

Phone: (337) BB6-5088
Fax: (937)608-5069
slave.weis@logix-realestate.com

August b, 2022

Eric Bonn

ISW Corporation Inc.
4300 Gateway Bivd.
Springfield, OH 45502

RE: An appraisal of the 40,100 square foot building, on 4.800 acres of land
located at 4300 Gateway Blvd in Springfield, Clark County, OH 45502,

Mr. Bonn,

At your request, we have made an appraisal investigation of the above captioned
property. The purpose of this appraisal was to give an opinion of the current market
value of the subject property, as is. This report was prepared for Eric Bonn for asset
management, divorce proceedings, mediation, or settiement purposes.

We have considered all three approaches to market value for this assignment. Based on
the subject’s characteristics and the scope of the assignment, the Sales Comparison
Approach has been processed. The subject is located in a market with limited rental
activity for single-tenant industrial properties. We have searched several databases and
due to the lack of applicable investment data, the Income Capitalization Approach
would not produce a more credible result and has not been processed for this report.
The Cost Approach was not processed since it would not provide additional credibility
due to the judgmental nature of depreciation, including physical depreciation and
external obsolescence. The depth of discussion contained in this report is specific to the
needs of the client and for the intended use stated above. The appraiser is not
responsible for unauthorized use of this report.

This is an appraisal report that is intended to comply with the reporting requirements
set forth under Standard Rule 2-2(a} of USPAP, as promulgated by the Appraisal
Foundation in accordance with Title X| of the Financial Institutions Reform, Recovery,
and Enforcement Act {(FIRREA). As such, it presents a summary discussion of the data,
reasoning, and analyses that have been used in the appraisal process to develop the
appraiser's opinion of value.



The information gathered during the course of our study has been processed in
accordance with the methodology recommended by the Appraisal Institute and the
Uniform Standards of Professional Appraisal Practice (USPAP) as developed and
published by the Appraisal Standards Board {ASB) of the Appraisal Foundation. The
following report relates to the assumptions and limiting conditions imposed the scope of
the assignment, as well as the valuation opinions.

No responsibility has been assumed for matters legal in nature, nor has any opinion on
title been rendered. This appraisal assumes the subject has a marketable title fee from
any liens, encumbrances and environmental concerns, if any, unless expressly indicated
in the body of the report,

The most logical buyer would be an owner-occupant, with fee simple ownership of the
subject property. In identifying the most logical buyer of the above property, it was
determined that the marketing of such a property depends on the existing conditions
influencing the market during the period of market exposure. Based on primary and
secondary data sources involved in the acquisition of similar properties, it is felt that an
agreement to purchase the subject would be reached within a twelve month period, if
properly marketed,

This letter is not the appraisal itself, and is to be used in conjunction with the appraisal
report to follow. The identification of the subject, iis location, physical characteristics,
ownership status, and other pertinent facts along with comparable market data, and the
resuits of the investigations and analyses that lead to the value conclusions are
summarized in the following report.

All data gathered during the course of the work is being maintained in a permanent file,
If you should have any questions, please et us know,

Respectfully submitted,

Logix Real Estate Solutions
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John F. Tonkin

Stephen J. Weis, MBA, MA|

President

Certified Genaral Real Estate Appraiser
State of Ohio Certificate #2003005398

* Did not inspect — Reviawed the report

A2067

Vice President
Certified General Real Estate Appraiser
State of Ohio Certificate #2014004018
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Subject Photographs
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2300 Gateway Blvd. Sptinglield, OH.
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Summary of Salient Facts

Property Address:

Main Parcel ID:
Property Type:

Year Built:

Total Building SF:
Improved Site Acres:
Zoning:

Utilities:

Flood Plain Designation;

Opinion of Value

4300 Gateway Blvd.
Springfield, Clark County, QH 46502

330-07000-10402-0-00
Industrial

1987

40,100

4.800

M-1 - General Manufacturing
All Public

Zone X

Reconciliation Status | Effective Date Property Rights | Value Opinion
Sales Comparison Approach Asls §/22/2022 | Fee Simple Estate $300,000
Reconcilad Current Market Value {  Asls 6/22/2022 | Fee Simpla Estate $800,080

The above value estimate is exclusive of all furniture, fixtures, and equipment {FF&E),

LOGIX REAL ESTATE SOLUTIONS

Page 2



4300 Gateway Blvd,_Sprinafield, OH e August § 2022

Assumptions and Limiting Conditions
According to the Uniform Standards of Professional Appraisal Practice (USPAP),

Assumption is defined as:

That which is taken ta be true.

Therefore, it is critical to note that this appraisal report is based upon the
following Assumptions and Limiting Conditions:

Basic Assumptions and Limiting Conditions:

1.

This Is an appraisal report that is intended to comply with the reporting requirements set forth under the
Standard Rule 2-2(al of the Uniform Standards af Prolessional Apprafsal Froctieo. As such, it presents
summarized discusslons of the data, reasoning, end analyses that have besn used in the appraisal
process to develop the appraiser’s opinion of value. Supporting documeniation concerning the data,
reasoning, and analyses is contained in this repont. i a third party study was relied upon to assist in
reaching a value for the subject property, such sludy is included herein with the name of the person or
firm responsible for such study, slong with the appraiser’s comments and conclusions regarding that
data, The information contained in this report is specific to the needs of the client and for the intended
use stated in this report. The appraiserls} is/are not responsible fot unauthorized use of this report.

All data gathered during the course of our investigation are from sources believed ta be reliable and are
assumed correet, but are not gusrantesd, Further, responsible ownership and competent property
management are assumed.

No responsibiiity is assumed for matters legal in charscter or pature. The property Is assumed free and
clear of any or all ltens or encumbrances except as herein described, and assumes ils title to be
marketable unless otherwise stated. it is assumed thal the utilization of the fand and improvements Is
within the boundaries or property lines of the property described and that there is no encroachment or
trespass uniess noted in the report.

No responsibility is assumed for the legal description or for matlers including titfe considerations. The
legal description, as given by the client, or as obtained through public records, is assumed correct, No
survay has been made, uniess noted in the report, and no responsibility is assumed in connection
therewith,

it is assumed that there is full compliance with sil applicable federal, state, and local enviranmental
requlations and laws unless noncompliance is stated, defined, and considered in the appraisal report,
Unless atherwise stated in this report, the existence of hazardous material, which may or may not ba
present on the property, was not observed by the appraiser. The appraiser has no knowledge of the
existence of such materials on or in the property. The appraiser, however, is not qualified to detect such
substances. The presence of substances such as asbostos, urea-formaldehyde foam insulation, or other
potantiafly hazardous materials may affect the value of the property. The valug estimate is predicated
on the assumption that there is no such material on or in the property that would cause foss in value.
No responsibility is assumed for sny such conditions, or for any expertise or engineering knowledge
raquired to discover them. Tha client is urged to relgin an expert in this field, if desired. The appralsers
have made the assumption that hazardous materials are not presant within the subject Improvements or
on tha subject property.

The Americans with Disabilitles Act {ADA) became effective January 26, 1992, The appraisers have not
made a specific compliance survey and analysis of this properly to determine whether it is in conformity
with the various detailed requirements of the 4DA. It is possible thal a compliance survey of the
praperty, together wilh 8 detailed analysis of the requirements of the ADA, could revaal that the
property Is not in compliance with ene or mora of the requirements of the Act. if so, this fact could have
a negative effact upon the value of the property. Since the appraisers have no direct evidence relating
fo this igsue, possible noncomplisnce with the requiremants of ADA in estimating the value of the
property has not been considored,

it is assumed that all applicable zoning and use regulations and restrictions have been compliod with,
anlyss a nonconformity has hean stated, defined, and consideted in the appraisal report. Zoning laws
ara assumed stable. No responsibility is assumad for building ¢oda violations.

LOGIX REAL ESTATE SOLUTIONS Page 3
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8. It is assurmed that all required licenses, certificates of cecupancy, consents, or other legislative or
administrative authorily from any local, state, or national government or private entity or organization,
have been or can be obtained or renswed, for any use on which tha valae estimato coatalned in this
report is based.

9. No responsibllity is assumed for any architectural, structural, mechanical or enginsering matters, All
engineering is agsumad to ba corract. it is assumead that there are no hidden conditions of ths property,
subsoil, or structures that render it more or less valuable. No responsibility Is assumed for such
conditions or for arranging for engineering studies that may be required ta discover tham.

10. The amount of acreaga for the underlying site has been based on our review of public records, as well
as descriptive data provided by the property owner. The appraiser{s) signing this report have rmade the
assumplion that this data is accurate, Any sketches, maps, or plot plans contained within this report are
included only to assist {he reader in visualizing the property and are not necessarily o scale.

1. This appraisal report may contain a valuation relating to the geographicel portion of a larger parcel and
the value reported for such portion plus the value of sl other geographic portions may or may not equal
the value of the entire parcel or tract when considered in its entirety, Any value astimates provided in
this report apply to the subject property as a whole, and any proration or division of the total into
fractional interests will invalidale the value estimate, unless such proration or division of Interests has
been set forih in the report. Tha distributlion, if any, of the total valuation in this report between land
and impravements applies only under the stated program of wtilization. The separate ailocations for
land and buildings must not be used in conjunction with any other appraisal and are invalid if so used.

12 Possassion of this report, or a copy thereof, dees not carry with it the right of publication. This report
may not be used for any purpose by any person other than the intended ussr, without the written
cansent of that persen or Logix Real Estate Sofutions, and then only in its entirely. The appraiser(s)
signing this report must be notified in order to reproduce this appraisal.

13, The appraiser(s), by reason of this appraisa), is/are not required to give further consultation, testimony,
or be in altendance in count with reference to the property in question unless arrangemenis have baen
proviously made. With the delivary of this appraisal, the emplaymant is completed and the fee is due
and payablae upon raceipt of billing, If further reports aro necessary, or court appsaarances desired,
saparate arrangements must ba made for additional services.

14, Neithar all nor any part of the contents of this raport {aspacially any conclusions as to value, the identity
of the appraiser(s), or Logix Real Estste Solutions shall be disseminated to the public through
advertising, public relations, news, sales, or othar media without the prior written consent and approval
of the appraiser(s).

Extraordinary Assumptions

According to the Uniformm. Standards of Prefessional raisal Practice {L/SPAP), an
Extraordinary Assumption is defined as:

An assignment-spacific assumption, as of the effective date regarding uncertain information used in
an analysis which, if found to be false, could alter the appraiser's opinions or conclusions.

USPAP elaborates on this definition by making the following comment:

Extraordinary assumptions presume as fact otherwise uncertain infformation about physical, legal, or
economic characteristics of the subject property; or about conditions external to the property, such
as market conditions or trends; or about the integrity of data used in an analysis.

Therefore, the appraisers have made the following Extraordinary Assumptions:

Nene
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Hypothetical Conditions

According to the Uniform Standards of Professional Appraisal Practice (USPAP), a

Hypothetical Condition is defined as:

A condition, directly ralated to a specific assignment, which is contrary te what is known by the
appraiser to exist on the effactive date of the assignment resuits, but is used for the purpose of
analysis.

USPAP elahorates on this definition by making the following comment:
Hypothetical conditions are contrary to known facts about physical, legal, or economic charasteristics

of the subject property; or about conditions external to the property, such as market conditions or
trends; or about the integrity of data used in an analysis,

Therefore, the appraisers have used the following Hypothetical Conditions:

None

Definitions

Market Value: The valus to be appraised is the Market Value. Market value is the major
focus of most real property appraisal assignments. Both economic and legal definitions of
market value have been developed and refined. A current economic definition agreed
upon by agencies that regulate federal financial institutions in the United States of
America is:

“The most probabie 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 knowledgeable, and assuming the price is not affected by undue
stimulus. Impficit in this definition is the consummation of a sale as of & spscified
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 what thay consider
their best interests;

3. areasonable time is allowed for exposurs in the open market;

payment is made in terms of cash in United States dollars or in terms of
financial arrangements comparabte 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

. . 1
associated with the sale.”

Substitution of another currency for United States dollars in the fourth condition is
appropriate in other countries or in reports addressed to clients from other countries.

' Oftice of the Comptroller of the Currency under 12 CFR, Part 34, Subpart C-Appraisals, 34.42 Definitions {f).

For further explanation of the definition of Market Value, the client is urged to review the following: Federal Register
- Volume 55 — Number 163; tha Dictionary of Real Estate Appralsal, Appraisal Institute; and the Unj
of Professional Appralsel Praglice.

LOGIX REAL ESTATE SOLUTIONS Page 5
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Fee Simple Estate is defined as absolute ownership unencumbered by any other interest
or estate, subject only to the limitations imposed by the governmental powers of

. . v . 2
taxation, eminent domain, police power, and escheat.

Leased Fee Interest An ownership interest held by a landlord with the rights of use and
occupancy conveyed by lease to others, The rights of the lessor (the leased fee owner)

and the leased fee are specificd by contract terms contained within the lease.”

Leasehold Interest is defined as the interest held by the lessee {the tenant or renter)
through a lease conveying the rights of use and occupancy for a stated term under certain

uye 2
conditions.

Marketing Time is defined as an estimate of the amount of time it might take to sell a
property interest in real estate at the estimated market value level during the period

immediately after the effective date of an appraisal.’

Exposure Time is defined as the estimated length of time the property interest being
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 appraisal. Exposure
time is a retrospective estimate based upon an analysis of past events assuming a

competitive and open market.”

Highest And Best Use is defined as the reasonable 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 highest and
best use must meet are legal permissibility, physical possibility, financial feasibility and

maximum productivity.

Value As Is is defined as the value of specific ownership rights to an identified parcel of
real estate as of the effective date of the appraisal; relates to what physically exists and is
legally permissible and excludes all assumptions concerning hypothetical market

fh3 . B . . [ 2
conditions or possible rezoning. See also effective date; prospective value opinion.

! Dictionary of Resl Estate Appraisal

! Unifarm Standards of Professional Appraisal Practice {USPAP)

LOGIX REAL ESTATE SOLUTIONS Page 6



4300 Gatewsy Bivel, Springlield, OH Angust s, 2022

Appraisal Problem

The appraisal problem consists of determining the highest and best use of the subject
property as if vacant and as improved and then determining the market value of the
entire property including the land and improvements. The appraisers must analyze the
subject in relation to competitive properties to determine how the subject property is
expected to compete with these other properties as an investment. The overall market
condition must also be analyzed to determine the marketability of the subject in a
competitive and open market,

The subject is a 40,100 square foot building, situated on a 4.800 acre parcel.

Scope of Services

The scope of the appraisal is summarized to include the intended use, analysis,
reasoning, and procedures used to develop and support our opinion and conclusions.

intended Use of Report

This appraisal is intended to assist with asset management, divorce proceedings,
mediation, or settiement purposes.,

Client and Intended User of Report

Eric Bonn is the client for this appraisal assignment. The intended users are Eric Bonn and
his associated accountants, attorneys, and representatives.

General Data Collection and Analysis

This involves collection of data relating to national, regional, and local trends, and
identification and analysis of the social, economic, governmental, and environmental
forces affecting the market value.

Neighborhood Data Collection and Analysis

This entails inspecting the subject neighborhood; collecting and analyzing data on growth
trends, demographics, physical characteristics, utilities, and infrastructure.

Subject Property Data Collection and Analysis

This phase includes inspecting the subject; analyzing the condition and utility of the
subject; and analyzing other relevant information such as real estate taxes, and zoning.
The description of the subject property is based on information provided to the appraiser
by the client and the site inspection, as well as data compiled from public records.

LOGIX REAL ESTATE SOLUTIONS FPage 7
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Market Data Collection and Analysis

This phase involves collecting, verifying information and analyzing comparable improved
sales, and coliecting market information such as rents, expenses, capitalization rates,
yield rates, and land to building ratios, The national, regional and local market area
analyses are based on observations of the marketplace by Logix Real Estate Solutions,

Additional data was provided by the following:

Clark County The State of Ohio
City of Springfield US Census Bureau

Highest and Best Use Analysis

This phase involves analyzing the subject relative to supply and demand, physically
possible use, legal use, feasible use, and the maximally productive use as if vacant and as
improved,

Valuation

We have considered all three approaches to market value for this assignment, Based on
the subject’s characteristics and the scope of the assignment, the Sales Comparison
Approach has been processed. The subject is located in 2 market with limited rental
activity for smaller, single-tenant industrial properties. We have searched several
databases and due to the lack of applicable investment data, the Income Capitalization
Approach would not produce a more credible result and has not been processed for this
report. The Cost Approach was not processed since it would not provide additional
credibility due to the judgmental nature of depreciation, including physical depreciation
and external ohsolescence,

Report Preparation

The final phase of the appraisal process is the preparation of a report. The reporting
format, according to Standard Rule 2-2{(a) of the Uniform Standards of Professional
Appraisal Practice {USPAP), is an Appraisal Report. The report summarizes information
sufficiently to identify the real estate, including physical and economic characteristics.
This Appraisal Report is a recapitulation of the appraiser's data, analyses, and
conclusions. Supporting documentation is retained in the appraiser's file. The depth of
discussion contained in this report is specific to the needs of the client and for the
intended use.

Effective Date of Valuation - Current Market Value As Is

This is the date on which the property was inspected, The effective date of valuation of
the Current Market Value is June 22, 2022,

Date of the Report

This is the date that indicates the perspective from which the appraiser has examined the
market. The date of this report is August 5, 2022,
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Property Rights Appraised
We have appraised the market value of the fee simple estate,
Marketing Period

The subject would most likely be purchased by an owner-occupant. It was determined
that the marketing of such a property depends on the existing market and financial
conditions impacting the market during the period of market exposure.

Based on primary and secondary data sources involved in the acquisition and disposition
of similar properties, the market value concluded within this report assumes a marketing
period for the subject property of less than twelve months.

Exposure Period

The appraiser observed marketing times of six to eighteen months for similar properties
in the local and regional market. Based on primary and secondary data sources, current
economic conditions, the appraiser’s observations of sales at the local and regional level,
and the condition and appeal of the subject, an exposure time of up to twelve months is
appropriate for the subject.

LOGIX REAL ESTATE SOLUTIONS Page g
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Regional Market Area

According to the Dictionary of Real Fstate Appraisal, Appraisal institute, Market Area is
defined as:

The geographic or locational delineation of the market for a specific category of real estate,
i.e., the area in which alternative, similar properties effectively compete with the subject
property in the minds of probabie, potential purchasers and users,

For the purposes of this report, the Dayton-Springfield metropolitan area is consideraed
the regional marketplace.
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Local Market Area Description

Overview: The subject is located in Springfield, Clark County, Ohio. These political
subdivisions tend to influence the subject property and surrounding properties with their
composition of land uses, governmental influences, school district and location. The local
market is best described as the area surrounding Springfield.
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Conclusion: The local market area is a stable, suburban area. Access to and within the
area is adequate, as is the proximity to other market areas. Therefore, it is our opinion
that in general, property values in the subject area are stable, and will remain stable to
increasing as overall economic conditions improve.

As of the date of this report, the United States is experiencing a significant amount of
economic uncertainty due to the COVID-19 pandemic. Given the unprecedented nature
of this event, the long-term impact on commercial real estate is unknown. Our
conversations with market participants have indicated that some purchase decisions are
being placed on-hold and others have indicated that activity has stayed relatively
consistent,

As of the date of this report, we have not seen direct evidence of industrial property
values being impacted negatively within the subject market.
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Property Data
Legal Description

A copy of the legal description was not provided. For the purposes of this assignment, the
subject is legally defined as county parcel number 330-07000-10402-0-00.

Property History

The subject is currently owned by EW Bonn Properties, LLC and has been under
continuous ownership for at least three years. The subject is currently owner-occupied
and operated as an industrial office/warehouse property.

Overall, the subject is in below average condition due to the significant maintenance
needed for the HVAC system, asphalt, concrete, roof, and glass building front. Based on
the information provided by the property contact, the maintenance items have an
associated cost as follows:

Description Cost | $/SF
HVAC Unit Replacement | $238.404 | $5.95
Concrete Repairs $25500 | $0.64

Parking Lot Repairs $28,000 | 30.72
Roof Replacament $100,000 | $2.49

Glass Repairs $411,525 | $10.26
Total Cost $804,42% | $20.06

The items discussed above create a subject property that is in below average condition,
which will require above average maintenancefrepair costs in the short term, These items
would not likely be cured at one time, but would be addressed over time. These expected
costs would reduce the value to a market participant and the cost to cure will not likely
add value on a dollar-for-dollar basis.

We are unaware of any other arm’s length transfers of ownership, contracts, listing
agreements, options or leases of the subject property within the past three years that
would impact the value of the subject property, No responsibility is assumed or implied
as to the legal nature affecting title to this property.
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2300 Gateway Bivd. Springlield. OH August 5, 2072

Flood Hazard Statement

According to a flood map, the subject site is in Flood Zone X. Fiood Zone X corresponds
to areas of 500-year flood and areas of 100-year flood with average depths of less than
one foot.

Precise determination of flood zones is considered to be out of the scope of the
appraiser's expertise. We assume no responsibility for hidden or non-apparent
conditions beyond the area of our expertise as appraisers. If concern over flooding exists,
the reader is urged to seek professional assistance in determining the nature and extent
of any flooding. The value estimate provided herein assumes that none exist. For precise
determination of the flood zones and to see if flood insurance is available contact the
local FEMA office.

Zoning

The subject is zoned M-1 - General Manufacturing. Please refer to the Zoning Ordinance
for more detailed information. The current use appears to be a legally conforming use
under this zoning classification.

Assessment and Taxes

it should be noted that taxes are calculated by multiplying the effective tax rate by the

assessed value per $1,000. The assessed value is estimated by a local assessor (city,
village, or township lavel}, The assessed values and annual taxes are shown below.

Taxable Taxahle Taxable

Tax Parcel | Land Value | Building Value | Total Value

330-07000-10402-0-00 $157,440 $742,560 $4900,000
Current ; Projected
Total Taxable Valus $900,000 { $900,000
Assessment Ratio 35.00% 35.00%
Total Assessed Valya | $315,000 | $315,000
Assessed Value/51,600 $315 3318
Gross Tax Rate 73.500000 § 73.500000
Effectiva Tax Rats 63.771087 | 63771087
Annual Tax Liability $20,088 $20,088

The current tax data is based on the current assessment and tax rates. The projected data
is based on our Sales Comparison conclusion.

Based on our analysis, the current assessment is considered reasonable.
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Site Description

Area

According to public records, the subject site contains 4.800 acres. The subject's auxiliary
parking area appears to encroach on the adjacent parcel to the east,

Dimensions

The subject site is shown in the parcel map above.

Topography

The subject is genarally level and at the grade of the streset.

Access and Exposure

Access and exposure to the subject is via Gateway Boulevard,

Easements

Normal utility and right-of-way type easements, agreements, or licenses, and the

governmental police powers are assumed, There are no other known encumbrances,
encroachments, or legal restrictions adversely affecting the subject property.
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Soil Conditions

The soil conditions of the subject and surrounding neighborhood appear to be suitable
for a variety of commercial and industrial uses, evident by the developments in the
neighborhood. The analysis of soil conditions is considered to out of the scope of the
appraisers’ expertise. If concern over soil conditions exists, the client is urged to seek
professional assistance in determining the suitability of the soil conditions for any
existing or proposed improvements, The value estimate provided herein assumes that
the conditions are suitable for commercial and industrial development.

Drainage

Drainage appears to be adequate based on the Inspection of the site. If there is a concern
about drainage issues, a quaiified engineer should be contacted.

Environmental Impact

Unless otherwise stated in this report, the existence of solid, liquid, or gaseous hazardous
materials was not discovered during the physical inspection of the subject site. From a
visual inspection, the site does not appear to have potential environmental issues, We
assume no responsibility for hidden or non-apparent conditions beyond the area of our
expertise as appraisers. Only a visual surface inspection of the property was made, and
no soil or subsoil problems were apparent,

Testing for hazardous substances is considered to out of the scope of the appraisers’
expertise. If concern over environmental matters exists, the client is urged to seek
professional assistance in determining the nature and extent of any hazardous
substances. The value estimate provided herein assumes that none exist. Please refer to
item 3 of the Assumptions and Limiting Conditions section of this report.

Utilities

All necessary public utilities are available,
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Subject Improvements

The subject building includes 40,100 square feet, which consists of office, warehouse, and
production/shop area. Overall, the subject is in below average condition due to the
significant maintenance needed for the HVAC system, asphalt, concrete, and glass
building front.

Size Total Building Area (SF) 40,100
Approximate Qffice % 1%
Construction Year Built 1987
Classification [ndustrial
Construction Metal
Class/Quality S/Average
Condition Below Avg
Foundation Concrete Slab
Roof Metal
Ciear Height 16'
Interior Warehouse  Walls Insulated Metal
Lighting Industrial
Floors Concrete
HVAC Heat & A/C
Interior Office Walls Drywall
Lighting Various
Floors Carpet & Vinyl
HVAC Forced Air
Mechanical Features Power Standard
Plumbing Typical
Sprinkier Yes
Other Loading Docks 1

Drive-in Doors

1

Site Improvements

The subject site improvements include asphalt paved parking areas, concrete truck
loading areas, and typical landscaping. The subject has abundant parking, which appears
to be super-adequate for an industrial property. The subject's parking area asphalt is in
below average condition.
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Subject Photographs

Subject Property

Subject Interior

Subject Interior Subject Interior Subject inte}ior
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Highest and Best Use

In analyzing the highest and best use of a property, two steps are necessary. The first is
to analyze the site as if vacant and ready to be improved. After this has been
accomplished, the second step is to analyze the property, as improved, which includes
the land, structures and site improvements.

The highest and best use is that use which brings the greatest net return to the and. The
highest and best use of the subject property was analyzed using the following criteria;
physically possible, legally permissible, financially feasible, and maximally productive.
The highest and best use of the subject as if vacant is to hold for development of a
commercial use that is compatible with the zoning classification and takes advantage of
the infrastructure in place, the access and exposure of the site, and the location in relation
to similar uses and the interstate. This use would likely be commercial oriented.

Since the subject improvements generally conform to market standards, and the
improvements contribute value over/above the value of the site, the highest and best use
as improved, is the current use.

Current Use

The subject’s current use is an industrial office/warehouse facility.

Appraised Use

The subject has been appraised as an industrial office/warehouse facility.

Furniture, Fixtures, and Equipment (FF&E)

The subject facility utilizes several non-realty components, These items, including any
office and industrial equipment are considered trade fixtures and/or personal property
and are not included in the values contained in this report.
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Valuation Process

The appraisal process revolves around three principal avenues of analysis commonly
known as the Cost Approach, the Sales Comparison Approach and the Income
Capitalization Approach. Each of these approaches pursues Independent lines of
analysis, which if properly applied, should converge in mutual support of one another in
arriving at a final solution to the appraisal problem.

The Cost Approach is based on the premise that an informed, rational investor/purchaser
would pay no more for an existing property than it would cost him to reproduce a
substitute property with the same utility. Therefore, the value estimate of the subject is
based on current Replacement Costs (including direct costs, indirect costs, and
entrepreneurial incentive), iess Accrued Depreciation, plus the Site Value.

The Sales Comparison Approach draws directly fram the actions of buyers and sellers of
similar properties. It is the process of comparing prices paid for properties having a
satisfactory degree of similarity to the subject property. This approach is based upon the
principle of substitution, which implies that a prudent purchaser will not pay more to buy
a property then it would cost him to buy an equally desirable substitute property that was
similar in size, location, shape, and utility {i.e., usefulness), without undue delay. It
compares properties with similar utility as the subject property in order to reach a value
indication. The Sales Comparison Approach was used as a value indicator for the entire
subject by comparing improved sales to the subject.

The Income Capitalization Approach measures the relationship of income and value.

This approach realizes its greatest use in the valuation of income-producing properties
such as the subject. It is based on the premise that a prudent investor would pay no
more for the subject property than he would for another investment with similar risk and
return characteristics, Since the value of an investment can be considered equal to the
present worth of anticipated future benefits, dollar income or amenities, this approach
estimates the market value of the net income that the property is capabie of producing.
This amount is capitalized at a rate, which reflects the risk to the investor and supports
the amount of income necessary for debt service or the mortgage requirement.

The appropriate method of valuing the subject in the Income Capitalization Approach is
Direct Capitalization. Income/expense items are estimated based on a sample of market
data. The Net Operating Income {NOI) generated in single year is then converted into an
indication of value by dividing the NOI by an appropriate Qverall Capitalization Rate {(Ro).

The final task of the appraiser is to reconcile the value estimates into a final opinion of
value for the subject property. Based on the nature and scope of this report, only the
Sales Comparison Approach was processed. The subject is located in a market with
limited rental activity for single-tenant industrial properties. We have searched several
databases and due to the lack of applicable investment data, the Income Capitalization
Approach would not produce a more credible result and has not been processed for this
report. The Cost Approach was not processed since it would not provide additional
credibility due to the judgmentai nature of depreciation, including physical depreciation
and external obsolescence,
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Sales Comparison Approach

The Sales Comparison Approach was used to estimate the value of the subject, it draws
directly from the actions of buyers and sellers of real estate. It compares properties with
similar utility as the subject property in order to reach a value indication. The value
estimate for the subject is made on the basis of price per square foot. Any differences in
physical attributes, conditions or amenities are quantified. The impact of unconventional
methods of financing and/or the passage of time are also quantified. The differences are
quantified by a series of adjustments to the comparables and reconciled into an
indication of value for the subject.

Comparable Sales Analysis

An effort was made to find comparable sales, which were similar in size, utility, and
quality that have recently sold. Comparables were selected and verified via public records
and primary sources involved with these transactions. The sales selected for comparison
to the subject are of similar construction, utility and are located within the region.

The locations of the comparables are exhibited on the map below.
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Comparison Process: In applying the Sales Comparison Method, the market value of the
subject was estimated on the basis of actual sale prices of similar properties. Differences
in the properties such as property rights, market conditions at the time of sale, financing,
location, size and other physical characteristics are analyzed, and then adjustments are

applied to the comparables.

Improved Sales Subject 1 2 3 4
Address 4300 5240 1940 2000 5621
Street Gateway Bivd Prosperity Dr S. Yeliow S.Yellow | Webster Ave
Springs St Springs St

Jurisdiction Springfield Springfield Springfield Springfiald Dayton
County Clark Clark Clark Clark Montgomery
State OH OH OH OH OH
Building Area (SF) 40,100 24,000 49,025 61,479 66,200
Office Space (SF) 3,000 2,000 7,914 3,000 3,200
Office Space % 7% 8% 16% 5% 5%
Year Built 1987 1988 1949 1968 197
Construction Metal Metal Matal Metal Metal
Class/Quality S/Average S/Average S/Average S/Average S/Average
Condition Below Avg Above Avg Average Below Avg Below Avg
Clear Height 16* 18 12'- 200 16 -21 14'- 22
Site {Acres) 4.800 4.150 21201 6.390 5.220
Land/Building Ratio 5.2 7.53 242 4.53 343
Environment Industrial industrial Industrial Industrial Industrial
Location Suburban Suburban Suburban Suburban Suburban
Granior Limestone {  John & Andy Kreider NPP
Management Enterprises Corporation of Qhio

Grantee Imperial FQ Real WKLK, Tassec
Logistics Estate {LC Properties

Property Rights Leased Fee Fea Simple Fee Simple Fes Simple
Sale Condition Arm'slength | Arm'slength { Arm'slength | Arm's Length
Financing Cash to Seller | CashtoSeller | Cashto Seller {| Cash to Seller
Sale Date Jan-2022 Jan-2022 Dec-2020 Qct-2021
Sale Price $850,000 $1,350,000 $1,070,000 $1,250,000
Sale Price ($/SF) $35.42 $27.54 $17.40 $18.88

Comments: Sale 1 includes a billboard lease,
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Sale Comp 1

Sale Comp 2

Sale Comp 4
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Adjustment Process: The variables unigue to each sale are analyzed and resolved below.
These adjustments are qualitative in nature and presented numerically.

Adjustments 1 z 3 4
Sale Price ($/SF) $35.42 $27.54 81740 $18.88
Property Rights {eased Fee Fee Simple Fee Simple Fee Simple
Adjustment 0.0% 0.0% 0.0% 0.0%
Adjusted Sale Price {$/SF) $35.42 $27.54 $17.40 $18.88
Sale Condition Arm’s Length | Arm's Length | Arm's Length | Arm's Length
Adjustment 0.0% 0.0% 0.0% 0.0%
Adjusted Sale Price [$/SF) $36.42 $27.54 $17.40 $18.88
Financing Cash 1o Seller | Cash to Seller | Cash to Seller | Cash to Sefler
Adjustment 04% 0.0% 0.0% 0.0%
Adjusted Saie Price ($/SF) $35.42 $27.54 $17.40 $18.88
Market Conditions Similar Similar Similar Similar
Adjustment 00% 0.0% 00% 0.0%
Adjusted Sale Price ($/SF) $35.42 $27.54 $17.40 $18,88
Location {Market) 0.0% 0.0% 0.0% -10.0%
Access & Exposure 0.0% 0.0% 0.0% 0.0%
Age/Condition/Quality -25.0% -20.0% 15.0% 15.0%
Dffice Buildeut 0.0% -6.0% 2.5% 25%
Clear Height 0.0% 0.0% 0.0% 0.0%
Other Physical -50% 1.5% 5.0% 15%
Size {Economic) -L.5% 80% 5.0% 50%
Total Adjustments -31.5% -11.5% 21.5% 20.0%
Adjusted Sgle Price ($/SF) $22.14 $22.72 $22.19 $22.66

Location: Sale 4 is located in a superior submarket.

Access & Exposure: No adjustments ware made,

Age/Condition/Quality: Sales 1 & 2 are superior due to condition. Sales 3 & 4 are inferior due to
age. This adjustment accounts for the maintenance needed for the subject's HVAC system,
concrete, parking lot, roof, and glass front.

Office Buildout: This adjustment accounts for percentage of office space.

Clear Height: Sale 4 has a superior clear height.

Other Physical. This adjustment accounts for land-to-building ratio. This adjustment also accounts
for the subject’s air-conditioned warehouse and the billboard lease included with Sale 1.

Size: This adjustmenl accounts for economies of scale, since larger buildings typically sell at a
fower $/SF and smaller buiidings typically sell at a higher $/SF.
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Sales Comparison Conclusion

The items discussed in the Property History create a subject property that is in below
average condition, which will require above average maintenance/repair costs
{approximately $800,000) in the short term. These items would not likely be cured at one
time, but would be addressed over time. These expected costs would reduce the value to
a market participant and the cost to cure will not likely add value on a dollar-for-dollar
basis. These atypical maintenance/repair items have been considered in our analysis.

The comparable sales indicate a value range as follows;

Mintmum | Maximum
Unadijusted {§/SF) $17.40 $35.42
Adjustad ($/5F) $22,14 $22.12

As Is: After an analysis of the available data and other information retained in the
appraiser's files, a value indication per square foot was estimated based on the above
adjusted range and applied to the square footage of the subject.

SF $/SF Total Rounded
Indicated Value —Asis 40,100 x $2250 = $302,250 $900,000

Additional Analysis: Based on our market research, we have concluded that a Fair Market
Rent for the subject in its current condition would be $2.50/SF on a net basis.
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Reconciliation and Final Value

Finally, it is felt that the most logical buyer of the subject property if offered on the open
market would be an owner-occupant. The revenue potential, access and exposure, and
proximity to commercial areas should have a positive impact on the marketing of this
property. New development and renovations to existing commercial properties have
been evidenced in the past twenty-four to thirty-six months. The overall economy has
been improving for several years and is expected to continue improving aver the long
term.

As of the date of this report, the United States is experiencing a significant amount of
economic uncertainty due to the COVID-19 pandemic. Given the unprecedented nature
of this event, the long-term impact on commercial real estate is unknown. Our
conversations with market participants have indicated that some purchase decisions are
being placed on-hold and others have indicated that activity has stayed relatively
consistent. As of the date of this report, we have not seen direct evidence of industrial
property values being impacted negatively within the subject market.

Reduced marketability in the short term may be attributed to the economic uncertainty
discussed above. The subject's marketability due to its location is average. Reasonable
marketing time is based on the supply and demand for commercial space and market
conditions for this type of property as an investment, as well as price, availability of
financing, and quality of marketing. Based on our conversations with individuals involved
in the acquisition of this type of property, it is felt that a reasonable marketing time for the
subject is twelve months or less. Based on the national and focal market studies, and
considering the degree of marketability that would be reflected for the subject, an
exposure period of less than twelve months is also appropriate.

Opinion of Market Value

In reconciling our final value conclusion, all weight was placed on the Sales Comparison
Approach.

Reconciliation Status | Effective Date Proparty Rights | Value Opinion
Sales Comparison Approach Asls 6/22/2022 | Fee Simple Estate $900,600
Reconciled Current Market Vatue | Asls 6/22/2022 | Fee Simple Estate $300,000

The above value estimate is exclusive of all furniture, fixtures, and equipment {FF&E),
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Certification

In accordance with Standards Rule 2-3 of the Uniform Standards of Professional
Appraisal Practice, | certify that to the best of my knowledge and belief:

1.

2.

10.

11.

12.

The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reporied
assumptions and limiting conditions, and are our personal, impartial, unbiased
professional analyses, opinions, and conclusions.

This appraisal report sets forth all of the limiting conditions (imposed by the terms
of our assignment or by the undersigned) affecting the analyses, opinions and
conclusions contained in this report. These conditions are set forth throughout
this report.

The market value estimated, and the costs used, are as of the date of the report,
All dollar amounts are based on the purchasing power and price of the dollar as of
the date of the report.

To the best of our knowledge, the subject is marketable in its current condition at
the appraisal value set forth in this report.

I have no present or prospective interest or bias in the property that is the subject
of this report and we have no personal interest or bias with respect to the parties
involved.

My engagement in this assignment was not contingent upon developing or
reporting predetermined results.

My compensation for completing this assignment is not contingent upon the
development or reporting of a predetermined value or direction in value that
favors the cause of the client, the amount of the value opinion, the attainment of a
stipulated result, or the occurrence of a subsequent event directly related to the
intended use of this appraisal.

The reported analyses, opinions, and conclusions were developed, and this report
has been prepared, in conformity with the requirements of the Code of
Professional Ethics & Standards of Professional Appraisal Practice of the Appraisal
Institute, which include Uniform Standards of Professional Appraisal Practice.

John F. Tonkin has performed a personal inspection of the property that is the
subject of this report.

No one provided significant real property appraisal assistance to the persons
signing this report,

The use of this report is subject to the requirements of the Appraisal Institute
relating to review by its duly authorized representatives.
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13,

14.

15,

16.

17,

As of the date of this report, Stephen J. Weis has completed the continuing
education program for Designated Members of the Appraisal Institute.

As of the date of this report, Stephen J. Wels and John F. Tonkin have completed
the requirements of the continuing education program of the State of Ohio for the
practice of General Real Estate Appraisal.

The assignment was not based on a minimum value, a specific value, or approval
of a loan,

| have the knowledge and the experience to complete this appraisal assignment
and have appraised this property type before, and neither !, nor my current
employer, have been sued by a regulatory agency of financial institution for fraud
or negligence involving an appraisal report.

I have provided no services, as an appraiser or in any other capacity, regarding the
subject property that is the subject of this report within the three-year period
immediately preceding the agreement to perform this appraisal.

I trust this is the information which you require. All data gathered during the course of
the work are being maintained in a permanent file. If you should have any questions,
please lst us know,

Respectfully submitted,

Logix Real Estate Solutions

x, \ / ‘s e 7@/’(}{’\ ’\”?ng;gm

Stephen J, Weis, MBA, MAI John F, Tonkin

President Vice President

Certified General Real Estate Appraiser Certified General Real Estate Appraiser
State of Ohio Certificate #2003005398 State of Ohio Certificate #2014004018

* Did not inspect - Reviewed the report
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Education:

1950

Bachelor of Science
Business Administration

1993

University of Dayton, Dayton, Ohio

Univearsity of Cincinnati, Cincinnati, Ohio

Master of Business Administration
Concentration in Real £state & Finance

Experignee:

June 2012 — Present

2008 - May 2012

2003 - 2009
1998 - 2003
1997 - 19588
1984 - 1997
1993 - 1994
Certifications:

Certified General Appraiser, State of Ohio, #2003005398
Curtifiad General Real Estate Appraiser, Kentucky # 003758

Logix Real Estate Solutions Inc., President. Litigation Valuation Services
Consultant/Appraiser.
The Gem Real Estate Group, Senior Vice President, Litigation Valuation Services
Consultant/Appraiser,
The Gem Real Estate Group, Vice President, Appraiser

The Hazen Company, Ing,, Appraiser and Market Research Analyst

Wachovia Bank, N.A., Vice President Commercial Real Estata Lending

Star Bank, N.A., Assistant Vica Presidant Commercisl Real Estata Lending
Huntington National Bank, N.A., Assistant Relationship Banker and Commercial Real
Estate Analyst

State Certified Ganeral Real Estate Appraiser, South Carolina # CG 3523

Real Estate Brokers License, South Carolina #623148989

Comprehiensive Commoercial Real Estate Advisgry Services;

- & & » 2

Appraisal/Valuation
Consulting

Tax Appeal

Site Selection
Feasibility Studies
Market Studies

Typas OF Clients

Banks
Devetopers
Attorneys
Accountants
Public and Private
Corporations

Tvpos of Propartips

a & 4 ¥ 9

Qffice

Medical Office

Retail Shopping Center
Commercial Land
Residentiai Subdivision
Developments
Apartments
Convenience / Gas
Stations
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invastment Analysis

Highest and Bost Use Analysis

information Services
Brokerage
Property Management

REIT's

Government

Hospitals

Economic Development
Agencies

Golf Courses

Hotels & Motels
Industrial Warghouses
Industriaf Parks
Condominium
Develppments
Marinas

Mobite Home Parks
Movie Theaters

*® % & ® & ¥ »

*  Minority & Partial Interast
Valuations

+  Estate Settiements

*  (Cendemnation
Tenant Representation

Life insurance Companies
Pension Funds
Conduit

Self-Storage
Restaurants

Funeral Homes
Wetland / Consgervation
Right-of-Way

Special Use Properties
Churches




APPRAISER DISCLOSURE STATEMENT

in compliance with Ohio Revised Code Section 4763.12 (C)

1. Name of Appraiser: Stephen J. Weis
2. Class of Certification/Licensure: X__ Cerdifisd General
. Licensed Residentini
Teimporary General Licensed
Certification/Licansure Number: 2003005398
3. Scope: This Report X___is within the scopa of my Certification or Licenss.

is not within the scops of my Certification or License.

4, Servica Provided By: X Disinterested and Unbiased Third Party,
Interastad and Biased Third Party
Intarasiad Third Party on Contingaent Fee Basis.

5. Signature of person preparing and reporting the appraisal
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This form must be included in conjunction with all appraisal assignments or specialized services
performed by a state-certified or state licensed resl estate appraiser.

State of Ohio
Department of Commerce
Division of Real Estate
Appraiser Section
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QUALIFICATIONS

Education:

2000 - 2004

The Ohio State University, Columbus, Qhiop
Bachelor of Science

Business Administration

Experience:

2012 - Prasent
2005 - 2012

2004 - 2005

Certifications:

Certified General Real Estate Appraiser, State of Ohio, #2014004018

Gem Real Estate Group, Appraiser/Consultant

CoStar Group, Real Estate Research Analyst

Comprehensive Cemmercial Real Fstate Advisory Services:

»  Appraisal/Valuation
+  Consuiting
s  Tax Appeal

Typas Of Clients

s Banks

+ Developers

=  Economic Development
Agencies

Types of Propertios

s QOffice

+ Maedical Offica

« Retall Shopping Center
«  Commergial Land

- g 8

investment Analysis
Highest and Best Use Analysis
Information Services

Attorneys
Accountants

Skilled Nursing Facilities
Apartments

Industrial Warehousas
Gas Stations

Logix Real Estate Solutions, Vice President/Appraiser/Consultant

Market Studies
o  Sie Selection
Feasibility Studies

Public and Private
Corpaorations

Self-Storage
Restaurants
Churches
Right-of-Way
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