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John Medland CFA

Vice President

BLAIR FRANKLIN CAPITAL PARTNERS INC
99 Bay Street P.O Box 147

Toronto Ontario M5L E2

RE Appraisal of Laurel Park Station

Columbus Street Route

Laurel Howard County Maryland

CBRE File No 1b81DC-0016

Dear Mr Medland

At your request and authorization CB Richard Ellis CBR has prepared an appraisal of the market

value of the referenced property Our analysis is presented in the lollowing Summary Appraisal

Report

The sublect represents 63.85 acres of TOD-zoned land located off cf Washington Boulevard US
Route lust north of the City of Laurel in Howard County Maryland It is our understanding that the

property has received from the County sketch plan approval to develop 650000 square feet of office

space 27000 square feet of retail space and 000 residential multifamily units The sublect is

more fully described legally and physically within the enclosed report

Based on the analysis contained in the following report the market value of the subject is concluded

as follows

MARKET VALUE CONCLUSION

Appraisal Premise Interest Appraised Date of Value Value Conclusion

As Is Fee Simple Estate JanUary21 2011 $14600000

Compiled by CBRE

Data information and calculations leading to the value conclusion are incorporated in the report

following this letter The report in its entirety including all assumptions and limiting conditions is an

integral part of and inseparable from this letter



John Medland CFA

January 28 2011

Page

The following appraisal sets forth the most pertinent data gathered the techniques employed and the

reasoning leading to the opinion of value The analyses opinions and conclusions were developed

based on and this report has been prepared in conformance with our interpretation of the guidelines

and recommendations set forth in the Uniform Standards of Professional Appraisal Practice USPAP
the requirements of the Code of Professional Ethics and Standards of Professional Appraisal Practice

of the Appraisal Institute

The
report is for the sole use of the client however client may provide only complete final copies of

the appraisal report in its entirety but not component parts to third parties who shall review such

reports in connection with loan underwriting or securitization efforts The appraiser is not required to

explain or testify as to appraisal results other than to respond to the client for routine and customary

questions Please note that our consent to allow an appraisal report prepared by CBRE or portions of

such report to become part of or be referenced in any public offering the granting of such consent

will be at our sole discretion and if given will be on condition that we will be provided with an

Indemnification Agreement and/or Non-Reliance letter in form and content satisfactory to us by

party satisfactory to us We do consent to your submission of the reports to rating agencies loan

participants or your auditors in its entirety but not component parts without the need to provide us

with an Indemnification Agreement and/or Non-Reliance letter

CBRE hereby expressly grants to Client the right to copy this report and distribute it to other parties in

the transaction for which this report has been prepared including employees of Client other lenders

in the transaction and the borrower it any It has been pleasure to assist you in this assignment If

you have ony questions concerning the analysis or if CBRE can be of further service please contact

us

Respectfully submitted

CBRE VALUATION ADVISORY SERVICES

Lance Orwig Jerry Harvey MAI MRICS CCIM
Senior Real Estate Analyst Managing Director

Certified General Maryland 7434 Certified General Maryland 10086

Phone 703 734-4749 Phone 703 734-4759

Fax 703 734-3012 Fax 703 734-3012

Email lance.orwig@cbre.com Email jerry.harvey@cbre.com

GB RICKARD ELLIS
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CERTIFICATION OF THE APPRAISAL

We certify to the best of our knowledge and belief

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

The reported analyses opinions and conclusions are limited only by the reported assumptions and limiting

conditions and are our personal impartial and unbiased professional analyses opinions and conclusions

We have no present or prospective interest in or bias with respect to the property that is the subject of this

report and have no personal interest in or bias with respect to the parties involved with this assignment

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

Our compensation for completing this assignment is not contingent upon the development or reporting of

predetermined value or direction in value that favors the cause of the client the amount of the value

opinion the attainment of stipulated result or the occurrence of subsequent event directly related to the

intended use of this appraisal

This appraisal assignment was not based upon requested minimum valuation specific valuation or the

approval of loan

Our analyses opinions and conclusions were developed and this report has been prepared in conformity

with the Uniform Standards of Professional Appraisal Practice as well as the requirements of the State of

Maryland

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 and Standards of Professional Appraisal

Practice of the AppraiplJnstitute

The use of this report is subct to the reuirementsof the Appraisal Institute relating to review by its duly

authorized representatives

10 As of the date of this report Jerry 1atvey
MAI MRICS CClM4as conpleted the continuing education

program of the Appraisol lnstitut

As of the date of this report Lance Orwig has completed the standards and Ethics Education

Requirement of the AhiisEt lnstitutfor Atsodie Memhr
Lance Orwig has and Jerry Harvey MAt MRICS CCIM has not mcrde 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

14 Valuation Advisory Services operates as an independent economic entity within CBRE Although

employees of other CBRE divisions may be contacted as part of our routine market research

investigations absolute client confidentiality and privacy were maintained at all times with regard to this

assignment without conflict of interest

Lance Orwig and Jerry Harvey MAI MRICS CCIM have not provided real estate related services on this

property in the three years prior to accepting this assignment

Lance Orwig Jerry Harvey MAlI MRICS CCIM

Certified General Maryland 7434 Certified General Maryland 10086

cBRE
03 RICHARD ELLIS
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TYPICAL VIEW OF THE SUBJLLIS MAIN LOT
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LAUREL PARK STATION SUMMARY OF SALIENT FACTS

Property Name

Location

SUMMARY OF SALIENT FACTS

Assessors Parcel Number

Highest and Best Use

As If Vacant

Property Rights Appraised

Land Area Gross Acreage

Land Area Net Acreage

Approved Density FAR

Proposed Improvements

Residential Density 1000000 SF

Number of Units 1000

Commercial Density 777000 SF

Office Density 650000 SF

Retail Density 127000 SF

Estimated Exposure Time 12 Months

VALUATION

Land Value

Multifamily Land Includes Ground Floor Retail

Office Density Includes Ground Floor Retail

Retail Density Within Multifamily Buildings

CONCLUDED MARKET VALUE

Interest Appraised

Fee Simple Estate

STRENGTHS WEAKNESSES OPPORTUNITIES AND THREATS SWOT

Strengths and weaknesses are internal to the subject opportunities threats are

subject

Strengths

external to the

The subject will have immediate access to the MARC Rail line which will offer direct access to

commuter rai station at the property

The subject has immediate access to the Route which is major north-south artery running

through the area

Laurel Park Station

Columbus Street Route Laurel Howard

County Maryland 20723

06-0394388

Land

Fee Simple Estate

63.85 AC

47.87 AC

1777000 SF

2781091 SF

2085322 SF

Mixed-Use

Average Size 1000 SF

Per FAR/Unit

Appraisal Premise

As Is

$28500.00

$26.00

$26.00

Date of Value Value

January21 2011 $14600000

Compiled by CBRE

vi



LAUREL PARK STATION SUMMARY OF SALIENT FACTS

The current use of the subject as an over-flow parking lot for the nearby Laurel Race Track will

result in lower site development costs

Weaknesses

Exposure visibility to the subject will be somewhat limited due to the configuration of the

proposed improvements on the site which will sit behind the row of improved commercial lots that

front along Route

Opportunities

Disposable income within three-mile radius of the subject is considered above average for the

MSA

The current development and recently completions of new mid-rise multifamily and office

building in the immediate area of the subject should create an increase in potential customers

Due to recent BRAC changes Fort Meade which is home to the National Security Agency and is

less than five miles northeast of the subject is expected to add 22000 new positions over the next

five years

Threats

Laurel is perceived by many market participants to be somewhat dated community that is poised

for significant redevelop While there are some new developments in the area most of the

existing commercial product along the Route corridor is old and of light industrial and

highway retail characfer his isee as something of defrimentto the overall appeal of the

subiect site

The sublect is adlacent to mobile home traLr park aj purel Race Track which are also seen

as detriment to the sub1ect inasmich as upper floor ws from the subiects proposed buildings

will overlook these neighbojhg features

The nearby Laurel 4allisin fRreclosure and the ownr have pkris to redevelop the site into

mixed-use project with heavy emphasis on multifamily component Until this site is

repositioned it is also seen as detrimental influence on the surrounding environs

EXTRAORDINARY ASSUMPTIONS AND HYPOTHETICAL CONDITIONS

It is an extraordinary assumption of this report that the terms of the subjects approved sketch plan will

be carried through to fruition as the site plan moves from the preliminary plan approvals to the

subdivision process and recordafion of the final plat The initial approvals of the sketch plan details

the unit allocation and timing of the phased residential development planned for the site If at later

stage of the approval process the county planners chooses to delay or extend the timeline of when

the four phases of residential unit delivery are permitted it could impact the value conclusions made

herein If this occurs we reserved the right to amend our value estimates as deemed necessary

vii
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LAUREL PARK STATION INTRODUCTION

INTRODUCTION

PROPERTY IDENTIFICATION

The subject represents 63.85 acres of TOD-zoned land located off of Washington Boulevard US

Route just north of the City of Laurel in Howard County Maryland It is our understanding that the

property has received from the County sketch plan approval to develop 650000 square feet of office

space 27000 square feet of retail space and 000 residential mullifamily units In addition the

subject site abuts the Railroad tracks which are themselves adjacent to the Laurel Park

Racetrack The site is currently used as an over-flow parking lot for the track In addition there was

an underutilized MARC Maryland Rail Commuter platform on the site which provides commuter rail

service between Baltimore Maryland and Washington District of Columbia The sketch plan

incorporates this feature into the development which would be in keeping with the intent of the TOD

Zoning District regulations

LAUREL PARK STATION PROPOSED LAND USE PLAN

Commercial Density

Office Use 650000 Sq Ft

Retail Us %2i000 Sq Ft

Residential Density

Multifamily Use 1A0 Units h000 000 Sq Ft

Total 1777 000 Sq Ft

Note assumes 000 SFfrig unit size

Compiled by CBRE

OWNERSHIP AND PROPERTY HISTORY

Title to the property is currently vested in the name of Ml Development Inc who acquired title to the

subject property in February 2007 as un-improved for $20000000 cash as recorded in Deed

10518 Page 157 of the Howard County Deed Records It was acquired from the Laurel Racing

Association Limited Partnership in what the State Assessors records show as non-arms length

transaction To the best of our knowledge there has been no other third party ownership transfer of

the property during the previous
three years

Of the 63.85 acres that represents the total
gross area of the subject only 55.32 acres are

considered usable for development Of that figure some 7.66-acres will be used for road right-of

way dedications within the site which leaves total net area of 47.87 acres The remaining 15.68

acres consists of wetlands or other areas such as forest lands or steep sloping terrain which are not

deemed suitable for development

Ml Development Inc plans to develop approximately 650000 square feet of office space 127000

square feet of retail space and 000 residential units This base plan utilizes 47.87 acres of the
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63.85 acre site available for site development The remainder of the acreage is used for surface

parking access roads and meeting public open space requirements The Tact that the site is already

largely cleared and graded which will not only expedite the development process but will costs

significantly less than typical sites The bulk of planned development is near US Route thereby

reducing infrastructure costs such as roads and utilities

Laurel Park was first founded in 1911 under the direction of the Laurel Four County Fair In 1914

James Butler purchased the track and appointed Matt Winn as its promoter and manager In 1947

the Maryland Jockey Club which owned Timonium and Pimlico purchased Laurel Park After the

Maryland General Assembly rejected the idea of replacing Pimlico with Laurel Park the track was sold

to Morris Schapiro who allowed his son John Schapiro to manage it

From 947 to 984 Laurel Park underwent period of great change The track was renamed Laurel

Race Course and the Washington DC International was introduced Throughout the 1950s and

960s the track was renovated extensively In addition it was awarded summer racing dates In

984 the track was sold to Frank DeFrancis and several business partners

The track was updated again with introduction of Sports Palace facility renovation of the

clubhouse and exterior improvements In August 989 Frank DeFrancis died and his son Joe

DeFrancis began managing the track In 994 the tracks name returned to Laurel Park Yet more

improvements included those to the main entrance Grandstand interior and backstretch barns

In 1998 Leucadia National Corporation acquired significant interest in the Pimlico and Laurel

tracks new backstretch housing facility followed along with the opening of four clubhouse areas

Magna Entertainment Corp bought majority control of the Maryland Jockey Club in 2002 and began

another renovation of Laurel Parks track and facility in 2004 with nearly seven-month closure of

Laurel Parks backstretch and racing surfaces for widening extension and restoration of the dirt

surface

In February 2004 this parcel was re-zoned from M-2 Light Manufacturing to TOD Transit Oriented

Development Per the Maryland-National Capital Park and Planning Commission this new zoning

district provides for the development and redevelopment of key parcels of land within 3500 feet of

MARC Station The TOD District is intended to encourage the development of multi-story office

centers that are located and designed for safe and convenient pedestrian access by commuters using

the MARC Trains and other public transit links For larger sites of at least three acres well-designed

multi-use centers combining office and high-density residential development are encouraged The

requirements of this district in conjunction with the Route Manual will result in development that

makes use of the commuting potential of the MARC system creates attractive employment or multi

use centers and provides for safe and convenient pedestrian travel

2O1
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PREMISE OF THE APPRAISAL

The following table illustrates the various dates associated with the valuation of the subject the

valuation premises and the rights appraised for each premise/date

PREMISE OF THE APPRAISAL

Item Date Interest Appraised

Date of Report January 25 201

Date of Inspection January 21 201

Dates of Value

As Is January 21 201 Fee Simple Estate

Compiled by CBRE

PURPOSE OF THE APPRAISAL

The purpose of this appraisal is to estimate the market value of the subject property The current

economic definition of market value agreed upon by agencies that regulate federal financial

institutions in the U.S and used herein is as follows

The most probable price which property should bring in competitive and open market under all

conditions requisite to fair sale the buyer and seller each acting prudently and knowledgeably and

assuming the price is not affected by undue stimulus Implicit in this definition is the consummation of

sale as of specified date and the passing of title from seller to buyer under conditions whereby

buyer and seller are typically motivated

both parties are well informed or well advised and acting in what they consider their own best

interests

reasonable time is allowed for exposure in the open market

payment is made in terms of cash in U.S dollars or in terms of financial arrangements

comparable thereto and

the price represents the normal consideration for the
property

sold unaffected by special or

creative financing or sales concessions granted by anyone associated with the sale

TERMS AND DEFINITIONS

The Glossary of Terms in the Addenda provides definitions for additional terms that are and may be

used in this appraisal

Office of Comptroller of the Currency 0CC 12 CFR Pa 34 Subpad Appraisals 34.42 Office of Thrift

Supervision OTS 12 CFR 564.2 Appraisal Institute The Dictionaiy of Real Estate Appraisal 4tF ed Chicago Appraisal

Institute 2002 77-1 78 This is also compatible with the RTC FDIC FRS and NCUA definitions of market value as well as

the example referenced in the Uniform Standards of ProfessionalAppraisal Practice USPAP
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INTENDED USE AND USER OF REPORT

This appraisal is to be used by the client for financial reporting purposes

SCOPE OF WORK

The scope of the assignment relates to the extent and manner in which research is conducted data is

gathered and analysis is applied all based upon the following problem-identifying factors stated

elsewhere in this report

Client

Intended use

Intended user

Type of opinion

Effective date of opinion

Relevant characteristics about the sublect

Assignment conditions

This appraisal of the subject has been presented in the form of Summary Report which is intended

to comply with the reporting requirements set forth under Standards Rule 2-2b of the USPAP That is

this report incorporates summary of all information significant to the solution of the appraisal

problem It also includes summary descriptions of the subject and the market for the subject type

CBRE completed the following steps for this assignment

Data Resources Utilized in the Analysis

RESOURCE VERIFICATION

Site Data Source/Verification

Size Maryland State Assessors Records ALTA ACSM Land Title Survey

FAR Approved Sketcy Plan for the subject and Development Conceptual Plan

Improved Data Source/Verification

Gross Density/Unit Counts Approved Sketcy Plan for the subject and Development Conceptual Plan

Area Breakdown/Use Approved Sketcy Plan for the subject and Development Conceptual Plan

No Bldgs Approved Sketcy Plan for the subject and Development Conceptual Plan

Parking Spaces Approved Sketcy Plan for the subject and Development Conceptual Plan

Other Source/Verification

TOD Zoning Howard County Zoning Regulations

Compiled by CBRE

Extent to Which the Property is Identified

CBRE collected the relevant information about the subject from the owner or representatives public

records and through an inspection of the subject The property was legally identified through its

assessors records legal description and land survey
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Extent to Which the Properly is Inspected

CBRE inspected the sublect site as well as its surrounding environs on the effective date of appraisal

Type and Extent of the Data Researched

CBRE reviewed the micro and/or macro market environments with respect to physical and economic

factors relevant to the valuation process This process included interviews with regional and/or local

market parHcipants available published data and other various resources CBRE also conducted

regional and/or local research with
respect to applicable tax data zoning requirements flood zone

status demographics income and expense data of similar projects and comparable listing sale and

rental information of similar properties as those proposed

Type and Extent of Analysis Applied

CBRE analyzed the data gathered through the use of appropriate and accepted appraisal

methodology to arrive at probable value indication via each applicable approach to value

Approaches to value used include the Sales Comparison Approach and the Subdivision Development

Approach The steps recuired
to complete each approach are discussed in the methodology section

CBRE then correlated ak recotciled4he results intp reasonable and Łfensible value conclusion as

defined herein reasoable exposure time and marketing time associated with the value estimate

presented has also beenonclud
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AREA ANALYSIS

Washington DC the nations capital is situated on the eastern seaboard approximately 235 miles

south of New York City It has an attractive network of interstate highways providing excellent access

to other cities on the East Coast The metropolitan Washington DC area is generally considered to

be all of the Washington Metropolitan Statistical Area MSA as defined by the U.S Department of

Commerce Bureau of the Census The Washington MSA currently includes

The District of Columbia

The Suburban Maryland counties of Calvert Charles Frederick Montgomery and Prince

Georges

The Northern Virginia counties and lurisdictions of Alexandria Arlington Clarke Fairfax Fairfax

City Falls Church Fauquier Fredericksburg City Loudoun Manossas City Monassas Park City

Prince William Spotsylvania Stafford and Warren and

The West Virginia county of Jefferson

REGIONAL INFLUEN

Location
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Population

MSA POPULATION STATISTICS

Annual% Annual% Annual%

Area 1980 1990 2000 Change 2010 Change 2015 Change

Atlanta GA 2233324 3069411 4274981 3.3% 5569195 2.7% 6182135 2.1%

Baltimore MD 2199531 2382172 2552994 0.7% 2677198 0.5% 2711907 0.3%

Boston MA N/A 4133500 4390671 0.6% 4561325 0.4% 4610359 0.2%

Chicago IL 7246035 8182076 9098316 1.1% 9651162 0.6% 9856994 0.4%

New York NY N/A 16845987 18322996 0.8% 19104193 0.4% 19331725 0.2%

Philadelphia PA 4781496 5435470 5687147 0.9% 5913308 0.4% 5987829 0.3%

Washington DC 3397935 4122914 4796182 1.7% 5438912 1.3% 5701635 0.9%

Saurce Clantas October2010

Economic Base

The U.S economy was in recession from December 2007 until June 2009 according to the

National Bureau of Economic Research Since December 2007 over 8.4 million jobs have been lost

several major financial institutions have collapsed companies across multiple industries have required

federal bail-out money the debt markets have seized and real estate values have fallen dramatically

The economy has showed signs
of improvement as the stock market has recovered much of its losses

but the unemployment rate remains approximately 240 basis points above its Year End 2008 level of

7.2%

Due to the presence of the Federal Government the Washington area generally outperforms

the national economy The Washington DC MSA has been affected by the current economic

conditions but not to the extent of most other areas As of October 2010 the notional

unemployment rate was 9.6% while the DC Metro unemployment rate was 5.8% The Washington

DC MSA also had the highest 2010 estimated average income level and the highest consumer

expenditure level of any major metropolitan area

Employment

The dominant employment sectors in the Washington MSA are government and services which

represent 77% of the regions employment The region has limited manufacturing base of only

2.0% Unlike other metropolitan areas the government traditionally has been large employer with

more than one out of five jobs provided by the Federal state or local governments Furthermore

many thousands of private sector jobs are either affiliated with or dependent upon the government

This includes government contractors to various federal agencies law firms and lobbyists

From 2000 to 2009 the Washington MSA added approximately 271000 jobs an increase of

10.1% The largest growth period occurred in 1999 and 2000 when the technology and telecom

industries expanded rapidly This growth slowed considerably in 2001 cind 2002 as the national and
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regional economies fell into recession exacerbated by the September 11 2001 terrorist attacks

Growth rates rebounded in 2003 and 2004 but posted much slower growth rates in 2007 and

2008 From Year End 2008 through Year End 2009 the Washington DC area employment

decreased by .9% losing approximately 57200 jobs

NON-AGRICULTURALAVO .OAINUAL RMPLOYMENT BY MAJOR INDUSTRY DIVISION

WASHINGTON D.C MSA 000o

.Ao Of Chonge Clmnge Asnool Chonge

INDUSTRY 2000 2001 2002 2003 2004 2005 2006 2007 2006 2009 Oct-10 2008-2009 2000-2009 2000-2009

CenstrotionMong 153.1 161.7 163.4 168.1 177.3 186.6 191.5 184.9 173.1 142.4 141.1 -17.7% -7.0% -0.8%

Menofoctunng 80.7 77.7 72.1 67.2 66.1 65.4 63.7 62.2 60.8 54.2 51.9 -10.9% -32.8% -4.3%

TrodoTronoportolionUtiljtiec 393.6 391 387.7 392.0 399.6 406.5 404.7 404.8 398.8 389.2 388.6 -2.4% -1.1% -0.1%

Informotion 126.8 131 115.3 109.6 106.0 99.8 96.9 93.9 91.4 80.3 78.5 -12.1% -36.7% .4.9%

FinonoiolAtisitiet 140.5 147.8 151 155.9 157.4 160.4 161.5 159.4 154.0 145.0 143.8 -5.5% 0.0% 0.0%

PcofIBsoineocSersiceo 555.7 5696 560 586.9 616.0 646.4 664.5 675.1 683.4 672.0 690.4 -1.7% 20.9% 2.1%

EdootionoIHeeIth Service 276 283.4 295.1 294.0 302.9 309.1 317.5 328.5 338.0 350.4 364.1 3.7% 27.0% 2.7%

LeioroHoopitolity 219.6 219.4 225.7 232.9 241.1 245.2 2494 254.3 262.1 250.7 265.3 -4.3% 14.2% 1.5%

OthrServicoo 150.0 153.1 157.4 161.3 165.5 165.9 176.7 180.6 184.5 184.0 180.0 .0.3% 22.7% 2.3%

Government 577.7 584.7 600.8 616.5 623.1 632.1 640.5 646.6 660.8 681.0 692.1 3.1% 17.9% 1.8%

TOTALS 2678.7 2719.4 2728.5 2784.4 2855.0 2917.4 2966.9 2990.3 3006.9 2949.7 2995.8 -1.9% 10.1% 1.1%

AenooljobGrowth 116.8 40.7 9.1 65.0 70.6 62.4 49.5 23.4 16.6 -57.2 46.1

%Arnuol Chongo 4.6% 1.5% 0.3% 2.4% 2.5% 2.2% 1.7% 0.8% 0.6% -1.9% 1.6%

Office Employment Sector

Idorrootion Finonciol.OJI er4ce 1542.85 1577.25 1579.2 1615.95 1659.35 1697.65 1737.35 1760.8 1781.7 1772.7 1802.85 -0.5% 16.4% 1.6%

ootegorino-50% of GorY

Not teoconolly odjorted All dots it onnool not peer sod

Soutvo U.S Boreoo of Lebor Stotintioo Compiled by CB Riohord ElIio Inc 1/2011

Local jurisdictions in the Washington MSA increased employment by approximately 41700 lobs an

increase of .4% from October 2009 to October 2010 as summarized in the following chart

NON-AGRICULTURAL EMPLOYMENT BY LOCAL JURISDICTION

October 2009 to October 2010 Comparison Not Seasonally Adiusted

WASHINGTON D.C SUBURBAN MD NORTHERN VA

Change

October 2009 000s SHARE October2010 000s 000s SHARE CHANGE

Districtof Columbia 705.4 24.0% 726.0 20.6 24.4% 2.9%

SuburbonMD 937.3 31.9% 951.9 14.6 32.0% 1.6%

No.VA 1291.2 44.0% 1297.7 6.5 43.6% 0.5%

TOTALS 2933.9 100% 2975.6 41.7 100% 1.4%

Source Bureau of Labor Statistics Excludes Jefferson County WVA

Compiled by CB Richard ellis Inc as of 1/201

As of November 2010 Dr Stephen Fuller Director of the George Mason University Center for

Regional Analysis forecasts regional employment as follows
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EMPLOYMENT FORECAST

WASHINGTON D.C MSA

Indicator 2010 2011 2012 2013 2014

PayrollJobGrowth000s 32.2 37.3 44.3 48.8 51.9

Excludes self-employed contract and port time workers

and employees for business started up in the given year

Source George Mason University Center for Regional Analysis

Unemployment Rates

UNEMPLOYMENT RATES

Annual PMSA Washington DC U.S

Oct-10 5.8% 9.7% 9.6%

2009 6.2% 11.9% 10.0%

2008 3.8% 8.2% 7.2%

2007 3.0% 5.8% 4.9%

2006 3.1% 5.6% 4.4%

2005 3.4% 6.0% 4.8%

2004 3.7% 7.3% 5.4%

2003 3.9% 7.4% 7%

2002 4.0% 6.8% 0%

2001 3.4% 6.6% 51%

2000 2.7% 5.8% 3.9%

1999 2.6% 5.9%

1998 3.0% 7.5% z4%

Source But eou Labor Siatisics

Compiled by CB Richard Ellis Inc 1/2011

Washington Coincident Index

The Washington Coincident Index which represents the current state of the metropolitan area

economy increased 0.9% in October from its September level following two month-to-month

declines The Coincident Index also continued to exceed ifs same-month level in 2009 for an eighth

month dating from March following 29 months of decline The following chart displays the

Washington Area Coincident Index as reported by the George Mason University Center for Regional

Analysis in December 2010
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Washington Leading Index

The Washington Leading Index which forecasts the metropolitan area economy approximately six to

eight months in advance declined by 0.88% from September to October following three monthly

increases On monthly over-the-year basis the Index registered its first decline following thirteenth

consecutive monthly gains decreasing 0.1 percent in October and
interrupting its positive trend that

had started in July 2009 The following chart displays the Washington Area Leading Index as

reported by the George Mason University Center for Regional Analysis in December 2010
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CONCLUSION

In 2010 the Washington DC Metro economy showed signs of recovery from the most recent

recession primarily led by the federal government which continues to bolster local economic growth

adding the largest share of total jobs Hiring stemming from the flow of federal spending has been

the spark for Washingtons recovery with private hiring anticipated to provide support for job gains

over the next several months Employment projections by George Mason Universitys Center for

Regional Analysis have also indicated job gains every year from 201 through 201 Locally the

Washington Leading Index registered only slight decline following thirteen consecutive monthly

gains

While the Washington D.C area has been affected by the current economic conditions the area

generally outperforms the national economy due to Federal procurement driving the local economy

Over the long term lob creation income growth and wealth creation are expected to continue to

positively affect real estate values although at much slower pace than the robust markets of the late

990s and mid 2000s
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NEIGHBORHOOD ANALYSIS

The subject is located lust north of the City of Laurel but is physically outside of their city limits and

therefore lies within Howard County Maryland the postal address is listed as Laurel Maryland More

specifically the subject site abuts the Railroad tracks which are adjacent to Laurel Park

Racetrack The site is currently used as surface parking for the racetrack and access is gained through

pedestrian and automobile tunnels that run underneath the rail line In addition this rail line includes

an underutilized Maryland Rail Commuter MARC platform which provides commuter rail service

between Baltimore Maryland to the north and Washington District of Columbia to the south is

located on site There is another existing MARC Station just south of the subject which is supported

by adlacent commuter parking lots

BOUNDARIES

The neighborhood boundaries are detailed as follows

12
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North Whiskey Bottom Road

South Fort Meade Road State Route 98
East Fort George Meade Military Reserve and Patuxent Research Refuge

West 1-95

LAND USE

Land uses within the subject neighborhood consist of harmonious mixture of commercial light

industrial and residential development The immediate area surrounding the subject is an older area

of development consisting primarily of multi-unit residential uses established retail shopping centers

and flex warehouse space The largest retail uses in the neighborhood include Laurel Mall

660000 square foot regional mall located at the intersection of US Route and Cherry Lane

approximately two miles south of the subject property This project features JCPenney Macys and

Burlington Coat Factory as major tenants However as stated in the SWOT discussion above the

property is in foreclosure and the owners plan to redevelop the site into mixed-use project with

heavy emphasis on multifamily component In addition Corridor Marketplace located at Route

98 and Baltimore Washington Parkway approximately one mile east of the subject property

415000 square foot retail center constructed in 1997 and anchored by Kohls Sports Authority

Target Weis Markets Gianl FOQd trsfells Petco and Toys R4Js

The Centre At Laurel 3962 scfuar foot shtpping center is loca south of the subject at the

corner of Contee Road nd Rofe The shopping enter was built 2005 and is anchored by

Shoppers Food Warehose antl PetsMart Several smtiller retail centers are located along Route in

the subjects neighborhood including Laurel 465236 square foot shopping center which

was built in 985 renovated in 999 and features Best Buy Lowes Michaels Modells Sporting

Goods Ross Dress for Less and Staples Laurel Shopping Center 386000 square foot shopping

center is located along Washington Boulevard The
property was built in 956 renovated in 994

and features Giant Food grocery store MarIo Home Center 202400 square foot retail furniture

center is located just south of the property at the southwest intersection of Cantee Road and Route

Industrial uses are primarily located along the Route Corridor in Howard County and consist of

industrial parks primarily used for warehouse and distribution The Maryland Wholesale Food Center

more than 400-acre facility and centralized distribution hub with rail access is located at the

intersection of Route and Route 75 To the north on Route is the 250-acre Baltimore-

Washington Industrial Park consisting mainly of manufacturing distribution and warehouse facilities

Other notable industrial parks in the neighborhood include the Dorsey Run Industrial Park Corridor

Industrial Park Corridor North Industrial Park and the Junction Industrial Park

Four Miles south of the subject site is The Brick Yard major mixed-use project being developed by

Jackson Shaw The site which runs east of the MARC Rail lines is between Contee Road to the

north and Muirkirk Road to the south The northern portion of the 11 6-acre site consists of multi

13
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lot industrial park with some 475000 square feet of warehouse/flex space in six buildings on 30-

acres The 86-acre southern portion consists of two land bays situated on approximately acres for

two mid-rise multifamily buildings containing total of 860 units with structured parking 47-acre

single-family component with 51 detached and 380 townhome lots as well as open spaces

supportive retail uses and pedestrian access to the MARC Station located at the southwestern tip of the

site It should be noted that this single family TOD site recently sold to Ryland Homes with

construction reportedly to begin later this year

The most notable development and employer in the area is the Fort Meade Military Base the 5400-

acre Army post that is also home to the National Security Agency Fort Meade offers wide range of

support to more than 78 partner organizations from all five services and to several federal agencies

including the National Security Agency the Defense Information School the Defense Courier Service

and the U.S Army Field Band Fort Meade has the 4th largest workforce of Army installations in the

United States it is one of the largest joint service centers in the U.S and is home to approximately

10000 military personnel along with about 25000 civilian employees Approximately 6000 family

members reside on base The subject property is located approximately seven miles southwest of the

base Fort Meade is malor focal point for government agency relocation in accordance with the

Base Realignment and Closure Act BRAC of 2005 Within the next two years Fort Meade is expected

to add 5700 new on-site employees 3000 to 7000 contractors and 4900 family members In

addition to the lob growth from 8RAC Fort Meade expecting 4000 new National Security Agency

NSA employees and 0000 new positions within the Enhanced Use Lease EUL Total lob growth at

Fort Meade over the next five years is projected at 22000

The National Security Agency/Central Security Service is Americas cryptology organization It

coordinates directs and performs highly specialized activities to protect U.S government information

systems and produce foreign signals intelligence information high technology organization NSA is

on the frontiers of communications and data processing It is also one of the most important centers

of foreign language analysis and research within the government NSA employs the countrys premier

cryptologists It is said to be the largest employer of mathematicians in the United States and perhaps

the world Its mathematicians contribute directly to the two missions of the Agency designing cipher

systems that will
protect the integrity of U.S information systems and searching for weaknesses in

adversaries systems and codes

The USDA Agricultural Research Center is situated on 7000 acre site approximately three miles

southwest of the subject The Agricultural Research Center in Beltsville is operated by the Agricultural

Research Service an agency within the U.S Department of Agriculture Research at the site focuses

on natural resources plant science animal science new uses for farm commodities nutrition and

data systems

14
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The Patuxent Research Refuge situated east of the subject property is one of over 500 refuges in the

National Wildlife Refuge System administered by the U.S Fish and Wildlife Service Established in

936 the Patuxent Research Refuge is the Nations only National Wildlife Refuge established to

support wildlife research With land surrounding the Patuxent and Little Patuxent Rivers between

Washington D.C and Baltimore MD the Refuge has grown from the original 2670 acres to its

present size of 12750 acres and encompasses land formerly managed by the Departments of

Agriculture and Defense The Patuxent Research Refuge is divided into three areas North Tract

which offers hunting fishing wildlife observation trails and many interpretive programs Central

Tract where the offices and study sites of the many research biologists are located and South

Tract where the National Wildlife Visitor Center and its trails are located

In addition primary employment for the neighborhood is in the City of Baltimore to the north and

Washington D.C to the south The neighborhood is bedroom community with convenient access to

both metropolitan areas Baltimore is about 20 miles northeast of the subject Columbia Maryland is

about miles north of the subject and Washington DC is about miles southwest of the subject

GROWTH PATFERNS

Properties in many areas within the City of Laurel are in need of revitalization Therefore the Mayor

and City council approved Revitalization Overlay Areas to seek development and redevelopment of

older residential and commercial areas and to create addilional economic development within the

city

The purpose and intent of the Revitalization Overlay is to provide an alternative form of development

designed to create additional economic development opportunities for property owners within the city

to upgrade enhance demolish or otherwise revitalize their properties using additional flexibility In

addition the purpose of the plan is to enhance the business corridors within the city and to allow the

upgrading of various housing opportunities which by their age or state of disrepair may become

obsolete or vacant and contribute to destabilizing property values within the city To improve

opportunities
for improvements to the retail housing employment or entertainment offerings within

the city limits it is necessary to maintain economic balance for the continue prosperity of the city

Lastly the City Plan desires to facilitate the redevelopment and provisions of specific land uses

configurations which are recommended for the continued development and economic health well

being and stability of the neighborhoods of the city

In addition to the existing office parks nearby that are occupied by defense contractors such as

Lockheed Martin and Boeing more than .5 million square feet of commercial space was approved

recently by Anne Arundel County for construction and 3.9 million square feet of development is

awaiting county approval Plans call for turning Route 75 the two-lane road that runs by the post

into multi-lane divided highway Maryland transportation officials have even talked about extending
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the Metro from Greenbelt to Baltimore-Washington International Airport That service expansion

which would be designed to improve the link between Baltimore and Washington would have stop

at Fort Meade The bottom line regional leaders and economists say is that Fort Meades expansion

is helping to create not just one of the fastest-growing areas in the Baltimore-Washington corridor but

also national military hub

Work is underway on the Fort Meades ambitious housing development project Already this year

Picerne the private development company that the Army has hired to oversee the project has built

41 homes Over the course of the project the company plans to build five new neighborhoods on

the post each with 500 to 700 homes The company has 50-year agreement with the Army to

manage and lease the properties Outside the post more residential development is on the way

About 4000 housing units have been approved around the post and 1100 are still being reviewed

according to the county

The other major development impacting the subjects market area is Konterra Town Center East On

February 12 2009 the Prince Georges County Planning Board unanimously approved the detailed

site plan for this former sand and gravel pit in Laurel The detailed site plan approved the first phase

of Konterra Town Center East which will be downtown core area consisting of about .4 million

square feet of retail space 800000 square feet of office 2100 residential units and up to 300 hotel

rooms The first phase will be within 32-acre site east of 1-95 between Van Dusen Road to the

north and the future Inter-County Connector to the south

ACCESS

Primary access to the subject neighborhood is provided by the Baltimore Washington Parkway Route

197 Laurel Bowie Road Interstate 95 and Route Baltimore-Washington Boulevard Interstate

95 the Baltimore Washington Parkway and Route are north-south thoroughfares which extend from

Washington DC and points south to Baltimore Maryland and points north Route 97 is the primary

north-south thoroughfare in the subject neighborhood which intersects with the Baltimore Washington

Parkway Route 98 and Route 50

The Inter-County Connector ICC currently under construction will link existing and proposed

development areas between the 1-270/1-370 and 1-95/US corridors within central and eastern

Montgomery County and northwestern Prince Georges County with state-of-the-art multi-modal

east-west highway that limits access and accommodates the movement of passengers and goods

The ICC will be Marylands first all-electronic variably priced toll facility Construction on the first

phase began in 2007 Several phases have been deferred or are currently in review Upon

completion of the ICC access to the neighborhood is expected to improve

16
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The subject is within 0-miles from Baltimore Washington International BWI Airport the second

fastest growing major airport in the United States Annually BWI handles over million passengers

and 40 percent
of the regions air cargo Cargo facilities include 300000 square feet of warehouse

16-acre ramp capable of handling any aircraft and five-minute access to 1-95 and the Baltimore

Beltway In addition Dulles International and Washington National Airports are within an hours drive

via the areas expressway network

DEMOGRAPHICS

Selected neighborhood demographics in one- three- and five-mile radius from the subject are

shown in the following table

SELECIED NEIGHBORHOOD DEMOGRAPHICS

Columbus Street Route
Mile Radius Mile Radius Mile Radius

Laurel MD

Population

2015 Population 11340 82777 140879

2010 Population 11112 80279 137734

2000 Population 10503 72909 127615

1990 Population 9434 59370 107305

Annual Growth 2010-2015 OA1% 0.61% 0.45%

Annual Growth 2000 2010 0.57% 0.97% 0.77%

Annual Growth 1990 2000 .08% 2.08% 1.75%

Households

2015 Households 4844 33659 52579

2010 Households 4763 32636 51273

2000 Households 4522 29542 47102

1990 Households 4062 24011 38896

Annual Growth 2010-2015 0.34% 0.62% 0.50%

Annual Growth 2000 2010 0.52% 1.00% 0.85%

Annual Growth 1990 2000 1.08% 2.09% 1.93%

Income

2010 Median HH Inc $55018 $70885 $78221

2010 Estimated Average Household Income $68691 $85216 $94159

2010 Estimated Per Capita Income $29526 $34712 $36102

Age 25 College Graduates 2000 1869 16709 31904

Age25 Percent College Graduates -2010 21.6% 27.8% 31.2%

Source CBRE
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CONCLUSION

As shown above the population within the subject neighborhood has shown modest growth over the

past five years The neighborhood currently has middle income demographic profile The

neighborhood currently has strong income demographic profile with 2010 median household

income of $78221 within five-mile radius The outlook for the neighborhood is for continued

albeit modest growth over the next five years As result the demand for existing developments is

expected to be good Generally the neighborhood is expected to improve in the foreseeable future
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MULTI-FAMILY MARKET ANALYSIS

APARTMENT MARKET TRENDS

An overview of local market conditions is necessary aspect of the appraisal process The market

analysis forms basis for assessing market area boundaries supply and demand factors and

indications of financial feasibility In this section CB Richard Ellis discusses the status of local market

conditions The following regional apartment market analysis considers the various delineated

submarkets and the sublects specific micro market Data utilized in this analysis was obtained from

the following sources

Delta Associates Inc.s Mid-Atlantic Region Class Rental Apartment Market Reports Year

End 2010

PricewaterhouseCoopers Fourth Quarter 2010 Investor Survey f/k/a Korpacz Investor Survey

Real Capital Analytics Apartment December 2010 Month in Review

REIS Apartment First Glance Fourth Quarter 2010 Report

Interviews with property managers and knowledgeable market participants and

Data contained in our files specific to apartment prolects in the Metropolitan Washington DC

area

INVESTMENT TREND$

The following trends are evident rn tI Ncihonal and the Wafiington DC economy

The Washington DC MSA added 43700 new payroll tobs during the months ending

October 2010 Tkus represents 5%increase compared to the national increase of 7%

over the same time-period

According to U.S Bureau of Labor and Statistics data the unemployment rate in the

Washington DC area which reached height of 7.0% in January 2010 has declined to 6.0%

as of November 2010 This rate is slightly elevated with regard to historical rates for the

metro area but remains the lowest in the nation among major markets

According to the US Commerce Departments the Bureau of Economic Analysis GDP

increased 2.6% annualized rate during Third Quarter 201 after rising 3.7% during the First

Quarter of 2010 and .7% during the Second Quarter of 2010 Delta Associates predicts

2010 GDP growth at 2.8% with 2011 growth at 3.0% to 3.5%

According to Delta Reports inflation increased .2% during the 12 months ending October

2010

According to Delta Reports housing prices have increased 3.8% in the Washington Area

during the 12 months ending in September 2010 This compares to 3.2% national decline

over the same time period
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Apartment rental rates in the Washington Area are showing spikes in select submarkets

Overall rental rates increased 8.2% in 2010 with Class properties increasing 7.8% and

Class properties posting 9.0% increase The effective rent increases were driven in-part

from reductions in concessions According to Delta Associates 64% of the increases in Class

rents were from face rate adjustment with the balance from concession reduction

Data from Delta Associates and REIS show sharp declines in vacancy REIS reports national

vacancy declining from 7.1% to 6.6% from Third to Fourth Quarter 2010 while Delta

Associates shows the stabilized vacancy rate for the Washington DC area is 3.4% down from

4.3% year ago

Data from Delta Associates and REIS also show increases in net absorption REIS reports

2010 absorption at 227011 units dramatic reversal from 2009 when approximately

650 units were vacated due to the impact of the recession on renters Delta Associates

shows the annual absorption for the Washington DC area at 2529 units including Class

and product Delta Associates predicts future absorption will retreat to the regions long-

term average as demand is generated from job growth through economic recovery rather

than combination of job growth and structural shift away from ownership as it had been in

2009 and 2010

Per Real Capital Analytics sales of significant multifamily product nationwide totaled $24.3

billion through November 201 nearly double the volume from 2009 over the same time

period Sixty-one sales have transpired in the Washington DC area through November 2010

representing nearly $3.0 billion in volume compared with 27 transactions and $0.9 billion in

volume over the same time period in 2009

According to Real Capital Analytics and PricewaterhouseCoopers overall capitalization rates

OARs continue to decline Overall capitalization rate declines can be illustrated in the

Washington DC Metro area by the recent re-sale of The Point at Fairfax f/k/a Post Forest

According to CBRE data the 364-unit garden apartment property sold in July 2009 for $57.5

million exhibiting an OAR of 7.28% The property sold again in September 2010 for $70.1

million exhibiting an OAR of 5.9%

According to the 4Q 2010 PricewaterhouseCoopers Investor Survey the recent upturn in

apartment sector fundamentals coupled with more favorable debt markets has stimulated

investor interest growing confidence in job security by renters and lack of new additions

to supply have translated into positive net absorption for the notional apartment market

Delta Associates reports that after ballooning to 36951 units in December 2007 the

development pipeline began its cyclical decline continuing downward to 6606 units as of
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Year End 2009 As market fundamentals and development prospects improved through

Fourth Quarter 2010 the pipeline increased to 23319 units According to Delta Associates

the market is well into cyclical increase in the development pipeline trend that will

continue through 2011

REGIONAL APARTMENT MARKET DYNAMICS

The Year End 2010 market statistics for the Washington DC region and its three major submarkets

Northern Virginia Suburban Maryland and Washington DC are summarized in the following chart

WASHINGTON METRO APARTMENT MARKET STATISTICS

INVESTMENT GRADE CLASS AAND APARTMENTS

Northern Suburban Washington

Virginia Maryland The District Metro Area

Total Units Surveyed 88256 58333 14000 160589

Vacancy Rate at Year End 2010 3.2% 3.8% 3.2% 3.4%

Vacancy Rate at Year End 2009 4.2% 4.6% 3.4% 4.3%

Based on sample size 15886 uni belid to be 85 or more of the Class inventory and 35% of the most

competitive Class invent

Source Delta Associates Thai End 2W10

The Washington DC mtti-famiIy market contiiues ta be one of the strongest markets in the nation

Vacancy rates have declined over the past months as indicated above Vacancy rates range from

3.2% in Northern Virginia and the District of Columbia to 3.8% in Suburban Maryland for an overall

average of 3.4% for the metropolitan area

Northern Virginia

The average vacancy rate in Northern Virginia Class and Class was 3.2% at Year End 2010

Class product reported 4.8% vacancy for mid and high-rise property and 4.4% vacancy rote for

garden property Class product reported .8% vacancy rate for mid and high-rise property
and

.5% vacancy rate for garden property

Effective rental rates for Year End 2010 Class property was $2174 per
month for mid and high-rise

property and $1500 per month for garden property The Class product experienced an effective

rental rate of $1736 per month for mid and high-rise property and $1415 per month for garden

property
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Suburban Maryland

The average vacancy rate for Suburban Maryland was 3.8% at Year End 2010 Class product

reported 4.6% vacancy for mid and high-rise property and 4.9% vacancy rate for garden property

Class product reported 2.1% vacancy rate for mid and high-rise property and 2.4% vacancy

rate for garden property

Effective rental rates for Year End 2010 Class property was $2100 per month for mid and high-rise

property and $1501 per month for garden property The Class product experienced rental rate of

$1722 per month for mid and high-rise property and $1254 per month for garden property

District of Columbia

The average vacancy rate for the District was 3.2% as of Year End 2010 Class mid and high-rise

product reported 3.8% vacancy rate and Class mid and high-rise product reported 2.1%

vacancy rate

Effective rental rates for Year End 2010 Class property was $2454 per month for mid and high-rise

property and $1 808 per month for Class mid and high-rise product The average rental rate for the

District was $2238 per unit

Projected Vacancy

summary of the Delta projected vacancy rate estimates is illustrated in the following table
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PROJECTED YEAR END 2013 VACANCY RATES

WASHINGTON METRO AREA CLASS APARTMENT MARKET

AS OF YEAR END 2010

Northern Suburban Washington

Virginia Maryland The District Metro Area

Inventory Units

Stabilized Inventory at 12/10 47800 33308 8464 89572

Pipeline through 12/13 10792 ZJJ2 23880

Inventory at 12/13 58592 40420 14440 13452

Supply vs Demand Units

Vacant Units at 12/10 2151 1599 322 4072

New Supply Through 12/13 10792 LJJ2 23880

Available Units Through 12/13 12943 871 6298 27952

Underlying Demand Through 12/13 8640 5400 3960 18000

Vacant Units at 12/13 4303 3310 2338 9951

Vacancy Rate Year End 2010

Stabilized Vacancy at 12/10 4.5% 4.8% 3.8% 4.5%

Overall Vacancyat 12/10 6.7% 7.9% 9.9% 7.4%

Prolected Vacancy Rate Year End 2013

Overall Vacancy at 12/13 45 7.3% 8.2% 16.2% 8.8%

Stabilized Vacancyaf 12/13 3.9% 4.2% 5.C90 4.1%

Available units in apartment buiioings cur ontly nan.rc.onstruction plus those pl innec with bih probability of delivering

by December2013 totals 38212 units We assume 49o cf these will mote olize making 36-month pipeline of 23880 units

In stabilized projects only

Projected annual underlying demand Northem Virginia --approximately 2880 units Suburban Maryland 1800 units The

District 1320 units Underlying demand projections are driven by job growth and otherfoctors

Includes vacant units in
projects

still in initial lease-up

Assumes an attrition rate averaging 51% for planned units in the 36-month pipeline in Northern Virginia Suburban Maryland

and the District

Source Delta Associates Year End 2010
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Rental Rate Growth

Rent growth for the DC metro area ranged from -0.6
percent to 4.2% with mean of 2.5% per year

from 2003 to 2009 These rent growth statistics are illustrated in the following chart

Forecasted growth rates based on the most recent market forecast performed by CBRE Econometric

Advisors indicates rent growth from 2010 to 2015 will range from 1.8% to 4.7% per year with

mean of 3.5% per year

Rent growth per
Delta Reports for the past year was 8.2% for the DC Metro Area Annual rental rate

growth among the Class product was positive in all regions as summarized below

RENTAL RATE GROWTH FOR CLASS AND APARTMENTS

WASHINGTON DC METRO AREA

YEAR END 2010

Northern Suburban Washington

Market Indicator Virginia Maryland The District Metro Area

Number of Units Surveyed 88256 58333 14000 160589

Rent Levels Average for all Unit Sizes

Effecitve Rents 12/10 $1638

Effecitve Rents 12/09 $1484

Change in the Rental Rate 990%

Excludes projects that were not marketing at dote of
previous survey

Source Delta Associates Year End 2010

Overall average effective rental rates increased by 9.9% in Northern Virginia 6.1% in Suburban

Maryland and 6.6% in the District Much of the rental rate growth shown above has occurred in

recent months as apartment fundamentals have improved significantly Prior to this recent growth

Year

WASHINGTON DC METRO MARKET TRENDS FORECAST

Personal Net Vacancy Some-Store RentIota

Population Stock completions
Employment Income Absorption Rate Rent Index Inflation

Jobs 10001
Is 1000

billions
units units

units Avg Avg S/unit Avg

2003 2801.9 5121.5 273 487717 4897 2569 4.40 1152.6 1.0

2004 2888.0 5197.6 286 492146 4429 8778 3.90 1187.2 3.0

2005 2936.5 5249.3 295 498161 6015 8102 3.30 1237.5 4.2

2006 2976.1 5285.9 308 506281 8120 6398 3.10 1288.6 4.1

2007 3000.1 5343.2 311 514712 8431 11333 3.90 1322.9 2.7

2008 2989.9 5421.4 314 521327 6615 -3723 4.50 1367.6 3.4

2009 2932.1 5511.3 313 526411 5084 5496 5.40 1358.8 -0.6

Forecast 2010 2962.8 5583.6 319 528451 2040 5374 4.10 1405.2 2.0

2011 3043.8 5652.0 330 530867 2416 3440 4.10 1430.1 1.8

2012 3134.5 5717.2 344 535802 4935 6027 3.80 1487.2 4.0

2013 3209.9 5781.4 356 541994 6192 6597 3.70 1557.6 4.7

2014 3268.4 5845.6 367 548169 6175 6407 3.60 1625.0 4.3

2015 3312.3 5909.6 377 554180 6012 5667 3.60 1691.2 4.1

Source CBRE.EA Baseline Winter 2010 Outlook data as of 3Q-201

$1509 $2238 $1643

$1410 $2045 $1505

6.10% 6.60% 8.20%
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landlords were offering substantial concessions and holding rental rates relatively flat General

expectations are for continued growth in the Washington Metro Area

SUBURBAN MARYLAND CLASS APARTMENT MARKET

The Suburban Maryland segment of the metro area posted an overall vacancy rate of 3.8% for Class

and product as of Year End 201 which is slightly above the overall region The Class garden

apartment market vacancy was 4.9% for stabilized inventory The closer-in Suburban Maryland

submarkets exhibited vacancy rate of 5.2% while the outer submarkets exhibited vacancy rate of

4.6% Suburban Maryland Class garden apartment statistics are outlined in the following table

CLASS GARDEN APARTMENT SUMMARY CLOSER IN SUBMARKETS

SUBURBAN MARYLAND YEAR END 2010

Noth Susth Overall

Rnukville/ Prince Prince Subtotal Subtotal bOsh

North Geargea Georgse Clonen-in Outer Weighted

Market Indicator Bethesda Gaithorsburg Germantown Buntonovilla County County Submarkets Submarketo Average

Norrrbnol Untv5orooyed 3346 2499 1856 1627 3176 2327 14831 13522 28353

Ow Leone Aorrogo of All 1Jc6 Siren

FoceRnrrtn@ 12/10 8828 $1574 $1446 $1309 8637 $1611 $1611 $1466 $1542

Cvseionuue v% ci Foce Ron 2% 70/ 2% 7/ 3.3% 2.5% 2.8% 2.7%

EffedivrRcnlv46 12/10 $c06 52 $1406 $1343 .560 $1067 $1571 $1424 $1501

FfecoorRnnteperSFSSl 12/10 $175 $103 $138 52 $158 $1.56 $1.58 $1.42 $1.00

Per Annum Effective Rent Increase to December 2010

Sm nDrrrnrbr2009 lc 90% .0n.Osb$ 259 97% 0000974 05086 707 77% 7.1% 74%

Stoblrnd Vs occyRoteSsncoDo nber200
115

47% 9% 54% 6t 5.2% 4.6% 49%

StoOlcrd Voco yRor SncvDe nob r2009
60

28% 31% 9/ 27 .0/ 3.2% 2.8% 3.0%

10 14 20 4co1 41

Accompimor Trends 059 413L3 1509 1962 4639 215501

Moothit obnorptmo 90 pro proo rrron0r rll

delooorrJ 10401 ole protedc 006

07 Rent
on lode/oveono londIod pod ols141o

0009 Dells ooo Veer 2010

Within Suburban Marylands closer-in submarkets the Rockville/North Bethesda submarket reported

the highest effective rental rates of $1 806 per month while Burtonsville reported the lowest effective

rental rates at $1343 per month Generally rental rates in Suburban Marylands closer-in

submarkets increased 7.7% over the past twelve months for Class garden apartment product

Gaithersburg experienced the highest growth rate of 2.6% while the Germantown submorket

experienced the lowest rent growth at 2.5%

New Construction

The following chart shows under construction and/or marketing prolects in Suburban Maryland

according to Delta Associates

25



LAUREL PARK STATION MULTI-FAMILY MARKET ANALYSIS

UNDER CONSTRUCTION AND/OR MARKETING SUBURBAN MARYLAND

of Mint of Date Pro- Inital Date

Rate of Units Available Lsg Occup Conslr

Project Nanse Project Type Location Sponsors Units Absorbed Units Begins Date Conspiele

Anne Arundel County

Town Center of Arondel Preserve Garden/Mixed Use Hssover Ssthero Management 242 242 6/2011 7/2011 8/2011

Cohort Charles St Marys Counties

Westchester of the Povilions Gordon Waldorf Archstone 491 446 45 12/2008 1/2009 10/2009

Gleseagles Apartments Phase Gordon Waldorf Federal Capital Partners 184 162 22 1/2010 1/2010 3/2010

leneagles Apartments Phone II Garden Waldorf Federal Capital Psrtners 120 120 30 2011 30 2011 40 2011

Howard County

Monarch Mills Gordon Colxnbio Shelter Development 153 153 5/2011 102011 4/2011

Mission Place Garden w/ SP Jessop Dolben Companies 201 193 10/2010 11/2010 6/2011

Enclave at Emerson Garden TH Lanrel Mum Development 164 164 12/2010 3/2011 10/2011

Montgomery County

Highland Square f/k/a West Deer Pork Gordon w/SP Goithersbxrg Foirfield Residenfiol 276 38 238 8/2010 8/2010 2/2011

Meridian at Grosvenor High-Rise North Bethesda PooenxInnexnvwpxnene 278 259 19 8/2009 9/2009 12/2009

North Bethesda Market High-Rise/Mixed-Use North Bethesda JBG 336 14 322 8/2010 11/2010 12/2010

The Alairs Mid-Rise Roxkville JBG 237 149 88 3/2010 3/2010 30 2010

The Comeroa High-Rise Silver Spring Fairfield Residential 284 230 54 11/2009 12/2009 2/2010

1200 East-West High-Rise Silver Spring Home Properties 216 186 30 4/2010 5/2010 6/2010

The Colony Phone Mid-Rise Silver Spring RST Development 113 113 11/2011 TBD 3/2012

1150 Ripley Street High-Rise Silver Spring WnsFnnaon PnretcCnerrnvy 243 243 102012 20 2012 202012

Prince Georges County

Post Pork Garden w/SP Nyottsville Post Properties 397 318 79 5/2009 5/2009 2/2010

Camden Summerfield Phone II Garden w/SP Lasdover Camden 187 187 4Q 2011 102012 30 2012

Total/Average 4122 1810 2312

Source Dolts Associates Year End 2010 Compiled by CBRE

There are currently five properties under construction and/or marketing in Howard and Prince

Georges County The nearest ploperty currently under construction is the Enclave at Emerson The

64-unit garden project broke ground in July 201 and is scheduled foi delivery in October 2011

The project is located approximately five miles north of the subject

Planned Properties

The following chart shows planned apartment projects likely to deliver over the next 36 months in

Suburban Maryland according to Delta Associates

26



LAUREL PARK STATION MULTI-FAMILY MARKET ANALYSIS

PLANNED APARTMENT PROJECTS LIKELY TO DELIVER OVER THE NEXT 36 MONTHS SUBURBAN MARYLAND
Eat

Constr

of MId Proper Initial Site Plan Bldg Pmts Start

Project Name Project Type Location Rate Units Zoning Approvals Approved Issued Date

Anne Arundel County

Village at Wough Chapel Garden Crofton 298 Yes Yes Yes No 7/201

Preston Commons Garden w/ SP Hanover 561 Yes Yes No No 4Q 201

Village at Odenton Station Garden wISP Odenton 235 Yes Yes Yes No 10 2011

Nevomar Redevelopment Garden Odenton 373 Yes Yes Yes No 20 2011

Haven at Odenton Gateway Garden Odenton 252 Yes Yes Yes No 7/201

Frederick County

Walnut Pork Garden Frederick 204 Yes Yes Yes No 30 201

Canterbury Station Garden Frederick 160 Yes Yes Yes No 2Q 2012

Howard County

Savage Towne Centre Mid-Rise Annapolis junction 354 Yes Yes Yes No 2011

Montgomery County

TheMonty High-Rise Bethesda 170 Yes Yes Yes Yes 1/2011

Weodmont Central-Phase High-Rise Bethesda 210 Yes Yes No No 40 2011

Elms ot Clorksburg Village Garden Clarksburg 288 Yes Yes Yes No 9/2011

Residences at Hidden Creek Garden w/SP Goithersburg 255 Yes Yes Yes Yes 10 2011

Jefferson at Orchard Pond Phase Garden w/SP Gaithersburg 358 Yes No No No 2012

Suites 355 Garden w/SP Goithersburg Olde Towne 227 Yes Yes Yes No 4/201

The Site Mid-Rise Gaithersburg Olde Towne 200 Yes No No No 2012

Westchester Olde Towne Garden w/SP Gaithersburg Olde Towne 389 Yes Yes Yes Yes 1/201

Residences at Olda Towne Garden wISP Goithersburg Olde Towne 162 Yes Yes Yes No 6/2012

North Bethesda Center those II High-Rise North Bethesda 279 Yes Yes Yes No 40 201

Gables Upper Rock Phase Garden w/SP North Rockvillo 240 Yes Yes Yes No 201

Residences at Shady Grove Station Mid-Rise Ti-I North Rockville 117 Yes Yes Yes No 4/201

Twinbrook Phase lB High-Rise Rockville 225 Ye Yes Yes No 40 201

Avalon atTwinbrook Mid-Rise Rockville 240 Yes No No No 3Q 2012

The Ellsworth Mid Rise Silver Spring 191 Yes Yes Yes No 4/2011

TBA Ripley Street High-Rise Silver Sprevg 331 Yes V35 Yes No 6/2011

Silver Spring Pork Mid-Rise Silver Sprino 46 Yes Yes Yes No 2Q 201

8021 Georgia Avenue High-Roe Silver Spring 183 Yes Yes Yes No 2Q 2011

Sofeway Site High-Rae Wheoton 425 Yes Yes Yes No 4/2011

Prince Georges County

Camp Springs Phase Garden wISP Branch Ave Metro 420 Yes Yes Yes No 201

Domain at College Pork Mid-Rise College Park 258 Yes Yes No No 30 201

Belcrest Plaza Phase II High-Rise Hyottsville 630 Yes Yes Yes No 40 201

Avondale Overlook II Garden w/SP Hyottsville 242 Yes Yes No No NA

Hawthorne Place Phase High-Rise Laurel 306 Yes Yes Yes No 102011

Brick Yord Station Phase Garden w/SP Laurel 420 Yes Yes Yes No 2Q 2011

National Harbor Site Mid-Rise National Harbor 350 Yes Yes No No 40 201

Total/Average 9599

Source Delta Associates Year End 2010 Compiled by CBRE

There are two proposed projects in Laurel that are likely to deliver over the next 36 months

Hawthorne Place is 0.95-acre development site approved for up to 006 apartments

21000 square-feet of retail and 118000 square-feet of office development Hawthorne

Place Phase is ready for construction in early 2011 This phase consists of 306 residential

units and 5000 square feet of retail space and could begin leasing in 2012 Phase is fully

entitled and awaiting building permit approval and Phase II has received conceptual plan

approval The site is located less than two miles north of the subject

Brick Yard Station is 125-acre sustainable mixed-use project featuring 51 single family

homes and 354 town homes by Ryland Homes 50000 square feet of commercial space and
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two phases of multifamily construction totaling 860 units surrounding the Muirkirk MARC

station Phase of the prolect totaling 420 units is scheduled for ground-break in 2011

The prolect is located approximately one mile south of the subiect

INVESTMENT TRENDS

According to data from Real Capital Analytics national deal volume has totaled approximately $24.3

billion through November 2010 up 93% from the same period in 2009 An additional $4.3 billion

of apartment properties were under contract or closed through mid-December Through November

2010 out-standing distressed propertiesincluding troubled assets and REO assets have measured

net increase of $3.1 billion now standing at $37.8 billion New additions to distress however

have declined in 2010 with workout activity outpacing new additions to troubled assets

Capitalization rates trended upward significantly between the end of 2007 and the end of 2009 due

to declining market conditions and an ongoing deterioration of the credit markets They steadily

climbed from their lowest levels of early 2008 and climbed steeply between late 2008 and mid 2009

They began to stabilize in late 2009 and have since compressed in 2010 This is further supported by

the graph below which plots the average overall capitalization rates residual capitalization rates and

discount rates IRR reported by the PricewaterhouseCoopers Real Estate Investor Survey over the past

several years

National Apartment Rate Comparison

fl.5q5
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8.5% UOAR
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0%
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0%

lp o2

Cop led by CbS

Based on this data average apartment OARs hit low of 5.75% during 4Q 2007 and again in 2Q

2008 OARs increased 224 bps to 8.03% by 4Q 2009 and then declined to 6.51% as of 4Q 2010
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Residual capitalization rates and IRRs have followed similar pattern although the spread between

OARs and residual rates has closed somewhat Although discount rates IRR have declined from

10.18% to 8.91% 127 bps from 2010 to 4Q 2010 they are still 76 bps higher than their 7-year

low at 8.15% in 1Q 2008 Residual rates at the beginning of 2008 were 6.56% Residual rates

increased 163 bps to 8.19% from 1Q 2008 to the 4Q 2009 then declined to 7.03% by 4Q 2010

The spread between going-in and residual rates had dropped from 94 bps in 2Q 2008 to bps as

of 2Q 2010 This spread has widened as of 4Q 2010 to 52 bps

The PricewaterhouseCoopers Real Estate Investor Survey began incorporating Regional Apartment

Market-specific results in their 4Q 2009 report The Mid-Atlantic Region includes Delaware

Maryland Washington DC Virginia North Carolina and South Carolina This data for the past four

quarters is summarized as follows

MID-ATLANTIC REGIONAL APARTMENT MARKET

4Q2010 3Q2010 2Q2010 1Q2010 4Q2009

Discount Rate IRR

Range 6.0%- 14.0% 7.5%- 14.0% 7.5%- 14.0% 7.5%- 14.0% 7.5%- 14.0%

Average 10.04% 10.33% 10.50% 10.50% 10.67%

Change bps -29 -17 .17

Overall Cap Rate OAR
Range 4.5% 9.0% 4.5% 10.0% 4.5% 10.0% 50% 10.0% 5.75% 10.0%

Average 665% 7.15% 7.40% 7.63% 8.13%

Change bps 50 -25 -23 -50

Residual Cap Rate

Range 5.0% 9.75% 5.0% 9.75% 5.0% 9.75% 5.0% 9.75% 5.75% 10.0%

Average 7.19% 7.52% 7.69% 7.83% 8.33%

Change bps -33 -17 -14 -50

Expense Change Rate

Range 1.0%-3.0% 1.0%-3.0% 1.0%-3.0% 1.0%-3.0% 1.0%-3.0%

Average 2.58% 2.58% 2.58% 2.67% 2.75%

Change bps -9 -8

Average Marketing Time Months

Range 1.0- 18.0 1.0- 18.0 1.0- 18.0 3.0- 18.0 3.0- 18.0

Average 6.58 7.08 7.17 7.50 9.75

Source PWC Real Estate Investor Survey Compiled by CBRE

This data suggests the Mid-Atlantic Apartment market improved in the Fourth Quarter of 2010

Overall rates dropped 50 bps to 6.65% in the quarter while discount rates declined 29 bps and

residual rates exhibited 33 bp decline

Interest Rates

Market participants note that multi-family mortgage rates and overall capitalization rates in the

subjects asset class are influenced by 0-year treasury yields The following charts show the historical
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relationship between overall capitalization rates 0-year multi-family mortgage rates and treasury

yields

In 2010 the supply of capitol available for multifamily loans has increased relative to the prior 12

months led by historically low Treasury rates Most lenders including FNMA and FHLC price their

fixed rate loans based on spread over the Treasury rate or yield The spread represents the risk

premium that lender will want for making the loon instead of buying Treasury bonds The following

chart yields for 10-year treasury notes in 2010

HISTORICAL 0-YEAR TREASURY YIELDS

Date 10-Year Yield

Jan-10 3.63%

Feb-10 3.61%

Mar-10 3.84%

Apr-10 3.69%

May-10 3.31%

Jun-10 2.97%

Jul-10 2.94%

Aug-10 2.47%

Sep-10 2.53%

Oct-10 2.63%

Nov-10 2.81%

Dec-10 3.30%

1/21/2011 3.44%

Source US Treasury Dept

As can be seen by the chart treasury yields have increased approximately 83 basis points from August

to December 2010 with further increases through January 2011 Recent increases in interest rates

may result in future upward pressure on overall capitalization rates
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CLASS GARDEN APARTMENT SUMMARY OUTER SUBMARKETS

SUBURBAN MARYLAND YEAR END 2010

Overall

Subtotal Subtotal Totol/

Howard Anne Charles St Morys Outer Closer-in Weighted

Market Indicator Frederick Columbia Anvndel Annapolis County Counfy Submorkofu Submarkets Average

Noerberof UnitsScrveyed 2246 3035 418 1724 247 1152 3522 14831 28353

Runt Loved Averoge of All Ueit Sireo

FoceRentc@ 12/10 $1198 $1562 $1526 $1587 $1610 $1136 $1466 $1611 $1542

Coocewiors oc of Puce Rents 2.0% 24% 1.9% 4.6% 7.0% 0.2% 2.8% 2.5% 2.7%

Effcviivofcrrtc@ 12/10 $1174 $1524 $1496 $1514 $1498 $1184 $1424 51571 51501

Effective Rents perSF 00 12/10 $1.18 $1.40 $1.48 $1.65 $1.38 $1.19 $1.42 $1.58 $1.50

Per Annum Effective Rent Increase to December 2010

Snce December2009 8.6% 5.9% 7.2% 4.1% 7.7% 0.5% 7.1% 7.7% 74%

StobilisedVoconcy Rote Sieve Decervber20l0 4.9% 4.2% 5.7% 33% 3.5% 36% 4.6% 5.2% 49%

StobIisrdVoconcy RoteSiece December2009 3.2% 2.7% 3.1% 3.0% 2.1% 1.7% 2.8% 3.2% 3.0%

21 10 20 IC 19 15

Abcorption Treed 2006 2010 2010 20091 2008 2008

Monthly obcorptioe pace per prolnct for most recently

delivered reurketrute projects

Note Rents irciode/ossume loedlord.poid utdvieo

Soorne Delto Aeoocotuu Your Red 2010

Within Suburban Marylands outer submarkets the Howard/Columbia submarket reported the highest

effective rental rates at $1524 per month while Frederick reported the lowest effective rental rates at

$1 74 per month Generally renta rates in Suburban Marylands out stibmarkets increased 7.1

over the past twelve monThs for tla 9orden apatmenf product Saint Marys County experienced

the highest growth rate of 0.5% whte Annapoli experiencelle lowest rent growth at 4.1

SUBJECTS MICRO MARIET

The subject property is located in the Columbia/Howard County micro market As of the Fourth

Quarter 201 the submarket experienced vacancy rate of 4.0% Key market statistics are

illustrated as follows

OCCUPANCY CONCLUSIONS

Washington DC Metro Area Class 97%

Suburban Maryland Class Garden 95%

North Prince Georges Submarket Class Garden 95%

Howard Columbia Submarket Class Garden 96%

Average Stabilized Occupancy 96%

Compiled by CBRE

Vacancy levels are expected to operate at stable levels consistent the overall market and rent growth is

expected to be positive
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SUBMARKET CONCLUSIONS

The subject property is located in market that is exhibiting stable vacancy rates of approximately

4.0% which is just slight better than the overall Suburban Maryland average of 5.0% The area

apartment market and the local submarket are exhibiting strong occupancy levels upward trending

rental rates and moderate concessions

Considering the increased demand for housing in the subjects submarket due to BRAC and the

significant construction in the pipeline the local market area should maintain stabilized occupancy

position The addition of new product to the market will likely create downward
pressure on

occupancy and on owners ability to obtain the effective rental increases of the past several years

However the long-term projection for the subject submarket is for continued growth We estimate

that vacancy rates in the market would remain stable while rental rates will rise moderately
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OFFICE MARKET ANALYSIS

REGIONAL OFFICE MARKET ANALYSIS

Overview

The Metropolitan Baltimore Area office market consists of 63.3 million square feet of competitive

multitenanted office space The regions office market is segmented into three broad submarkets

Baltimore City Lower Suburban and Upper Suburban The subject is located within the BWI

Submarket of the Lower Suburban market Below are statistics for the metro area as of Fourth

Quarter 201

Fourth Quarter 2010 Baltimore Office Market Statistics

Vacant Vacant Vacant Total Vacancy Total Fall Service Rental Rate Net Net

Baildtngo Inventory SF Rdte SF Vacant Rate accepted Weighted AVerage Abcorption Aboorption

Baltimore City Total Total Direct Direct Sablet SF WI Sobtet SF Clann All Clannoc 4th Qoarter 2010

cD-aaA 12 4263.171 778110 182% l50363 928473 217% 3354698 27.90 2.452 14775

cOD- a051 20 4663290 619677 17.6% 199430 1019107 3644183 4390 23.90 7494 115793

coo-aeon 31 3025356 517391 14.7% 20477 537869 153% 2977468 17.00 25506 42324

COD Total 63 12.461817 2.115178 170% 370270 2485440 1991 9076369 300 23.12 30.62N 1728921

Balt6mre 54y 6451 45 4752368 793045 169% 30343 823388 178% 3878980 3150 22.95 25849 291794

Ballinore aly WesI 53 2827266 541064 296% 15935 556969 10 50 1270267 2245 21.70 7449 l7236

Oallinore City 9548 934 763 148.541 159% 2000 149.947 060% 744.1116 21 23 l8.40 10279 33654

Mdlow n/hi Vernon 17 664652 100601 1511 500 101101 152% 553r51 2192 17.95 865 1150

Oa9irooe COy Non-COD Total 82 130048 503657 10 01 47778 1931 435 200% 497814 2405 21.83 23884 342446

Total 145 20590866 3696035 18.0% 418048 4116883 20.0% 16473903 24.90 22.66 6744 168554

Vacant Vacant Vacant Total Vacaocy loIn Fall Service Rental Rate Net Net

Buildtn8s Inventory SF Rato SF Vacant Rate Occapied WelghlodAaerage Absorption Absorption

Lower Suburban Total Total Dact Direct Sublet SF WI Sublet SF Clam All ClasneS 4th Qoarter 2050

Annapolis 51 2460205 460158 1571 17.581 4781.1 1941 992084 2950 26.25 17630 45962

6W 53 74757W 1419.279 16 1.o32 431.841 18 315 33 2667 24.00 137035 297.551

Colonta 190 11648003 1834.390 157 144961 1.970151 17 9658652 2350 22.71 44983 224297

Olooll COy 18 521.104 32 575 32.570 488.606 21.90 20.46 1.050 10131

Route 3/3 20 846839 45284 II 90256 ii 750.583 23.75 22.07 2078 02855

Total 372 23223302 3842668 16.5% 175516 4018184 173% 19205118 25.06 23.70 106554 30016

Vacant Vacant Vacant Total Vacaocy Total Fall Service Rental Rate Net Net

Buildiogc Inventory SF Rate SF Vacant Rate 000apiod Woightod Avorago Abcorptico Absorption

Upper Suburban Total Total Diront Diroct Scbtt SF WI Scblt SF Class All Classes 4th Qoarter 2010

Ballinore Coanly Rdsl 27 5.172.925 218991 087% 218981 187% 953934 22.05 20.70 23868 12.158

Reiolerslown Rd COrr6ior 70 4305503 626185 14.5% 11.724 637935 14.8% 3667.594 22.40 21.20 118 49450

Hartord Coonly 28 1.153130 254663 221% 254.663 22.1% 898472 21.50 20.92 6380 159384

ltenl Vatey 53 3989.209 435.019 10.9% 26585 461654 115% 3.527.605 2190 20.55 33.740 73989

Towoonhlincnkon 103 6.427565 834571 03.0% 13.123 847.694 13.2% 5579.874 22.13 19.82 12890 87392

WeslSkln 50 2.423.606 306042 12.6% 702 306.844 12.7% 2116.752 19.95 17.95 41.715 27008

Total 331 19471946 2675571 13.7% 52134 2727705 14.0% 16744241 21.92 20.53 118482 85700

Baltimore Vacant Vacant Vacant Total Vacancy Total Fall Service Rental Rate Net Net

Buildings Inventory SF Rate SF Vacant Rate Occupied Weighted Average Absorption Absorption

Total Total Direct Direct Scblol SF WlScblet SF Clans AlIClasses 4th Qcarter 2010

Total 848 63286114 18217074 16.1% 645698 10862772 17.2% 52423342 $24.32 $22.25 218292 284270

%Committed indicates amount of pre.leaning activity
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Vacancy Rates

As of the 4th Quarter 2010 there was over 10.2 million square feet available for direct lease in the

Baltimore region for direct vacancy rate of 16.1% Including sublet space total of 10.8 million

square feet is available for an overall vacancy rate of 7.2%

The vacancy rate has increased 270 basis points since Year End 2008 from 4.5% to 7.2% as of

Year End 2010 The Baltimore Citys vacancy is higher than the suburban areas of the metropolitan

region Office market total vacancy statistics for the Baltimore area are shown in the following table

BALTIMORE REGIONAL OFFICE MARKET

HISTORICAL VACANCY RATES 4TH QUARTER 2010
Market 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010

BaltimoreCiy 16.5% 10.2% 7.8% 8.4% 11.1% 18.9% 19.1% 19.8% 17.1% 13.7% 13.7% 15.2% 21.1% 20.0%
Suburban 6.8% 8.0% 7.9% 7.8% 17.8% 17.3% 15.2% 13.0% 13.9% 10.1% 12.2% 14.2% 14.0% 15.8%

BaltimoreMSA 10.0% 8.7% 7.9% 8.0% 16.0% 17.9% 16.6% 15.4% 15.0% 11.3% 12.7% 14.5% 16.4% 17.2%

Source CB Richard Ellis Data from 1997-2000 excludes sublet space

After reaching 7.9% at Year-End 2002 the vacancy rate generally declined to .3% by Year-End

2006 which marked the peak of the most recent expansion The direct vacancy rate has begun rising

again as new product is delivered to the market and as the economy has slowed The vacancy rate

began to rise in 2007 Baltimore Citys vacancy rate rose significantly in 2009 due to oversupply

and declined slightly in 2010 The suburban area vacancy rate also increased in 2009 and increased

again in 2010 As of year-end 2010 the vacancy in the metro area is 17.2% the highest year-end

rate since 2002

Supply

The following tables highlight the inventory of office buildings under construction for delivery in 2010

and beyond by submarket

BUILDINGS UNDER CONSTRUCTION AS OF 4Q 2010

Dehoery Space Leoned/

Svbntarket Project Date BRA SF Available Sold Developer/Owner Lead Tenant Avg Aeking

SWI 2288 Blue Woter Blvd 302011 68753 68753 0% Hulk Eeterprinec N/A Negotiuble

BWI 430 Notionol Busineno Pnrkwoy 302011 110000 110000 0% COFT N/A Nngotiobln

Coluwbio 8160 Muple own Blvd 3Q 2011 110000 110000 0% Greenbouw Bone Assoc N/A Negotioble

Colurnbiu 9055 Sterling Dr 4Q 2011 153500 153500 0% Jotnns nutS Rnulty Droop N/A Negotiublu

Horford County Hokory Dr Bldg 102011 66000 66000 0% Hickory Ridge Center LLC N/A Negotiukle

Horlord County 4696 Millenniwn Dr 102011 125000 62000 50% Monekin Alec Brown Reulty MonTech Neguitoble

Horlord County 206 Beoeorch Blvd 202011 127500 127500 0% COPS WA Negotioble

Hotiord County 6200 Cuordion Gotewoy 2Q 2011 75000 75000 0% St John Properties WA Negoitoble

Horfurd County 6210 Goordion Gotewoy 202011 75000 32437 43% St John Proportion N/A Negotioble

Horford County 6180 Guordino Gotewoy 2Q 2011 29400 29400 0% St John Properties Confidertiol Negotioble

Horford County 650 McHenry Rd 402011 95200 95200 0% Merritt Proportion N/A Nogotiublo

Reinterntowo Rd Corr 2650 Quorry Luke Dr 3Q 2011 24000 7767 68% PF CP Okrecht Swith Borney $32.50 NNN

Reinterntown Rd Corr 11620 Red Run Blvd 2Q 2011 40000 10000 75% Gitl-Sionpnon Inc Gill-Sinnpnon Inc Nogotioble

Route 2/3 8684 Veteronn Hwy 2011 29600 14800 50% Anne Arundel County Profn Unknown Tenont $22.00 NNN

Route 2/3 1150 Annopolin Rd 2Q201 64000 64000 0% AJ Proportion N/A $24.00 NNN

Total 1.192.953 1.026357 14.0%

Suurco CBRE 1/11
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BUILDINGS UNDER CONSTRUCTION AT 4TH QUARTER 2010

BALTIMORE MSA
Delivery

Submarket No Bldgs NRA Available SF Leased 2010 2011

Baltimore City NA

Lower Suburban

Annapolis NA

BWI 78753 78753 0% 78753

Route 2/3 93600 78800 16% 93600
Columbia 263500 263500 0% 263500

Upper Suburban

Harford County 593100 487537 18% 593100

Reisterstown Rd Corr 64000 7767 72% 64000
Total 13 1192953 1026357 14% 1192953

Compiled by CB Richard Ellis Inc 1/11

There is over .1 million square feet of office space under construction in the MSA for delivery in

2011 There is currently no construction currently under construction that is scheduled for 2012

Approximately 14.0% of the under construction inventory is pre-leased Construction has slowed over

the past few years as credit has tightened and demand eased

Note that about half of the new construction is slated for Harford County large portion of the new

construction is BRAC-reloted and several of the BRAC-reloted buildings are at least partially pre

leased built for contractors needing space near the Aberdeen Proving Grounds in Harford County
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Demand

Absorption over the past years is shown in the following table

Baltimore Upper

Year End MSA Suburban of Total

1997 965834 336357 34.8% 393225 40.7% 236252 24.5%

1998 1295817 347278 26.8% 607262 46.9% 341277 26.3%

1999 1049582 217601 20.7% 547346 52.1% 284635 27.1%

2000 2023786 96800 4.8% 1367137 67.6% 559849 27.7%

2001 1080875 595713 55.1% 299531 27.7% 185631 17.2%

2002 1561622 661102 42.3% 872310 55.9% 28210 1.8%

2003 888125 126228 14.2% 542927 61.1% 218970 24.7%

2004 894509 190458 21.3% 659410 73.7% 44641 5.0%

2005 1567833 744470 47.5% 244675 15.6% 578688 36.9%

2006 3223839 1049621 32.6% 1381406 42.8% 792812 24.6%

2007 1115610 507806 45.5% 422.200 37.8% 185604 16.6%

2008 1062603 21274 -2.0% 462371 43.5% 621506 58.5%

2009 186961 42298 -22.6% 145185 77.7% 84074 45.0%

2010 284270 168554 59.3% 30016 10.6% 85700 30.1%

Total 17201266 4978416 28.9% 7975001 46.4% 4247849 24.7%

AnnualAveroge 1228662 355601 28.9% 569643 46.4% 303418 24.7%

Source CB Richard Ellis 4Q10

The following shows historical annual net absorption by submarket for the Baltimore region

BALTIMORE METROPOLITAN OFFICE MARKET OVERVIEW
AtnooI Net Aberption

Sobnorket 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010

Clog COD 16 810 75 929j 11 982 518145 155 948 21689 249966 210 300 193070 36912 14775
Clog COD 187 259 260564 101484 OOoOSl 88594 43900 124490 81453 114619 20013 115793
Clono COD 11 707 134 7171 53 631 108 274 24204 78 114 4384 29 638 55106 25938 42324
Downtown Totol 88302 49918 35871 90480 268746 338.961 378840 262115 252.583 82863 172892

Eoltintoro City Eogt 129893 244874 26274 90145 565157 132274 3763 61469 291794

OolIinoreCityWnnt 400753 121829 12428 307676 75570 25369 40382 6806 17238

Rohintore City North 4601 71810 246 1791 12105 21936 181926 21496 33604

Midtown/Mt Vernon 42945 21853 39032 9479 42151 66112 5238 7398 1190
BoItin.ore Ctty Non-CBD 185102 545795 625231 21 6.708 78.288 405509 670781 245691 231309 40565 341446

BALTIMORE CITY TOTAL 96804 595713 661.102 126228 190458 744470 1049621 507806 21274 42.298 168554

Annepolig 17224 206504 13076 65004 102450 45856 261692 19826 83116 25715 45.962

OWl 477124 317194 445603 180603 205822 62967 456438 40089 198829 36842 297551

Cnluwbjo 875960 263720 350089 278197 363873 78.090 412867 352996 127009 122403 224297
ElliuottCity 1407 18428 21318 2.569 611 31053 28787 9907 9934 2.199 10.131

Ruute 2/3 1764 28073 42224 16554 12124 26709 221622 618 42683 9376 12855

Lower Soburbont 1367137 299531 872310 542927 659.410 244675 1381406 422200 462371 145185 30016

Eogt Boltiworo County 29025 139481 14212 12222 34265 18345 26683 10903 487 2623 12.158

Rigtortown Rd Cornido 305361 61502 113717 130748 67084 79960 68.864 4264 287827 107443 49455
1-torfurd County 32356 76603 23556 41009 6565 15620 5612 48132 44269 1952 109384

tluntVolley 33375 192474 31698 70028 119096 189018 499412 81327 356275 34.843 73999

TowonTlingoniun 111964 93219 304703 70773 3428 277655 1180 55501 128460 21243 87.392

Wet Sido 47768 7300 241550 34246 140911 66020 191061 7283 62082 37292 27006

Upper Suburban 559849 185631 28210 218970 44641 578688 792812 185604 621506 84074 85700

SUBURBAN TOTAL 1926986 485162 900520 761897 704051 823363 2174218 607804 1083877 229259 115716

METROPOLITAN TOTAL 2023786 1080873 1561622 888125 894509 1567833 3223839 1115610 1462603 186961 284270

InIudn 00pe66no loulti.tewot nltce bldgn in
gelected gub00kot only

181 intorwolion no gothorod hoe gun dnewed relioble Though no do not duubt tn oncurny eodn not guoronlon it

Sontce CORE

The average annual absorption since 997 has averaged approximately .36 million square feet in

the Baltimore MSA Absorption spiked in 2006 to 3.2 million square feet while the following year
the

MSA absorbed just over .1 million square feet of office space In 2008 net absorption declined

BALTIMORE REGIONAL OFFICE MARKET

HISTORICAL NET ABSORPTION SF
Baltimore CBD Lower

City of Total Suburban of Total
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slightly to .06 million square feet The absorption in 2009 reflected the weak economy at just

186961 square feet The year 2010 has been somewhat better than 2009 Overall through Third

Quarler 2010 the MSA has experienced 284270 square feet in net absorption Each of the three

major areas saw positive absorption for the first time since 2007

Absorption Projections

Given the poor performance over the recent past and the decline in the national economy we have

forecasted lower absorption over the next two years Our estimate of 800000 per year is less than

the average over the past years The average vacancy rate over the past years was 3.4% for

the MSA overall and therefore 3% is estimated to be the stabilized vacancy for the region for our

projection

VACANCY PROJECTIONS BALTIMORE METROPOLITAN REGION

Category Metro Area Baltimore City Lower Suburban Upper Suburban

Beg of Period Office Space 63286114 20590866 23223302 19471946

Beg of Period Vacancy Rate 17.2% 20.0% 17.3% 14.0%

Beg of Period Vacant SF 10862772 4116883 4018184 2727705

Less Stabilized Vacancy 13% 8227195 2676813 3019029 2531353
Excess Supply 2635577 1440070 999155 196352

Projected Annual Abbtton 800 00 000j 4O0 000 200 000

Yrs Current Excess Suly 20 50 98

Future Vacancy Prolections

New Supply UC over the next 24onths 953 535 853 657 100

Beg of Period Vacant SF 10862 77 1Th 883 4018 184 727 705

Less 24 Mos of Net Absorptiosi 6Q0 000 400 000 300 000 300 000
End of Period Vacancy 10 455 725 716 883 4254037 3084805

End of Period Invent 44I9067 $tTh9155 20129046
End of Period Vacancy Rate 16.2% 18.1% 17.9% 15.3%

Excess Supply 13% 2073446 1040070 1165347 468029

Yrs Excess Supply in 24 mos 2.59 5.20 2.91 2.34

Source CB Richard Ellis Valuation Advisory Services 4Q 10

Assuming an absorption level of 800000 square feet per year overall vacancy could decline slightly

over the next 24 months to 6.2% for the entire MSA assuming no additional construction comes on

line Baltimore Citys vacancy rate is projected to decline slightly over the next 24 months to 8.1

from 20.0% The vacancy for the Lower and Upper Suburban areas are expected to rise slightly due

to significant construction compared to expected demand

At this point the market is considered over-supplied primarily within Baltimore City Based on our

projections there are 31 .1 months of over-supply to reach an estimated 3% stabilized vacancy rate

in the MSA overall Within Baltimore City there is over years of over-supply while the suburban

areas of the metropolitan area are closer to stabilization with between two and three years of

oversupply

Since the subject is so close to the line dividing the Baltimore and Washington Metro markets we

have also considered the excess oftice supply in the Washington area The following chart projects
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office space vacancies over the next 24 months The analysis is based solely on space under

construction and under renovation with our demand projections at 5.0 million square feet per year

Based on this analysis the overall metropolitan area vacancy rate will decline from 12.3% to 10.2%

by Year End 2012 assuming no new construction starts As noted all three market areas will

experience decline in vacancy over the next 24 months due to reduced development pipelines The

most promising market for new development is the District of Columbia which is estimated to have

vacancy rate of approximately 7.9% by Year End 2012 Overall although vacancy is projected to

decline over the next 24 months it appears the market will be strained to accommodate new

development in Suburban Maryland and Northern Virginia as vacancies will remain above 10%

VACANCY PROJECTIONS WASHINGTON METROPOLITAN REGION

Category Metro Area DC SUB MD NO VA

Beg of Period Office Space 383252388 124059173 79538981 179654234

Beg of Period Vacancy Rate 12.3% 9.7% 14.1% 13.2%

Beg of Period Vacant SF 47057040 12067170 11230625 23759245

Excess Supply 10% 8731801 338747 3276727 5793822

Prolected Annual Absoprtion 5100000 1800000 500000 2800000
Yrs Current Excess Supply 1.71 0.19 6.55 2.07

Future Vacancy Prolections

New Supply UC over the next 24 months 2352932 1410112 629584 313236

Beg of Period Vacant SE 47057040 12067170 11230625 23759245

Less 24 Mos of Net Absoiption 10200000 3600000 1000000 5600000
End of Period Vacancy 39209972 9877282 10860209 18472481

End of Period Inventory 385605320 125469285 80168565 179967470

End of Period Vacancy Rate 10.2/ 7.9% 13.5% 10.3%

Excess Supply 10% 649440 2843353 475734

Yrs Excess Supply in 24 mos 0.13 0.00 5.69 0.17

Source CB Richard Ellis Valuation Advisory Services 1/1

With the excess supply of office in Suburban Maryland running at over 6.5
years

and Lower Suburban

Baltimores at 2.5 years we have not begun to sell-off the sublects office density until year three of

our cash flow model We feel this best reflects the market at this time Prolected annual absorption in

Washingtons Suburban Maryland market is 500000 square feet as compared to Baltimores

400000 square feet in its Lower Suburban market Because the capture rate of the subject is going

to be slow at first we have only modeled 50000 square feet
every

other year in order to allow the

space to lease-up prior to the next block of space coming on-line By the ninth year of the cash flow

the remaining density is sold off
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RETAIL MARKET ANALYSIS

Within this section of the report we have provided an overview of general retail conditions in the

Baltimore area and more specifically the retail conditions in the vicinity of the subject Unfortunately

an analysis of the retail market in the Baltimore metropolitan area is generally hampered by lack of

available data We utilized Reis reports for the Baltimore Retail Market as of Second Quarter 2006

which focuses solely on the neighborhood and community center retail market

BALTIMORE METROPOLITAN RETAIL OVERVIEW

According to the Reis Observer the Baltimore retail market is described as being more resilient than

most as it has consistently outperformed both national and regional average amounts

Vacancy Trends

METROPOLITAN BALTIMORE RETAIL

NEIGHBORHOOD COMMUNITY CENTERS

MARKET COMPARISON
South Atlantic United

Baltimoje Re io StaTes

Vacancy Rate Neighborhod enters
4% 11 6% 12 0%

Vacancy Rat Comn4tinity centers 0% 8% 9%

Source Reis ndQur2O1t

Vacancy rates within th15 maIt drlbYer than Mfs indicatff tor the South Atlantic Region

and the United States This is true for both neighborhood and community centers

Rent Growth Trends

METROPOLITAN BALTIMORE RETAIL

NEIGHBORHOOD COMMUNITY CENTERS

MARKET COMPARISON
South Atlantic United

Baltimore Region States

Rent Change Neighborhood Centers -0.1% -0.6% -0.5%

Rent Change Community Centers 0.8% 0.1% -0.5%

Source Reis 2nd Quarter 2010

In terms of rent growth neighborhood centers experienced -0.1% rent decline which is similar to

the rent decline for the region and the US Community centers experienced 0.8% increase in rent

which is beffer than the performance exhibited by the region and the US
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Vacancy Rates for Neighborhood and Community Centers

Approximately 2468000 square feet of new neighborhood and community retail space have been

delivered since Year-End 2000 Absorption exceeded new completions from 2002 until the end of

2006 with negative absorption in 2007 through First Quarter 2010 Net absorption at Second

Quarter 201 was 06000 square feet with nothing completed Current vacancy rates are

considered to be relatively low in the Metropolitan Baltimore retail neighborhood and community

center market although they have increased since 2007 Effective rental rates averaged $19.11
per

square foot at Second Quarter 2010 decline over the average at Year-End 2007 as illustrated

below

METROPOLITAN BALTIMORE RETAIL

NEIGHBORHOOD COMMUNITY CENTERS

Inventory Vacant Completions

SF SF

Vacancy rates ranged from low of 3.4% in 2006 to high of 8.8% in 992 during the period from

1990 to Second Quarter 2010 with an average of 5.9% Vacancy rates were 6.8% at Second

Quarter 2010 New product has consistently been delivered to the market over the same period with

an average of 353524 square feet of new product every year and an average yearly absorption of

355381 square feet However due to declining market conditions and limited financing options no

new product was delivered in the second quarter During the same time period rental rates increased

from $12.26 per square foot in 1990 to $19.75 per square foot at Year End 2007 Average effective

rental rates have decreased from 2007 to 2009 from $19.75 to $19.11 per square foot

Net Avg

Year Period SF Vacancy Absorption Eff Rent

2010 2nd Quarter 35911000 6.8% 2438000 106000 $19.11

2009 Year End 35911000 7.1% 2534000 87000 -374000 $19.14

2008 Year-End 35824000 5.8% 2073000 145000 -327000 $19.71

2007 Year-End 35679000 4.5% 1601000 176000 -210000 $19.75

2006 Year-End 35503000 3.4% 1215000 243000 614000 $19.41

2005 Year-End 35260000 4.5% 1586000 295000 450000 $18.54

2004 Year-End 34965000 5.0% 1741000 325000 582000 $18.01

2003 Year-End 34534000 5.8% 1994000 332000 440000 $17.42

2002 Year-End 34202000 1% 2102000 349000 727000 $16.92

2001 Year-End 33583000 6.6% 2210000 516000 181000 $16.77

2000 Year-End 32917000 5.2% 1725000 341000 337000 $16.90

1999 Year-End 32576000 5.3% 1719000 305000 236000 $16.22

1998 Year-End 32271000 5.1% 1650000 162000 63000 $15.68

1997 Year-End 32109000 4.8% 1551000 1090000 941000 $15.38

1996 Year-End 31019000 4.5% 1402000 450000 660000 $15.03

1995 Year-End 30569000 5.3% 1612000 316000 407000 $13.99

1994 Year-End 30253000 5.6% 1703000 275000 760000 $13.43

1993 Year-End 29978000 7.3% 2188000 38000 485000 $12.94

1992 Year-End 29940000 8.8% 2635000 667000 491000 $12.46

1991 Year-End 29273000 84% 2459000 856000 614000 $12.37

1990 Year-End 28417000 7.8% 2217000 456000 280000 $12.26

Source Reis 2nd Quarter 2010

40



LAUREL PARK STATION RETAIL MARKET ANALYSIS

Population and Employment Statistics

METROPOLITAN BALTIMORE RETAIL

NEIGHBORHOOD COMMUNITY CENTERS

Inventory Total SF per Total SF per Avg HH

Year Period SF Vacancy Population Person Employment Worker Income

2010 2nd Quarter 35911000 6.8% 2715500 13.22 1275700 28.15 $127726

2009 Year End 35911000 7.1% 2708030 13.26 1257770 28.55 $126728

2008 Year-End 35824000 5.8% 2686880 13.33 1302500 27.50 $124692

2007 Year-End 35679000 4.5% 2674800 13.34 1318930 27.05 $123435

2006 Year-End 35503000 3.4% 2667080 13.31 1312770 27.04 $118831

2005 Year-End 35260000 4.5% 2656830 13.27 1295400 27.22 $111933

2004 Year-End 34965000 5.0% 2642010 13.23 1270130 27.53 $107322

2003 Year-End 34534000 5.8% 2632260 13.12 1254130 27.54 $97931

2002 Year-End 34202000 6.1% 2610550 13.10 1246830 27.43 $94364

2001 Year-End 33583000 6.6% 2587950 12.98 1253930 26.78 $92166

2000 Year-End 32917000 5.2% 2567660 12.82 1262200 26.08 $88956

1999 Year-End 32576000 5.3% 2548240 12.78 1234600 26.39 $83333

1998 Year-End 32271000 5.1% 2532470 12.74 1196800 26.96 $73066

1997 Year-End 32109000 4.8% 2519190 12.75 1179070 27.23 $75483

1996 Year-End 31019000 4.5% 2507410 12.37 1150120 26.97 $71346

1995 Year-End 30569000 5.3% 2496070 12.25 1129260 27.07 $67719

1994 Year-End 30253000 5.6% 2483390 12.18 1125360 26.88 $66446

1993 Year-End 29978000 7.3% 2466780 12.15 1103110 27.18 $64242

1992 Year-End 29940000 8.8% 2449310 1222 1091900 27.42 $63126

1991 Year-End 29273000 8.4% 429730 12.05 1099810 26.62 $60373

1990 Year-End 28417000 7.8% 2405190 11.81 1135750 25.02 $59198

Source Reis 2nd Quarter 2010

Both population and employment continue to grow and the trend is expected to continue Since

2000 population and employment have grown by approximately 5.7% and .0% respectively The

market has also experienced an increase in inventory of approximately 5.72% during the same time

period Correspondingly the square feet of retail space per person increased 3.16% and the squore

feet of retail space per worker increased 7.94% The study also shows that the average household

income increased 43.58% during the same time period
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Neighborhood Centers

METROPOLITAN BALTIMORE RETAIL

NEIGHBORHOOD SHOPPING CENTERS

Inventory Vacant Completions Net Avg

Year Periord SF Vacancy SF SF Absorption Eff Rent

2010 2nd Quarier 17096000 5.4% 924000 22000 $18.15

2009 Year-End 17096000 5.5% 948000 87000 120000 $18.19

2008 Year-End 17009000 5.8% 981000 145000 -71000 $18.62

2007 Year-End 16864000 4.5% 765000 176000 -109000 $18.67

2006 Year-End 16688000 2.9% 480000 243000 236000 $18.18

2005 Year-End 16445000 2.9% 473000 189000 241000 $17.20

2004 Year-End 16256000 3.2% 525000 325000 491000 $16.56

2003 Year-End 16000000 4.3% 694000 235000 346000 $16.01

2002 Year-End 15765000 5.1% 805000 79000 211000 $15.59

2001 Year-End 15686000 6.0% 937000 148000 38000 $15.50

2000 Year-End 15538000 4.8% 751000 325000 289000 $15.59

1999 Year-End 15213000 4.7% 715000 176000 177000 $14.99

1998 Year-End 15037000 4.8% 716000 162000 93000 $14.60

1997 Year-End 14875000 4.3% 647000 186000 128000 $14.31

Source Reis 2nd Quarter 2010

Vacancy rates for neighborhood shopping centers are above the lows witnessed in 2005 and 2006

with vacancy rate of 5.4% at Second Quarter 201 Absorption has typically been positive for the

past five years exceeding new completions however during 2007 and 2008 net absorption was

109000 and -71000 based on completions of 176000 and 145000 squore feet in the same

periods respectively During Second Quarter 2010 net absorption was positive with 22000 square

feet The neighborhood shopping center segments overage effective rent has increased from $14.31

per square foot to $1 8.1 per square foot since 997 26.8% increase However average effective

rents have decreased from Year End 2007 to Second Quarter 2010 from $18.67 to $18.15 per

square foot
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Communily Centers

1RoPoLITAN BALTIMORE RETAIL

COMMUNITY SHOPPING CENTERS

Inventory Vacant Completions Net Avg

Year Period SF Vacancy SF SF Absorption Eff Rent

2010 2nd Quarter 18815000 8.0% 1514000 84000 $19.99

2009 Year-End 18815000 8.4% 1586000 -494000 $20.01

2008 Year-End 18815000 5.8% 1092000 -256000 $20.70

2007 Year-End 18815000 4.4% 836000 -101000 $20.73

2006 Year-End 18815000 3.9% 735000 378000 $20.49

2005 Year-End 38815000 5.9% 1113000 106000 209000 $19.71

2004 Year-End 18709000 6.5% 1216000 93000 $19.28

2003 Year-End 18534000 7.0% 1300000 97000 94000 $18.62

2002 Year-End 18437000 7.0% 1297000 270000 516000 $18.05

2001 Year-End 17897000 7.1% 1273000 368000 219000 $17.89

2000 Year-End 17379000 5.6% 974000 16000 48000 $18.07

1999 Year-End 17363000 5.8% 1004000 129000 59000 $17.29

1998 Year-End 17234000 5.4% 934000 30000 $16.63

1997 Year-End 17234000 5.2% 904000 904000 813000 $16.30

Source Reis 2nd Quarter 2010

The community shopping center segment shows declining vacancy rate trend starting in 2003 and

continuing to the end of 2006 with an increase in 2007 through 2009 This trend continued as of

second quarter with vacancy up to 8.0% Absorption has typically been positive exceeding new

completions however this trend changed in 2007 Net absorption at Year End 2008 was -256000

square feet As of Second Quarter 2010 net absorption was 84000 square feet The community

shopping center segments average effective rent has increased from $16.30 per square foot to

$19.99 per square foot since the end of 1997 However average effective rents have decreased

from Year End 2007 to Second Quarter 201 from $20.73 to $1 9.99 per square foot

Submarket Statistics

Reis classifies the metropolitan Baltimore retail market info six submarkets Anne Arundel County

Howard/Carroll Counties Northern Baltimore County Central/Eastern Baltimore County

West/Southwest Baltimore County and Central Harford County The following chart shows the

current status of each submarket
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METROPOLITAN BALTIMORE RETAIL SU BMARKETS

NEIGHBORHOOD COMMUNITY CENTERS

Inventory Percent of Vocant

SF Total SF

Anne Arundel County is the largest submarket with 27.0% of neighborhood and community center

retail space West/Southwest Baltimore County is the second largest submarket with 23.0% of the

total area

The sublect is considered part of the Central/Eastern Baltimore County submarket which makes up

roughly 19.0.0% of the total market area The submarkets vacancy rate at Second Quarter 2010

was 7.5% which is above the overall Baltimore metropolitan area average of 6.8% The average

effective rental rate achieved in the Central/Eastern Baltimore County submarket is $1 6.71 per square

foot which is below the overall Baltimore metropolitan area average of $19.14

Submarket Vacancy Trends

METROPOLITAN BALTIMORE RETAIL

NEIGHBORHOOD COMMUNITY CENTERS

VACANCY BY SUBMARKET
2nd Qo Ye -Fn 1o-F -- Se r-End Fed -r.Er 9-.e-Fot .0 -End Yeor-End Yeor-End Yeor.End Yno.End

Soboorkel 21L lItO 233 US 1227 00 000 1999 1998 1997 1996

Anne Arondel Co 70 53 4.1% 8/ 55 46 43 4.6%

Howord/Corroll Co IS- -I 77 39 I- IS 3.1%

No BoIiirnorn Co
--

7-

Cenlr/Eoonro Bo1rooro Co 7o76%
W01/SW BoSwoe Co 12 4.8% -I II .1 o7 44
Centro Horlord 9.7% In

ToW 1- 58% 4oN 4.Y. 3d 51

Snore Rer2ndlSoortor2OlO

Vacancy rates in the Central/Eastern Baltimore County submarket have remained relatively stable

since 996 with the exception of the period ranging from 2001 to 2004 where vacancy rates were

higher than the historic average Vacancy rates in the submarket have ranged from low of 4.0% to

high of 8.6% with an average of 6.9% The vacancy rate reported at Second Quarter 201 is

7.5% up from 7.0% in 2009 The Central/Eastern Baltimore County submarkets current vacancy

rate of 7.5% is above the overall Baltimore metropolitan area average of 6.8%

Submarket Rental Rate Trends

Rental rates have shown decrease in 2010 over 2009 Since 1996 rents for the Baltimore

metropolitan area increased from $15.03 to $19.14 per square foot an increase of 27.35% The

following table highlights the historical rental rates in the region by submarket

Completions Net Avg

Submarket Vacancy SF Absorption Eff Rent

Anne Arundel Co 9519000 27% 6.7% 639000 39000 $18.41

Howard/Carroll Co 4981000 14% 3.7% 182000 23000 $22.42

No Baltimore Co 4070000 11% 7.0% 283000 44000 $21.85

Central/Eastern Baltimore Co 6815000 19% 7.5% 510000 41000 $16.71

West/SW Baltimore Co 8099000 23% 7.2% 585000 -4000 $19.07

Central Harford Co 2427000 7% 9.8% 239000 -37000 $17.38

Total 35911000 100% 6.8% 2438000 106000 $19.14

Source Reis 2nd Quarter 2010
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METROPOLITAN BALTIMORE RETAIL

NEIGHBORHOOD COMMUNITY CENTERS

EFFECTIVE RENTAL RATES BY SUBMARKET

2nd Qooner Ynor End Yeor-End Yeor.End Yeor-End Yoor-End Ynor-End Yeor-End Yeor-End Yeor-End Ynor-End Yenr-End Ynor.End Yeor-End Yecr-End

Sobnrorknl 2010 2009 2008 2007 2006 2005 2004 2003 2002 2001 2000 1999 1998 1997 1996

Anne Arondel C0 $18.41 $18.58 $1933 $18.73 $18.34 $17.40 $16.87 $1640 $16.14 $16.03 $16.41 $15.87 $15.45 $15.11 $15.14

Howord/CorroliCo $2242 $22.15 $22.88 $22.76 $2196 $70.15 $19.51 $18.64 $17.89 $1725 $16.96 $16.12 $1576 $14.83 $14.08

No 8oIirnore Co $21.85 $21.72 $21.72 $22.60 $23.00 $21.85 $20.94 $20.27 $19.92 $19.85 $20.01 $19.01 $18.00 $17.42 $17.05

Cenrro/Eortero $oitinroroCo $16.71 $16.78 $16.73 $17.13 $17.55 $16.74 $16.69 $16.11 $15.62 $15.35 $15.63 $15.38 $14.72 $14.40 $13.80

West/SWEoltirnoreCo $19.07 $18.94 $19.92 $19.96 $19.44 01874 $1840 $17.63 $17.09 $17.20 $17.19 $16.02 $15.57 $15.78 $1538

Cenlroi Horord Co $17.38 $18.17 $19.15 $19.70 $18.99 $18.58 $16.97 $16.86 $15.74 $1560 NAV NAV NAV NAy NAV

Totoi $1914 $19.14 $19.71 $19.75 $19.41 $18.54 $1001 $17.42 $16.97 $16.77 $16.90 $16.22 $15.68 $15.38 $10.03

Soce Re 2nd Qootinr 2010

At Second Quarter 2010 the average effective rental rates ranged from low of $1 6.71 per square

foot in the Central/Eastern Baltimore County submarket to $22.42 per square foot in the

Howard/Carroll County submarkef The subjects submarket indicated decrease from $16.78 per

square foot at the end of 2009 to current average effective rent of $1 6.71 per square foot

New Development in the Submarket

PROPOSED PLANNED AND UNDER CONSTRUCTION

CENTRAL/EAST BALTIMORE CO SUBMARKET

Properly Name Type Status Date Size

CAMDEN WHARF Mixed Use Planned NAV 300000

STATE CENTER REDEVELOPMENT RETAIL Mixed Use Planned NAV 70000

MONUMENT STREET MARKETPLACE Community Planned NAV 250000

FREEDOM SHOPPING CENTER Neighborhood Planned NAV 2500

MCHENRY ROW PH II Neighborhood Proposed NAV 110000

THE DISTRICT AT CANTON CROSSING Power Center Proposed NAV 600000

NORTH POINT Neighborhood Proposed NAV 160000

TOTALS 1492500

Source Reis 2nd Quarter 2010

During the current 2010 year the subject market is expecting no new construction Notably all of the

projects have been put on hold with ground breaking scheduled between 2011 and 2012 However

the local submarket remains fundamentally stable and the market is expected to absorb the proposed

space albeit at slower pace

Barriers to Entry and Investment Trends

The subject is situated in less densely populated section of Baltimore County The water surrounding

the Dundalk peninsula inhibits access and bars significant new development in the vicinity However

additional land area is available for both expansion and new development There are therefore both

physical and economic barriers to entry in the area The local governments and economic

development authority actively encourage new businesses to relocate to the area and offer variety of

incentives to firms considering such move In addition there is an abundance of skilled workers in

the area and vocational training is readily available therefore labor is not considered barrier to

entry
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SKETCH PLAN
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SITE ANALYSIS

The following chart summarizes the salient characteristics of the subject site

SITE SUMMARY AND ANALYSIS

Utilities

Water

Sewer

Natural Gas

Electricity

Telephone

Mass Transit

Other

Detrimental Easements

Encroachments

Deed Restrictions

Reciprocal Parking Rights

Common Ingress/Egress

Howard County

Howard County

BGE

BGE
Verizon

Metropolitan Transit Authority

No Unknown

Source Various sources compiled by CBRE

Physical Description

Gross Site Area 63.85 Acres 2781091 Sq Ft

Net Site Area 47.87 Acres 2085322 Sq Ft

Primary Road Frontage North 22nd Street Route

Secondary Road Frontage Laurel Race Track Road

Additional Road Frontage Midway Avenue

Average Depth Varies

Excess Land Area None

Surplus Land Area 15.97 Acres

Shape Irregular

Topography Level

Zoning District PDC

Flood Map Panel No Date 2400440045B 4-Dec-86

Flood Zone and A18

Adjacent Land Uses Commercial and residential uses

Comparative Analysis Rating

Access Average

Visibility Average

Functional
Utility

Assumed adequate

Traffic Volume Average

Adequacy of Utilities Assumed adequate

Landscaping Average

Drainage Assumed adequate

Provider ________Adequacy

Yes

Yes

Yes

Yes

Yes

Yes

Yes

47



LAUREL PARK STATION SITE ANALYSIS

COMMENTS

The subject represents 63.85 acres of land located just oft of the US Route corridor just north of the

City of Laurel in Howard County Maryland The site is situated directly behind an number of

commercial lots that front along Route and create something of buffer zone that limits the

exposure of the site There is also trailer park Midway Mobile Village located in the middle area of

the site that further obscures the road frontage value of the sublect

It should be noted that this particular section of Route also known as Washington Boulevard is

divided by an extended median that has numerous improved commercial lots separating the north

and south bound lanes of traffic Thus the road running in front of the subjects current entrance is

one-way north bound and actually names North Street not Washington Boulevard That name

pertains to the southbound portion of Route

In addition the subject site abuts the Railroad lines and is adjacent to Laurel Park Racetrack

The site is currently is used as surface parking for the Laurel Park Racetrack In addition an

underutilized MARC Maryland Rail Commuter platform which provides commuter rail service

between Baltimore Maryland and Washington District of Columbia is located on site

CONCLUSION

Of the 63.85 acres that
represents the total gross area of the subject only 5532 acres are

considered usable for development Of that figure some 7.66-acres will be used for road right-of

way dedications within the site which leaves total net area of 47.87 acres The remaining 15.68

acres consists of wetlands or other areas such as forest lands or steep sloping terrain which are not

deemed suitable for development
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IMPROVEMENTS ANALYSIS

The subject site abuts the railroad tracks and is adjacent to Laurel Park Racetrack The site is

currently used as an overflow parking lot for the Laurel Park Racetrack In addition there is an

underutilized MARC Maryland Rail Commuter Rail platform which provides commuter rail service

between Baltimore Maryland and Washington District of Columbia is located on site

Proposed Improvements

The Howard County Department of Planning and Zoning approved the subjects sketch plan on

August 2010 The plan grants tentative allocations for 000 residential units as well as 650000

square feet of office space and 27000 square feet of retail space The multifamily design has not

been finalized at this point but the initial plan for the early phases calls for podium and stick

construction with four- to five-story building heights and ground level retail component The zoning

allows for up to 00 feet so high-rise development is possible Parking requirements will be met with

structured parking i.e Texas Donut style design whereby the building wraps around garage

As part of this approval process the subject project plan was evaluated and determined to have

passed preliminary asessment of the Adequate Public FacTes Orçlinence test for roads open

school region open elementary chol district ond open middle school district beginning in 2013

According to Mr Jeff Hqyes of Walter lynch Advisors the consulting firm the subjects owners have

retained to shepherd their development plan through the approval process in Howard County the

subject is required to stagger the timing of when they bring new residential units onto market

According to the sketch plan the residential phasing is as follows

RESIDENTIAL UNIT PHASING SCHEDULE

Allocation No of No of MIHU Total NO of

Phase Year Allocations Allocations Allocations

2013 264 46 310

II 2014 157 28 185

III 2015 217 38 255

IV 2016 212 38 250

Total 850 150 1000

Source Howard County Zoning Ordinance

It was explained that this timing could be extended out further but the soonest the first of these four

blocks of units could be granted an occupancy permit is 201 Non-residential phasing is

considerably more flexible which allows for more fluid development process as the site plan moves

toward the recordafion of the sites final plot Please note the Extraordinary Assumption in the front of

this
report
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LAUREL PARK STATION IMPROVEMENTS ANALYSIS

The fact that the site is already cleared and graded will expedite the development process and lower

the overall site cost The bulk of planned development is near US Route thereby reducing

infrastructure costs such as roads and utilities The plan intends to incorporate the MARC station in

order to remaining in keeping with the intention of the TOD Zoning District

ZONING

The following chart summarizes the subjects zoning requirements

ZONING SUMMARY
Current Zoning TOD District Transit Oriented Development

Legally Conforming The proposed uses appear to be compliant

Uses Permitted This district provides for the development and redevelopment of

key parcels of land within 3500 feet of MARC Station The TOD
district is intended to encourage the development of multistory

office centers that are located and designed for safe and

convenient pedestrian access by commuters using the MARC
TRAINS and other public transit links For larger sites of at least

acres well-designed multi-use centers combining office and high-

density residential development are encouraged The

requirements of this district in conjunction with the Route

Manual will result in development that makes use of the

commuting potential of the MARC system creates attractive

employment or multi-use centers and provides for safe and

convenient pedestrian travel

Zoning Change

Category

Compliance with Route manual New development in the TOD district shall comply with the

standards of the Route Manual

Maximum building height 60 Feet

Minimum setbacks from public street right-of-way

From arterial

Principal structures 20 Feet

All other structures and uses 30 Feet

Minimum distance between residential buildings

Side to side 15 Feet

All other façade to façade relationships 30 Feet

Requirements for TOD development

Amenity area TOO develpments shall include landscaped outdoor amenity

area such as plaza courtyard or garden designed to comply

with the Route Manual

Area requirements for residential uses Residences are permitted only within Route Corridor

development project encompassing at least gross acres of TOO-

zoned land

No more than 50 percent of the net acreage of TOD-zoned land

within the devlopment project shall be devoted to residential

buildings and residential parking

At leats percent of the dwelling units shall be moderate income

housing units

Source Howard County Zoning Ordinance
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ANALYSIS AND CONCLUSION

On February 2004 this parcel was re-zoned from M-2 Light Manufacturing to TOD Transit Oriented

Development Per the Maryland-National Capital Park and Planning Commission this zoning

district provides for the development and redevelopment of key parcels of land within 3500 feet of

MARC Station The TOD District is intended to encourage the development of multistory office centers

that are located and designed for safe and convenient pedestrian access by commuters using the

MARC Trains and other public transit links For larger sites of at least three acres well-designed multi-

use centers combining office and high-density residential development ore encouraged The

requirements of this district in conlunction with the Route Manual will result in development that

makes use of the commuting potential of the MARC rail system creates attractive employment or

multi-use centers and provides for safe and convenient pedestrian travel

We know of no deed restrictions private or public that further limits the sublect propertys use The

research required to determine whether or not such restrictions exist however is beyond the scope of

this appraisal assignment Deed restrictions are legal matter and only title examination by an

attorney or title company can usually uncover such restrictive covenants Thus we recommend title

search to determine if anys.h restrictions do exist

TAX AND ASSESSMENT DATA

While the subect propty is located in floward Ceunty ad properties in the State of Maryland are

assessed by the Marylanjepadmentof Assessment nd Taxaflbn This department is an

independent state agency responsible for real and personal property assessments as well as the

mapping of all real estate The applicable tax rate is set by the local jurisdiction and is combination

of state county and city rates The fiscal tax year begins in July with tax payments due in full by

September 30 for the current fiscal year

Marylands assessment system is based on three-year cycle in which one-third of all taxable real

estate is physically inspected and reassessed each year Assessments are based upon an estimate of

ad valorem value known as full cash value To lessen the impact of any increase three-year phase-

in is implemented This provides for one-third of the assessment increase to be added to the first year

of the assessment cycle with the balance being added in equal installments over the final two years It

should be noted however that as of Fiscal Year 2010 the subject was re-assessed at lower value

which means no phase in occurs the new lower rate is simply applied to all three of the cycles years

The current assessment and tax liability are summarized below and do not include any furniture

fixtures and equipment
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AD VALOREM TAX INFORMATION

Assessors Market Value 2009 2010 Pro Forma

06-0394388 $8284800 $8216500
_____________

Subtotal $8284800 $8216500 $8216500

Assessed Value 100% 100% 100%

$8284800 $8216500 $8216500

General Tax Rate per $100 A.V 1.341500 1.341500 1.341500

Total Taxes $111141 $110224 $110224

Source Assessors Office

The local Assessors methodology for valuation of improved properties is the Income Capitalization

Approach based on actual income The methodology for unimproved land is the Sales Comparison

Approach Any sale and/or subsequent development of the property would trigger an immediate

reassessment However it should be noted that new construction is re-assessed out of cycle one

month after completion

CONCLUSION

Taxes are estimated to $1 10224 the first and secnd fiscal ars based upon an assessed

value/sale price of $82 6QO reaft tQxes are esti ated based upon the market oriented per

unit/square foot value of the individual lots As lots are sold the tax liability shifts to the new owners

reducing faxes for the subiect
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HIGHEST AND BEST USE

In appraisal practice the concept of highest and best use represents the premise upon which value is

based The four criteria the highest and best use must meet are

legal permissibility

physical possibility

financial feasibility and

maximum profitability

Highest and best use analysis involves assessing the sublect both as if vacant and as improved

AS VACANT

The property is zoned for mixed-use and is of sufficient size to accommodate various types of

development The immediate area includes various residential and commercial uses Considering

the surrounding land uses location attributes legal restrictions and other factors it is our opinion that

mixed-use transportation oriented development would be reasonable and appropriate Therefore

it is our opinion that the highest and best use would be for mixed-use site time and circumstances

warranting
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APPRAISAL METHODOLOGY

In appraisal practice an approach to value is included or omitted based on its applicability to the

property type being valued and the quality and
quantity of information available Based on

information contained in the Thirteenth Edition of The Appraisal of Real Estate published in 2008

depending on specific appraisal assignment any of the following four methods may be used to

determine the market value of the fee simple interest of land

Sales Comparison Approach

Income Capitalization Procedures

Allocation and

Extraction

The following summaries of each method are paraphrased from the text

The first is the sales comparison approach This is
process

of analyzing sales of similar recently

sold parcels in order to derive an indication of the most probable sales price or value of the property

being appraised The reliability of this approach is dependent upon the availability of comparable

sales data the verification of the sales data regarding size price terms of sale etc the degree

of comparability or extent of adjustment necessary for differences between the subject and the

comparables and the absence of non-typical conditions affecting the sales price This is the

primary and most reliable method used to value land if adequate data exists

The income capitalization procedures include three methods land residual technique ground rent

capitalization and Subdivision Development Analysis discussion of each of these three techniques

is presented in the following paragraphs

The land residual method may be used to estimate land value when sales data on similar

parcels of vacant land ore lacking This technique is based on the principle of balance

and the related concept of contribution which are concerned with equilibrium among the

agents of production--i.e labor capital coordination and land The land residual

technique can be used to estimate land value when building value is known or can be

accurately estimated stabilized annual net operating income to the
property is known

or estimable and both building and land capitalization rates con be extracted from the

market Building value can be estimated for new or proposed buildings that represent the

highest and best use of the property and have not yet incurred physical deterioration or

functional obsolescence

The subdivision development method is used to value land when subdivision and

development represent the highest and best use of the appraised parcel In this method

an appraiser determines the number and size of lots that can be created from the

appraised land physically legally and economically The value of the underlying land is

then estimated through discounted cash flow analysis with revenues based on the

achievable sale price of the finished product and expenses based on all costs required to

complete and sell the finished product
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The ground rent capitalization procedure is predicated upon the assumption that ground

rents can be capitalized at an appropriate rote to indicate the market value of site

Ground rent is paid for the right to use and occupy the land according to the terms of the

ground lease it corresponds to the value of the landowners interest in the land Market-

derived capitalization rates are used to convert ground rent into market value This

procedure is useful when an analysis of comparable sales of leased land indicates range

of rents and reasonable support for capitalization rates can be obtained

The allocation method is typically used when sales are so rare that the value cannot be estimated by

direct comparison This method is based on the principle of balance and the related concept of

contribution which affirm that there is normal or typical ratio of land value to property value for

specific categories of real estate in specific locations This ratio is generally more reliable when the

subject property includes relatively new improvements The allocation method does not produce

conclusive value indications but it can be used to establish land value when the number of vacant

land sales is inadequate

The extraction method is variant of the allocation method in which land value is extracted from the

sale price of an improved property by deducting the contribution of the improvements which is

estimated from their depreciated costs The remaining value represents the value of the land Value

indications derived in this w% are generally unpsuasive because te assessment ratios may be

unreliable and the extrachon meiftod does not reflechnarkeconsiderati6ns

METHODOLOGY APPLICABLE TO THE SUJEtT

For the purposes of this sisb haØIIized ih i1division lysis as this methodology is

typically used for commercial sites that are feasible for development over time

Within the Sales Comparison Approach the Sales Comparison Approach together with Subdivision

Analysis is used to estimate the market value of each of the subjects allowable land uses during sell

out period The Sales Comparison Approach is utilized to estimate the Gross Sellout of the subject

uses based on sales of comparable land in the subjects submarket

In order to convert Total Gross Sellout to an as is market value discounting process was used

to account for sales expenses and holding costs during the absorption The discounting process is

calculated in three steps First an absorption period was estimated for the time period necessary to

sellout the each land uses allocated density either FAR in the case of the office and retail uses or

multifamily units Estimated site development costs sales expenses and holding costs were then

deducted from the gross sales proceeds to derive net sales proceeds Finally discount rate was then

applied to the net sale proceeds to reflect return on debt and equity capital in order to indicate the

Market Value by the Subdivision Development Approach
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MULTI-FAMILY LAND VALUE

The following mop and table summarize the comparable data used in the valuation of the subject

property detailed description of each transaction is included in the Addenda
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The sales utilized represent the best data available for comparison with the subject and were selected

from residential land sales within the greater Washington DC/Baltimore/MD area These sales were

chosen based upon their location and proposed use as multi-family developments

SUMMARY OF COMPARABLE MULTI-FAMILY LAND SALES

Actual Sate Adjusted Sole Size Allowable Allowable Indicated Prize Per Prize Per

Zoning Prize Prize SF Ualls Bldg Area SF PAR Bldg Area Unit

C2 $23860000 $23860000 1.122846 561 8.00 $0.00 $42531

Subject Columbus Sired Route

Laurel Maryland

Troesontiun amount odiusind for mob equloutnecy end/or denoloymnet costs whew oppituobte

Compitad by COO

Transaction

No Property Losation Type Dose

ArondelMille Soulnnard/Rouyn 100 Sole Dec-10

Hoaceny MD

2333 Duller Stotine Owolecord Sale Oct.10 PDC $21250000 $21750000 301853 409 552054 1.57 $39.40 $47386

Heredon VA

5523 Lazdy Lone Oethmda MD Sale MorlO PD.28 09000000 07800000 43560 121 76000 4.04 $44.32 $64463

8420 8440 Upper Sby Way Sale Jun.09 P8C-fAtD.3 $3125000 $4125000 359196 164 180000 0.50 $22.92 $25152

Laurel MD

.. -- PDC
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LAUREL PARK STATION RESIDENTIAL LAND VALUE

SUMMARY OF ADJUSTMENTS

Based on our comparative analysis the following chart summarizes the adlustments warranted to each

comparable

MULTI-FAMILY LAND SALES ADJUSTMENT GRID

Comparable Number

Transaction Type

Transaction Date

Zoning

Actual Sale Price

Adjusted Sale Price

Size Acres

Size SF
Allowable Units

Indicated FAR

Price Per Unit
______________________________________________________________

Price PSF FAR _______________________________________________________

Property Rights Conveyed

Financing Terms

Conditions of Sale

Market Conditions

Subtotal

Size

Shape

Corner

Frontage

Topography

Location

Zoning/Density

Utilities

Highest Best Use

Total Other Adjustments _________________________________________________

Value Indication for Subject

Transaction amount adiusted for cash equivalency and/or development costs where applicable

Compiled by CBRE

CONCLUSION

1000

0.48

Average

$28545

After applying all the adjustments the comparables indicate value range of $25785 to $31 898

per room Based on the preceding analysis price per room indication in the middle of the range

indicated by these comparables is deemed appropriate The concluded value opinion for the multi

family FAR is $28500 per unit
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Subject

Sale Sale Sale Sale

Dec-10 Oct-10 Mar-10 Jun-09

C2 PDC PD-28 PEC-MXD-3 PDC

$23860000 $21250000 $9000000 $3125000

$23860000 $21750000 $7800000 $4125000

25.78 8.08 1.00 8.25

1122846 351853 43560 359196

561 459 121 164

N/A 1.57 4.04 0.50

$42531 $47386 $64463 $25152

$42531 $47386 $64463 $25152

0% 0% 0% 0%

0%

0%

0% 0% 0%

0% -5% 0% 0%

0% 0% 0% 0%

-25% -40% -50% 10%

0% 0% 0% 0%

0% 0% 0% 0%

0% 0% 0% 0%

-25% -45% -60% 10%

$31898 $26062 $25785 $30434
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OFFICE LAND VALUE

The following map and table summarizes the comparable data used in the valuation of the subjects

office land detailed description of each transaction is included in the addenda

The sales utilized represent the best data available for comparison with the subject and were selected

from Southern Maryland

SUMMARY OF COMPARABLE OFFICE LAND SALES

Transaction Actoal Sale Adjusted Sale Sloe Allowable lndkoted Moeenssrn Pnce Price Per

No Properly Location Type Dole Zoning Price Price SF Bldg Area SF FAR FAR Per SF SF FAR

1460 Dorsey Rood Hanover Listing Jon-il W.1 S2550000 $10800000 281397 60000 0.21 N/A $9.06 $42.50

MD

675 Watkins Mill Rood Sale Dec-09 1.3 $5000000 $5000000 34460 200000 5.80 N/A $145.10 $25.00

Gaithersborg MD

3205 Corporate Court Ellicott Sole Jul-09 B-i $400000 $400000 69696 15897 0.23 N/A $5.74 $25.16

City MD

Maple Lown Blvd Sale May-09 RRMXD $6386940 $6386940 908662 135000 0.15 0.27 $7.03 $47.31

Scoggsville Rood NW Corner

Palton MD

Subject Just off Route --- --- PDC -.- --- 2085322 N/A 0.00

Laurel Morylond

Transaction amount odjasted far cash equivalency and/ar deuolupmant costs whew applicable

Compiled by CaRE
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LAUREL PARK STATION OFFICE LAND VALUE

Given the uniqueness of each site and the rarity of true land sales we believe it is most accurate to

appraise these sites based on sale price per building area FAR basis This is common in the

market as it compares transactions based on proposed densities that vary from site to site

SUMMARY OF ADJUSTMENTS

Based on our comparative analysis the following chart summarizes the adjustments warranted to each

corn parc ble

OFFICE LAND SALES ADJUSTMENT GRID

Comparable Number

Transaction Type

Transaction Date

Zoning

Actual Sale Price

Adiusted Sale Price

Size Acres

Size SF

Allowable Bldg Area

Indicated FAR

Maximum FAR

Price Per Acre

Price Per SF

Price Per Bldg Area

Price PSF FAR

Property Rights Conveyed

Financing Terms

Conditions of Sale

Market Conditions Time

Subtotal

$5000000

$5000000

6.46 0.79

281397 34460

SF 60000 200000

0.21 5.80

N/A N/A

$394737 $6320313

$9.06 $145.10

$42.50 $25.00

$42.50 $25.00

0%

0%

0%

_______
0%

$25.00

0%

0%

0%

0%

47.87

2085322

650000

N/A

0.00

Subject

Listing Sale Sale Sale

Jan-i Dec-09 Jul-09 May-09

W-1 1-3 B-i RRMXD PDC

$2550000

$10800000

$400000

$400000

1.60

69696

0%

0%

-10%

0%

$38.25

0%

0%

$6386940

$6386940

20.86

908662

135000

0.15

0.27

$306181

$7.03

$47.31

$47.31

0%

0%

0%

-10%

$42.58

0%

0%

0%

0%

-10%

-10%

0%

0%

-10%

-30%

0.23

N/A

$250000

$5.74

$25.16

$25.16

0%

0%

0%

-10%

$22.64

0%

0%

0%

0%

10%

20%

0%

0%

-10%

20%

Size

Shape

Corner 0%

Frontage 0%

Condition of Site 0% 0%

Location -20% -10%

Zoning/Density 0% 0%

Utilities 0% 0%

Permits/Design/Etc -5% -10%

Total Other Adjustments -25% -20% Average

Value Indication for Subiect $28.69 $20.00 $27.17 $29.81 $26.42

Transaction amount adjusted for cash equivalency and/or development costs where applicable

Compiled by CBRE
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CONCLUSION

Based on the preceding discussions of each comparable and the foregoing adlustment analysis each

of the comparables is considered representative of the subject site and each warrants consideration in

the reconciliation In conclusion price per FAR indication near the middle of the range indicated by

these comparables is the most appropriate for the sublect The concluded value opinion for the office

land component is $26.00 per FAR foot

60



LAUREL PARK STATION SUBDIVISION DEVELOPMENT APPROACH

SUBDIVISION DEVELOPMENT APPROACH

In the Subdivision Development Approach converting the Gross Sellout to Market Value estimate

requires discounting process to account for sales expenses/holding costs during an absorption or

sellout period The discounting process was performed in three steps First an absorption period was

estimated for each of the subject uses Absorption rates were estimated in each of the market analysis

sections Estimated development costs sales expenses holding costs as well as profit were then

deducted from the gross sales proceeds to derive net sales proceeds partitioned discount rate was

then applied to the net cash flows generated by the prolect to estimate Net Present Value of the

future cash flows

Unit and Density Values

We analyzed each land use within proposed plan for Laurel Park Station based on its highest and best

use We formed an opinion of value for the commercial office and retail densities as well as the

residential multifamily density The following table summarizes our opinions for each land type

LAUREL PARK STATION RESIDUAL DENSITY

CONCLUDED LAND VALUES
Land Uses FAR Units Price per FAR Price per Unit

Office 650000 N/A S26.00

Retail 127000 N/A $26.00

Multi-Family Units 000000 000 N/A $28500

Total 1777000

Source CBRE

The retail component of the subject represents ground floor retail within one of the other uses either

an office or multifamily building In the case of an office use we have not broken out separate

value per FAR for that component of that density However in the case of the multifamily buildings

and its ground retail component has stripped out separate line item in our cash flow since the

multifamily has been valued on price per unit basis We have taken the pro rata share of the

multifamily density and applied that ratio to the 27000 square feet of retail space to determine how

much of it will be dedicated to the multifamily portion of the overall development This represents

approximately 80000 square feet or 63% of the total The remaining 47000 square feet or 37% will

be added to the 650000 square feet of office density

The Gross Retail sell out of the land prior to any remaining development costs holding expenses or

discounting is $544081 75 The following chart summarizes the value of the land based only on

sales
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LAUREL PARK STATION RESIDUAL DENSITY

CONCLU DING GROSS SELLOUT VALUES

Office Density with Retail Component $20698054

Retail Density within Multifamily Buildings $2339039

Multifamily Density $31371082

Total $54408175

Compiled by CBRE

Growth Rate Assumptions

The inflation and growth rates for the DCF analysis have been estimated by analyzing the expectations

typically used by buyers and sellers in the local marketplace After keeping rates flat for the first two

years we have increased rates by 3% per annum inflation rate in our analysis

FORECAST GROWTH RATES

Land Use Year Year Year Years

0.0% 0.0% 3.0% 3.0%

00% 00% 30%

00%

111111

I11I111

We have estimated site developmeniost to remain gnn that if w1l be completed in the first two

years We have assumed Real Estate Taxes will remain flat for the first two years based on current

assessments and then begin to increase 2% annually as the market recovers

Timing

For the multifamily product we have estimated the absorption based on the phasing schedule as

established by the county planning departments sketch plan While this schedule permits block of

units to come on-line in four consecutive years we have chosen to space the delivery of each building

year apart in order to given each time to stabilize before having to compete against neighboring

within the same development The first of these land bays will presumably sell to an apartment builder

the year prior to its permitted completion date In order to prepare the sites for their sale we have

begun spending site development dollars in the year prior to the land sale in order to finish the

individual site bay and ready if for sale

The take-down timing of the commercial space was discussed in the previous Office Market Analysis

Here we considered the current vacancy and prolected excess supply of office space in both the

Baltimore and Washington office markets and determined how many years it will take to adequately

absorb the new product in order to ustify more buildings online

Office

Retail

Multifar
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Development Costs

The most significant cost to the property is the expense to develop the site to deliver land bays The

subjects owners have not developed site work budgets for the subject we have had to rely on land

development budget cost comparables In the following table we summarized the other land

development projects in the Washington DC area

BUDGETED LAND DEVELOPMENT COSTS

comparable

Size SF 43.326 Acres 33.76 Acres 14.35 Acres 43.23 Acres 239.00 Acres

Property Type Mixed Use Mixed Use Mixed Use Mixed Use Mixed Use

Planned Development 1S1 multi-family unit 30000 SF office 800000 SF office 542000 SF office 3500000 SF

1319059 SF office 91500 SF retail 80000 SF retail and retail of office flex/R7D

370586 SF retail 436000 SF office/light md 625 room hotel 1009 residential unit5 and retail pad

1414 space parking deck Surface Parking only 414 residential 545 space garage

Underground Parking

Total 2889645 557500 1700046 1601450 3948200

cost Component

Land Development $12221330 $8224147 $29376787 $12905521 $30637000
Cost Per SF of Development $4.23 $14.75 $17.28 $8.06 $7.76

Structured Parking $18869830 N/Appl N/Appl $12714000

$13345/space $13000/space

Total Costs of Development $31091160 $8224147 $29376787 $25619521 $30637000

Cost Per SF of Development $10.76 $14.75 $1 7.28 $16.00 $7.76

Compiled by CBRE

The development cost comparables range from $4.23 to $17.28 per square foot of density for the

prolects above excluding structured parking Once structured parking costs are added to those

projects that required it the range increases to $7.76 to $1 7.28 per square foot However given the

fact that the site is already cleared graded and currently being used as parking lot we believe the

cost per square foot of FAR will be considerably less than the average site Therefore we have

concluded $5.00 per square foot of FAR as the cost for the site work We have applied this figure to

the year of the cash flow to prior to when the FAR is delivered

Marketing/Closing Costs

We have estimated closing and marketing costs to be 5.0% of the sales price This includes any

marketing costs brokerage fees attorneys fees and transfer taxes incurred as port of the sale

transaction This is within the range of costs in the market for similar properties

Real Estate Taxes

Annual real estate taxes have been estimated based on its current assessed values The following

table summarizes our estimate
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ESTIMATED REAL ESTATE TAXES

PER UNIT OF ADDITIONAL FAR

FAR RE Tax Per FAR

Tot Density 1777000 SF $110224 $0.06

Compiled by CBRE

The real estate tax liability would be reduced at the end of the year the density sells

General Administrative

This line item covers the expenses for the corporate office managements salaries benefits and overall

administrative costs such as insurance legal costs and is typically based on .0% of the
gross

sales

We have allocated this amount over the sellout period

Developers Overhead

We have assumed developers overhead of 3.0% annually to administer and manage the

development This is included in the development budget

The developers overhead which is the fee the developer is compensated in order to manage the

prolect is based on the gross sell out and was estimated as line item Based on our absorption

estimate total developers overhead $1630201 represents approximately 3.0% of
gross

retail

sales

Profit on land sales is very difficult to abstract from the market particularly in downward market

Profit and land are the first two areas to decline The profit is remuneration to the seller/developer for

management and coordination as well as risk associated with the sellout During the real estate

downturn developers accept lower profit particularly in projects begun prior to the downturn For the

purposes of this analysis profit will be incorporated as component of the discount rate

Discount Rate

The final step in developing the sellout analysis is to select an appropriate discount rate which is

applied to the series of net cash flows Yield analysis refers to the internal rote of return also known

as the equity yield rate or discount rate representing the return on and the return of the initial capital

investment This rate is usually developed by considering normal safe rate plus the risks associated

with investment in such property The internal rate of return analysis is used to discount anticipated

future benefits into present value estimate

Specific risk factors affecting our discount rate selection in our analysis include
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Estimating realistic absorption pace of the various proposed land uses especially given the

nature of the neighboring land uses and the fact that Laurel is not currently particularly well

established office market

Estimating accurate selling prices of the land bays

Estimating accurate site development costs

Estimating accurate holding cost projections

The above factors have not been presented in hierarchy but represent most of the major

considerations for developer This is particularly true since it is difficult at best to prove

conclusively the motivations of buyers in the marketplace who determine the sales price For the

appraiser the rate chosen should be consistent with available evidence derived from prevailing

market attitudes and economic indicators

We noted the risk rate associated with the future sales of multifamily and office density carry higher

rate than yield rates associated with improved properties shopping centers office buildings

apartment projects etc that have moderate assurance of an income stream According to the

Korpacz 4th Quarter 201 Notional Land Development Market survey national discount rates ranged

from 15.00% up to 25.00% with little change from their lost survey six months ago

RealtyRates.Coms 4th Quarter 2010 Developer Survey showed national sellout property discount rates

for the average pro forma site-built mixed-use residential subdivisions and PUDs as ranging from

10.49% to 48.49% with an average of 31.26% Discussions with commercial land developers in the

market indicated IRRs inclusive of profit range from about 8% up to 25% with well located projects

having the lower IRRs

LAND DEVELOPMENT DISCOUNT RATES

Low High Average

Korpacz 4Q 2010

National Land Development 15.00% 25.00% N/A

RealtyRates.com 4Q 2010

Mixed-Use Residential Subdivisions/PUDs 10.49% 48.49% 31 .26%

Market Participants 18.00% 25.00%

CBRE Estimate 20.00%

Compiled by CBRE

65



LAUREL PARK STATION SUBDIVISION DEVELOPMENT APPROACH

Taken collectively these conditions indicate that the project has moderate risk for development

project Consequently we have selected our discount rates excluding profit based on the time

increments utilized in the cash flow

The discounted cash flow is presented on the following table
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SUBDI VISION DEVEL OPMENT APPR OACH AS IS VALUE

Jan-li

Year

Jan-12

Year

Jan-13

Year

Jan-14

Year

Jan-15

Year

Jan-16

Year

Jan-17

Year

Jan-18 Jan-19

Year Year

Total

OfficePriceperFAR

FAR Available mcI 47000 SF of Retail FAR

FARAbsorptions

$26

697000

$26

697000

$27

697000

150000

$28

547000

$28

547000

150000

$29

397000

$30

397000

150000

$31 $32

247000 247000

247000 697000

Multi-Family t-tousing Price per Unit

UnitsAvailable

UnitAbsorption

$28500

1000

$28500

1000

310

$29355

690

$30236

690

185

$31143

505

$32077

505

255

$33039

250

$34030 $35051

250 250

250 1000

RetailPriceperFAR

FAR Available 80000 SF for Multi-Family Use

Absorption

$26

80000

$26

80000

24800

$27

55200

$28

55200

14800

$28

40400

$29

40400

20400

$30

20000

$31 $32

20000

20000 80000

Total FAR Remaining

AvgRETox/FAR/YR

1777000

$0.06

1777000

$0.06

1442200

$06
1292200

$0.06

1092400

$0.07

942400

$0.07

667000

Q07
517000 497000

$0.07 $0.07

Sales Revenues

OfficeLandSales

Multi.FomilyUnitSales

Retail FAR Sales

Gross Land Sales

$0

$0

$0

$0

$8M35006

$644800

$40300O

$0

$0

s5559g
$48234

$426165

$0

$0

$8179635

96970

$4421169

$0

$0

$0 $7898250

$0 $8762851

$620907 $0

$20698054

$31371082

$2270911

$0 $9.479800 $41Q1 7000 $6001 30 $4261 63 $8776605 $42 1169 $620907 $16661101 $54340047

Development and Selling Costs

Development Costs

Marketing/Closing Costs 5.0%

Real EstoteTaxes

General Administrotve Costs 1.0%

DevelopeisOverhead@ 3.0%

Total Expenses

$1674000

$9

$110224

$60378

$0

$750000

$473990

$110224

$60378

$284394

$9000
$200850

$91246

$60378

$120510

$750000

$300091

$83391

$60378

$180055

1377GG0
213082

$71907

$60378

$127849

$750000

$438830

$63274

$60378

$263298

$100000

T26058

$45679

$60378

$135635

$2485000 $0

$31045 $833055

$36115 $35412

$60378 $60378

$18627 $499833

$8885000

$2717002

$647473

$543400

$1630201

$1844602 $1678986 $1471984 $1373915 $1850216 $1575780 $567750 $2631165 $1428678 $14423077

Net Cash Flow NCF $1844602 $7800.81 $2545.01 $4627914 $2.41 1419 $7200825 $3953.41 $201 0258 $1 5232424 $39.91 6970

Discount Rate for Positive NCF 20.0%

DiscountFactor 0.8333333 0.6944444 0.5787037 0.4822531 0.4018776 0.3348980 0.2790816 0.2325680 0.1938067

PV of Net Cash Flows $1537168 $541 7232 $1472810 $2231826 $969095 $2.41 1542 $1103327 $467522 $2952146 $14553287

Total PVof NCF

Rounded As Is Value

Per FAR

$14553287

$14600000

$8.22

Compiled by CBRE
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RECONCILIATION OF VALUE

Substantial volatility in the capital markets has increased uncertainty in the real property marketplace

It is difficult to predict what may happen in the capital markets going forward As result it is difficult

to predict what may happen to real property values over time Based on the foregoing the market

value of the subject has been concluded as follows

MARKET VALUE CONCLUSION

Appraisal Premise Interest Appraised Date of Value Value Conclusion

As Is Fee Simple Estate January21 2011 $14600000

Compiled by CBRE

We utilized the Sales Comparison Approach to estimate the value of the commercial office retail and

multifamily densities The discounted cash flow analysis quantifies the economics of the remaining

prolect by utilizing the gross sale proceeds and deducting typical expenses incurred during the sellout

as well as the costs necessary to finish the town home lots Therefore the subdivision development

analysis provides reliable value indication and has been given primary emphasis in the final value

reconciliation

Our valuation of the subject property considered the best information that was available at the time of

our analysis Due to lingering volatility in the marketplace users of this appraisal should consider the

current market uncertainty when determining the level of confidence they choose to place on these

analyses and conclusions Users are reminded that the appraisal conclusions in this report are

effective as of the stated dates of valuation
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ASSUMPTIONS AND LIMITING CONDITIONS

Unless otherwise specifically noted the body of the report it is assumed that title to the property or properties

appraised is clear and marketable and that there are no recorded or unrecorded matters or exceptions to title that

would adversely affect marketability or value CBRE is not aware of any title defects nor has it been advised of any

unless such is specifically noted in the report CBRE however has not examined title and makes no representations

relative to the condition thereof Documents dealing with liens encumbrances easements deed restrictions clouds

and other conditions that may affect the quality of title have not been reviewed Insurance against financial loss

resulting in claims that may arise out of defects in the subects title should be sought from qualified title company that

issues or insures title to real property

Unless otherwise specifically noted in the body of this report it is assumed that the existing improvements on the

property or properties being appraised are structurally sound seismically safe and code conforming that all building

systems mechanical/electrical HVAC elevator plumbing etc are in good working order with no major deferred

maintenance or repair required that the roof and exterior are in good condition and free from intrusion by the

elements that the property or properties have been engineered in such manner that the improvements as currently

constituted conform to all applicable local state and federal building codes and ordinances CBRE professionals are

not engineers and are not competent to judge matters of an engineering nature CBRE has not retained independent

structural mechanical electrical or civil engineers in connection with this appraisal and therefore makes no

representations relative to the condition of improvements Unless otherwise specifically noted in the body of the report

no problems were brought to the ciffention of CBRE by ownership or management CBRE inspected less than 100% of

the entire interior and exterior portions of the improvements and CBRE was not furnished any engineering studies by the

owners or by the party requesting this appraisal If questions in these areas are critical to the decision process of the

reader the advice of competent engineering consultants should be obtained and relied upon It is specifically assumed

that any knowledgeable and prudent purchaser would as precondition to closing sale obtain satisfactory

engineering report reIativtto the strucpralffntegrity
of tje property

rnd th intefltrtf building systems Structural

problems and/or buildinsystem problems may not be vually detectable If engineering consultants retained should

report negative factors of matenQl nature or if such ore later discovered relative to the condition of improvements

such information could have subtant.1 nebtive imptct bn the cot1ckitons reported in this appraisal Accordingly if

negative findings are reported bynginerin consultants RE
resvrves

the right to amend the appraisal conclusions

reported herein

Unless otherwise stated in this report the exisncQf hazaous material whithmay or may not be present on the

property was not observed by the appraisers CBRE has no knowledge of the existence of such materials on or in the

property CBRE however is not qualified to detect such substances The presence of substances such as asbestos

urea formaldehyde foam insulation contaminated groundwater or other potentially hazardous materials may affect the

value of the property The value estimate is predicated on the assumption that there is no such material on or in the

property that would cause loss in value Na responsibility is assumed for
any

such conditions or far
any expertise or

engineering knowledge required to discover them The client is urged to retain an expert in this field if desired

We have inspected as thoroughly as possible by observation the land however it was impossible to personally inspect

conditions beneath the soil Therefore no representation is made as to these matters unless specifically considered in

the appraisal

All furnishings equipment and business operations except as specifically stated and
typically

considered as part of real

property have been disregarded with only real property being considered in the report unless otherwise stoted Any

existing or proposed improvements on or off-site as well as any alterations or repairs considered are assumed to be

completed in workmanlike manner according to standard practices based upon the information submitted to CBRE

This report may be subject to amendment upon re-inspection of the subject subsequent to repairs modifications

alterations and completed new construction Any estimate of Market Value is as of the dote indicated based upon the

information conditions and projected levels of operation

It is assumed that all factual data furnished by the client property owner owners representotive or persons designoted

by the client or owner to supply said data are accurate and correct unless otherwise specifically noted in the appraisal

report Unless otherwise specifically noted in the appraisal report CBRE has no reason to believe that any of the data

furnished contain any material error Information and data referred to in this paragraph include without being limited

to numerical street addresses lot and block numbers Assessors Parcel Numbers land dimensions square footage

area of the land dimensions of the improvements gross building areas net rentable areas usable areas unit count

room count rent schedules income data historical operating expenses budgets and related data Any material error

in any of the above data could have substantial impact on the conclusions reported Thus CBRE reserves the
right

to

amend conclusions reported if made aware of any such error Accordingly the client-addressee should carefully review
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all assumptions data relevant calculatians and conclusions within 30 days after the date of delivery of this report and

should immediately notify
CBRE of any questions or errors

The date of value to which
any

of the conclusions and opinions expressed in this report apply is set forth in the Letter of

Transmittal Further that the dollar amount of any value opinion herein rendered is based upon the purchasing power

of the American Dollar on that date This appraisal is based on market conditions existing as of the date of this

appraisal Under the terms of the engagement we will have no obligation to revise this report to reflect events or

conditions which occur subsequent to the date of the appraisal However CBRE will be available to discuss the

necessity for revision resulting from changes in economic or market factors affecting the subject

CBRE assumes no private deed restrictions limiting the use of the subject in any way

Unless otherwise noted in the body of the report it is assumed that there are no mineral deposit or subsurface rights of

value involved in this appraisal whether they be gas liquid or solid Nor are the rights associated with extraction or

exploration of such elements considered unless otherwise stated in this appraisal report Unless otherwise stated it is

also assumed that there are no air or development rights of value that may be transferred

CBRE is not aware of any contemplated public initiatives governmental development controls or rent controls that

would significantly affect the value of the subject

10 The estimate of Market Value which may be defined within the body of this report is subject to change with market

fluctuations over time Market value is highly related to exposure time promotion effort terms motivation and

conclusions surrounding the offering The value estimates consider the productivity and relative attractiveness of the

property both physically and economically on the open market

11 Any cash flows included in the analysis are forecasts of estimated future operating characteristics are predicated on the

information and assumptions contained within the report Any projections of income expenses and economic

conditions utilized in this report are not predictions of the future Rather they are estimates of current market

expectations of future income and expenses The achievement of the financial projections will be affected by fluctuating

economic conditions and is dependent upon other future c.ccurrences that cannot be assured Actual results may vary

from the projections considered herein CBRE does not warrant these forecasts will occur Projections may be affected

by circumstances beyond the current realm of knowledge or control of CBRE

12 Unless specifically set forth in the body of the report nothing contained herein shall oe construed to represent any direct

or indirect recommendanun of BRE to buy sell or hold the properties at the value stated Such decisions involve

substantial investment st ategy questions and must be specifically addressed in consultation form

Also unless otherwise noted in the body of this report it is assumed that no changes in the present zoning ordinances or

regulations governing use density or shape are being considered The property is appraised assuming that all required

licenses certificates of occupancy consents or other legislative or administrative authority from any local state nor

national government or private entity or organization have been or can be obtained or renewed for any use on which

the value estimates contained in this report is based unless otherwise stated

14 This study may not be duplicated in whole or in part without the specific written consent of CBRE nor may this report or

copies hereof be transmitted to third parties without said consent which consent CBRE reserves the right to deny

Exempt from this restriction is duplication for the internal use of the client-addressee and/or transmission to attorneys

accountants or advisors of the client-addressee Also exempt from this restriction is transmission of the report to any

court governmental authority or regulatory agency having jurisdiction over the party/parties for whom this appraisal

was prepared provided that this report and/or its contents shall not be published in whole or in part in any public

document without the express written consent of CBRE which consent CBRE reserves the right to deny Finally this

report shall not be advertised to the public or otherwise used to induce third party to purchase the property or to make

sale or offer for sale of any security as such terms are defined and used in the Securities Act of 1933 as

amended Any third party not covered by the exemptions herein who may possess this report is advised that they

should
rely on their own independently secured advice for any decision in connection with this property CBRE shall

have no accountability or responsibility to any such third party

15 Any value estimate provided in the report applies to the entire property and any pro ration or division of the title into

fractional interests will invalidate the value estimate unless such
pro ration or division of interests has been set forth in

the report

16 The distribution of the total valuation in this report between land and improvements applies only under the existing

program of utilization Component values for land and/or buildings are not intended to be used in conjunction with

any other property or appraisal and ore invalid if so used
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The maps plots sketches graphs photographs and exhibits included in this report are for illustration purposes only and

are to be utilized only to assist in visualizing matters discussed within this report Except as specifically stated data

relative to size or area of the subject and comparable properties has been obtained from sources deemed accurate and

reliable None of the exhibits are to be removed reproduced or used apart from this report

18 No opinion is intended to be expressed on matters which may require legal expertise or specialized investigation or

knowledge beyond that customarily employed by real estate appraisers Values and opinions expressed presume
that

environmental and other governmental restrictions/conditions by applicable agencies have been met including but not

limited to seismic hazards flight patterns decibel levels/noise envelopes fire hazards hillside ordinances density

allowable uses building codes permits licenses etc No
survey engineering study or architectural analysis has been

made known to CBRE unless otherwise stated within the body of this report If the Consultant has not been supplied

with termite inspection survey or occupancy permit no responsibility or representation is assumed or made for any

casts associated with obtaining same or for any deficiencies discovered before or after they are obtained No

representation or warranty is made concerning obtaining these items CBRE assumes no responsibility for any casts or

consequences arising due to the need or the lack of need for flood hazard insurance An agent for the Federal Flood

Insurance Program should be contacted to determine the actual need for Flood Hazard Insurance

19 Acceptance and/or use of this report constitutes full acceptance of the Contingent and Limiting Conditions and special

assumptions set forth in this report It is the responsibility of the Client or clients designees to read in full comprehend

and thus become aware of the aforementioned contingencies and
limiting

conditions Neither the Appraiser nor CBRE

assumes responsibility for any situation arising out of the Clients failure to become familiar with and understand the

same The Client is advised to retain experts in areas that fall outside the scope of the real estate appraisal/consulting

profession if so desired

20 CBRE assumes that the subject analyzed herein will be under prudent and competent management and ownership

neither inefficient or super-efficient

21 It is assumed that there is full compliance with all applicable federal state ond local environmental regulations and

laws unless noncompliance is stated defined and considered in the appraisal report

22 No survey of the boundaries of the property was undertaker All areas and dimensions furnished are presumed to be

correct It is further assumed that no encroachments to the
realty

exic4

23 The Americans with Disabilities Act ADA became effective January 26 1992 Notwithstanding any discussion of

possible readily achievable barrier emoval construction items in this report CBRE has not made specific compliance

survey and analysis of this oroperly to determine whether it is in conformance with the various detailed requirements of

the ADA It is possible that compliance survey of the property together with detailed analysis of the requirements of

the ADA could reveal that the property is not in compliance with one or more of the requirements of the ADA If so this

fact could hove negative effect on the value estimated herein Since CBRE has no specific information relating to this

issue nor is CBRE qualified to make such on assessment the effect of any possible non-compliance with the

requirements of the ADA was not considered in estimating the value 0f the subject

24 Client shall not indemnify Appraiser or hold Appraiser harmless unless and only to the extent that the Client

misrepresents distorts or provides incomplete or inaccurate appraisal results to others which acts of the Client

proximately result in damage to Appraiser The Client shall indemnify and hold Appraiser harmless from any claims

expenses judgments or other items or costs arising as result of the Clients failure or the failure of any of the Clients

agents to provide complete copy
of the appraisal report to any third party In the event of any litigation between the

parties the prevailing party to such litigation shall be entitled to recover from the other reasonable attorney fees and

costs

25 The report is for the sole use of the client however client may provide only complete final copies of the appraisal

report in its entirety but not component ports to third parties who shall review such reports in connection with loan

underwriting or securitization efforts Appraiser is not required to explain or testify as to appraisal results other than to

respond to the client for routine and customary questions Please note that our consent to allow an appraisal report

prepared by CBRE or portions of such report to become part of or be referenced in any public offering the granting of

such consent will be at our sole discretion and if given will be on condition that we will be provided with an

Indemnification Agreement and/or Non-Reliance letter in form and content satisfactory to us by party satisfactory to

us We do consent to your
submission of the reports to rating agencies loon participants or your auditors in its entirety

but not component parts without the need to provide us with an Indemnification Agreement and/or Non-Reliance

letter

26 As part of the clients requested scope of work an estimate of insurable value is provided herein CBRE has followed

traditional appraisal standards to develop reasonable calculation based upon industry practices and industry accepted

publications such as the Marshal Valuation Service handbook The methodology employed is derivation of the cost
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approach which is primarily used as an academic exercise to help support the market value estimate and therefore is

not reliable for Insurable Value estimates Actual construdion costs and related estimates can vary greatly from this

estimate

This analysis should not be relied upon to determine proper insurance coverage which can only be properly estimated

by consultants considered experts in cost estimation and insurance underwriting It is provided to aid the

client/reader/user as part of their overall decision making process and no representations or warranties are made by

CBRE regarding the accuracy of this estimate and it is strongly recommend that other sources be utilized to develop any

estimate of insurable value
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assessed value Assessed value applies in ad valorem

taxation and refers to the value of property according

to the tax rolls Assessed value may not conform to

market value but it is usually calculated in relation to

market value base

cash equivalency The procedure in which the sale

prices of comparable properties sold with atypical

financing are adjusted to reflect typical market terms

contract rent The actual rental income specified in

lease

effective rent The rental rate net of financial

concessions such as periods of no rent during the lease

term may be calculated on discounted basis

reflecting the time value of money or on simple

straight-line basis

fee simple estate Absolute ownership unencumbered

by any other interest or estate subject only to the

limitations imposed by the governmental powers of

taxation eminent domain police power and escheat

floor area ratio FAR The relafionship between the

above-ground floor area of building as described by

the building code and the area of the plot on which it

stands in planning and zoning often expressed as

decimal e.g ratio of 2.0 indicates that the

permissible floor area of building is twice the total

land area also called building-to-land ratio

full service lease lease in which rent covers all

operating expenses Typically full service leases are

combined with an expense stop the expense level

covered by the contract lease payment Increases in

expenses above the expense stop level are passed

through to the tenant and are known as expense pass

throughs

going concern value Going concern value is the

value of
proven property operation It includes the

incremental value associated with the business concern

which is distinct from the value of the real estate only

Going concern value includes an intangible

enhancement of the value of an operating business

enterprise which is produced by the assemblage of the

land building labor equipment and marketing

operation This process creates an economically viable

business that is expected to continue Going concern

value refers to the total value of property including

both real property and intangible personal property

attributed to the business value

insurable value Insurable Value is based on the

replacement and/or reproduction cost of physical items

that are subject to loss from hazards Insurable value is

that portion of the value of an asset or asset group that

is acknowledged or recognized under the provisions of

an applicable loss insurance policy This value is often

controlled by state law and varies from state to state

investment value Investment value is the value of an

investment to particular investor based on his or her

investment requirements In contrast to market value

investment value is value to an individual not value in

the marketplace Investment value reflects the

subjective relationship between particular investor

and given investment When measured in dollars

investment value is the price an investor would pay for

an investment in
light

of its perceived capacity to satisfy

his or her desires needs or investment goals To

estimate investment value specific investment criteria

must be known Criteria to evaluate real estate

gross building area GBA The total floor area of

building including below-grade space but excluding

unenclosed areas measured from the exterior of the

excess land In regard to an improved site the land not
walls Gross building area for office buildings is

needed to serve or support the existing improvement
computed by measuring to the outside finished surface

In regard to vacant site or site considered as
of permanent outer building walls without any

though vacant the land no needed to accommodate
deductions All enclosed floors of the building

the sites primary highest and best use Such land may
including basements mechanical equipment floors

be separated from the larger site and hove its own
penthouses and the like are included in the

highest and best use or it may allow for future
measurement Parking spaces and parking garages

expansion of the existing ot anticipated improvement
are excluded

See a/so surplus land

hypothetical condition That which is contrary to

extraordinary assumption An assumption airectly
what exists but is supposed for the purpose of analysis

related to specific assignment whicn if founa to be
Hypothetical conditions assume conditions contrary to

false could alter the appmisers opinions or
known facts about ohysical legal or economic

conclusions Extraordinary assumptions presume as
characteristics of the subject property or about

fact otherwise uncertain information about physical
conditions external to the property such as market

legal or economic characteristics of the subject
conditions or trends or about the

integrity of data used
property or about conditions external to the property

in an analysis See a/so extraordinary assumption
such as market conditions or trends or about the

integrity of data used in an analysis See a/so

hypothetical condition
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investment are not necessarily set down by the

individual investor they may be established by an

expert on real estate and its value that is an appraiser

leased fee

See leased fee estate

leased fee estate An ownership interest held by

landlord with the
right

of use and
occupancy conveyed

by lease to others The
rights

of the lessor the leased

fee owner and the leased fee are specified by contract

terms contained within the lease.t

leasehold

See leasehold estate

leasehold estate The interest held by the lessee the

tenant or renter through lease conveying the
rights

of

use and occupancy for stated term under certain

conditions.t

marketing period The time it takes an interest in real

property to sell on the market subsequent to the date of

on appraisal

net lease Lease in which all or some of the operating

expenses are paid directly by the tenant The landlord

never takes possession of the
expense payment In

Triple Net Lease all operating expenses are the

responsibility of the tenant including property taxes

insurance interior maintenance and other

miscellaneous expenses However management fees

and exterior maintenance are often the responsibility of

the lessor in
triple net lease modified net lease is

one in which some expenses are paid separately by the

tenant and some are included in the rent

net rentable area NRA The area on which rent

is computed The Rentable Area of floor shall be

computed by measuring to the inside finished surface of

the dominant portion of the permanent outer building

walls excluding any major vertical penetrations of the

floor No deductions shall be made for columns and

projections necessary to the building Include space

such as mechanical room janitorial room restrooms

and lobby of the floor

occupancy rate The relationship or ratio between the

income received from the rented units in property and

the income that would be received if all the units were

occupied.t

reasonable exposure time The estimated length of

time the property interest being appraised would have

been offered on the market prior to the hypothetical

consummation of sale at market value on the

effective date of the appraisal retrospective opinion

based upon an analysis of past events assuming

competitive and
open

market

See

full service lease

net lease

market rent

contract coupon face or nominal rent

effective rent

shell rent The typical rent paid for retail office or

industrial tenant space based on minimal shell

interior finishes called plain vanilla finish in some

areas Usually the landlord delivers the main building

shell space or some minimum level of interior build

out and the tenant completes the interior finish which

can include wall ceiling and floor finishes mechanical

systems interior electric and plumbing Typically these

market rent The most probable rent that property

should bring in competitive and open market

reflecting all conditions and restrictions of the specified

lease agreement including term rental adjusinient and
prospective value opinion forecast of the value

revaluation permitted uses use restrictions and expected at specified future date prospective

expense obligations value opinion is most frequently sought in connection

with real estate projects that are proposed under

market value Market value is one of he central
construction or under conversion to new us or those

concepts of the appraisal practice Market value is that have not achieved sellout or stabilized level of

differentiated from other types of value in that it

long-term occupancy at the time the appraisal report is

created by the collective patterns of the marKet Market
wrirten

value means the most probable price which property

should bring in competitive and open market under

all conditions requisite to fair sale the buyer and

seller each acting prudently and knowledgeably and

assuming the price is not affected by undue stimulus

Implicit in this definition is the consummation of sale

as of specified date and the passing of title from

seller to buyer under conditions whereby

reasonable time is allowed for exposure in the open

market Both parties are well informed or well rent

advised and acting in what they consider their own

best interests Buyer and seller are typically

motivated Payment is made in terms of cash in U.S

dollars or in terms of financial arrangements

comparable thereto and The price represents the

normal consideration for the property sold unaffected

by special or creative financing or sales concessions

granted by anyone associated with the sale.t

2OC



LAUREL PARK STATION

are long-term leases with tenants paying all or most

property expenses

surplus land Land not necessary to support the highest

and best use of the existing improvement but because

of physical limitations building placement or

neighborhood norms cannot be sold off separately

Such land may or may not contribute positively to value

and may or may not accommodate future expansion of

an existing or anticipated improvement See also

excess land

usable area The area actually used by individual

tenants The Usable Area of an office building is

computed by measuring to the finished surface of the

office side of corridor and other permanent walls to

the center of partitions that separate the office from

adjoining usable areas and to the inside finished

surface of the dominant portion of the permanent outer

building walls Excludes areas such as mechanical

rooms janitorial room restrooms lobby and any

major vertical penetrations of multi-tenant floor

use value Use value is concept based on the

productivity of an economic good Use value is the

value specific property has for specific use Use

value focuses on the value the real estate contributes to

the enterprise of which it is part without regard to the

propertys highest and best use or the monetary

amount that might be realized upon its sale

value indication An opinion of value derived through

application of the appraisal process

The Appraisal of Real Estate Twelfth Edition Appraisal

Institute 2001

The Dictionary of Real Estate Appraisal Fourth Edition

Appraisal Institute 2002

Office of Comptroller of the Currency 0CC 12 CFR Part

34 Subpart Appraisals 34.42 Office of Thrift

Supervision OTS 12 CFR 564.2 Appraisal Institute

The Dictionary of Real Estate Appraisal ed Chicago

Appraisal Institute 2002 177-178 This is also compatible

with the RTC FDIC FRS and NCUA definitions of market

value as well as the example referenced in the Uniform

Standards of Professional Appraisal Practice USPAP

2000 BOMA Experience Exchange Report

Income/Expense Analysis for Office Buildings Building

Owners and Managers Association 2000

Statement on Appraisal Standard No Appraisal

Standards Board of The Appraisal Foundation September

16 1993 revised June 15 2004
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Preston Commons

MULTI-FAMILY LAND SALE No

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

12/2010

N/A

Preston Patagonia AM LLC

Dorsey Ridge Associates LLC

22953-005

$23860000

Not Available

$23860000

$0

$23860000

Public records CoStar

This property is located between Route 100 and Route 176 Dorsey Road on the north side of Arundel Mills Boulevard Route 713
in Hanover Maryland The site is located across Route 100 from Arundel Mills Mall three miles southwest of BWI airport and four

miles north of Fort Meade One section of the proposed project will include 323 mid-rise elevator apartments with covered garage

parking garage on the same level as the residences The other section of the project will include 238 one two and three-bedroom

villa-style and townhome apartments with optional attached and direct-access garages

Location Data

Location Arundel Mills Boulevard/Route 100

HanoverMD 21076

County Anne Arundel

Assessors Parcel No 04-005-90212159

Atlas Ref N/A

Physical Data

Type Multi-Family

Land Area Gross Usable

Acres 25.7770 25.7770

Square Feet 1122846 1122846

Topography

Shape

Utilities

Irregular

C2

N/A

N/A

Zoning

Allowable Bldg Area

Floor Area Ratio

No of units

Max FAR

Frontage

561

N/A

Route 100 Dorsey Road

rq

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

$21.25

$42531

N/A

Comments



MULTI-FAMILY LAND SALE No

JLB Dulles Station

This property is located in Herndon VA on the south side of the Dulles Toll Road approximately 3/4 mile west of the Dulles Toll

Road/Centreville Road interchange and 1/2 mile east of the proposed Route 28 Metrorail station currently scheduled for opening in

2016 The buyer will reportedly develop 459-unit multi-family project within two wood/frame buildings with ground-level retail and

poured-in-place structured parking The building will include total of 552054 SF including the retail component 17000 SF and

amenity package The average unit size for the residential component is 964 SF Stabilized pro-forma rents were $1.75 PSF Plans

were in-place at the time of the sale however the buyer plans to spend approximately $500000 to update the plans This cost has

been included in our adjusted sale price The buyer noted that most impact fees/proffers have been paid in association with the

Dulles Station master plan however approximaetly $5000 per unit in impact fees/infrastructure costs/proffers are remaining No

adjustment has been made for the remaining fees Ground-break is reportedly scheduled for March 2011 with completion scheduled

for Summer 2013 JPI purchased the site in March 2007 for $31375000 $65569 per unit but foreclosed in September 2009 The

bank Wachovia/Wells Fargo held the asset for future fee-simple sale The fee-simple interest was marketed for 4-5 months with

30-day closing The purchase was financed with loan at 60% LTV

CERE

Location Data

Location

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

2333 DuIles Station Boulevard

HerndonVA 20171

County Fairfax

Assessors Parcel No 0154 05 0002B 3A

Atlas Ref N/A

Physical Data

Type Multi-Family

Land Area Gross Usable

Acres 8.0774 8.0774

Square Feet 351853 351853

Topography Level At Street Grade

Shape Irregular

Utilities All to site

Zoning PDC

Allowable Bldg Area 552054

Floor Area Ratio 1.57

No of units 459

Max FAR

Frontage Dulles Station Boulevard

Sale

10/2010

months

Dulles Station Herndon LLC

JLB Partners

21301 -229

$21250000

Not Available

$21250000

$500000

$21750000

Buyer public records CoStar

Analysis

Vacant land

Multi-family

$2692.698

$61.82

$47.386

$39.40

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

iic/

L2



5523 Landy Lane

MULTI-FAMILY LAND SALE No

Use At Sale

Proposed Use or 0ev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of BIdg

Corn ments

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

3/2010

N/A

Washington Episcopal Day School

HWSI LLC Sheridan Development

39086/0001

$9000000

See Comments

$7800000

$0

$7800000

Buyer CoStar Public Record

This property is located approximately one-quarter mile northwest of the River Road/Little Falls Parkway intersection The site

exhibits good access to the Capital Crescent Trail approximately one mile south of downtown Bethesda The site is currently

paved parking lot The buyer plans to develop into an 8-story 121-unit 176000 SF apartment building with levels of below-grade

parking The buyer will subdivide and sellout as condominiums The property was rezoned prior to the sale from R-30 to P0-28 The

approved plans in conjunction with the rezoning require the building to be rentals or condos for 55 individuals which requires no

impact to public schools The seller issued an RFP approximately years ago with the price negotiated in 2007/2008 at

approximately $12 million The price was negotiated downwards due to declining market conditions to $9 million The buyer used

$6.5 million mortgage at market terms along with $4 million 2-yr note from the seller at 0% interest to finance the acquisition

The comparable has been adjusted within the adjusted sale price for financing assuming 15% equity return on the seller-financed

position

CBRE

Location Data

Location 5523 Landy Lane

BethesdaMD 20816

County Montgomery

Assessors Parcel No 07-03374317

Atlas Ref N/A

Physical Data

Type Multi-Family

Land Area Gross Usable

Acres 1.0000 1.0000

Square Feet 43560 43560

Topography Level At Street Grade

Shape Irregular

Utilities All

Zoning PD-28

Allowable Bldg Area 176000

Floor Area Ratio 4.04

No of units 121

Max FAR

Frontage Landy Lane

Analysis

Paved parking

Condominum Senior

$7.800.000

$179.06

$64.463

$44.32



MULTI-FAMILY LAND SALE No

Enclave at Emerson Parcel

Physical Data

Type

Land Area

Acres

Square Feet

Anal

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

6/2009

N/A

General Growth Properties

Bavar Properties Group

11826/490

$3125000

Cash to Seller

$3125000

$1000000

$4125000

Rob Bavar Buyer Mark

Thompson Broker Gabe Cho

This parcel is located in the northern quadrant of the intersection of 1-95 and Scaggsville Road SR 216 in Laurel MD The site

was acquired by Bavar Properties Group from General Growth properties and is entitled for 164 units at the Enclave at Emerson

luxury multifamily complex The site is reportedly rough graded The site has minimal road frontage and will require the

construction of road at cost estimated by the developer to be $1 which has been added to the purchase price The property

will have surface parking Reportedly the development will contain no moderately-priced units planner with Howard County

indicated the development will contain approximately 180000 SF of apartment space with 129 flat units and 35 townhouses

CBRE

Location Data

Location 8420 8440 Upper Sky Way

LaurelMD 20723

County Howard

Assessors Parcel No 06-585841 06-585868

Atlas Ref N/A

Multi-Family

Gross

8.2460

359196

Usable

8.2460

359196

Topography

Shape

Utilities

Zoning

Allowable Bldg Area

Floor Area Ratio

No of units

Max FAR

Frontage

Generally Level

Irregular

All

PEC-MXD-3

180000

0.50

164

Upper Sky Way

Vacant

$500

$11.48

$25152

$22.92
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OFFICE LAND SALE No

1460 Dorsey Road

Physical Data

Type

Land Area

Acres

Square Feet

Office

Gross

6.4600

281397

Usable

6.4600

281397

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Listing

1/2011

24 months

1460 Dorsey Road LLC

N/A

N/A

$2550000

Not Available

$2550000

$0

$2550000

Broker

This property is located on the north side of Dorsey Road across Route 100 from Arundel Mills Mall Preliminary plans are approved

for 60000 square-foot office building The site is raw land with all utilities are available to the site The property has been on the

market for over two years with limited interest The broker noted that pricing will be re-addressed in 2011 likely in the low $2M

range 10% 15% decline

CBRE

Location Data

Location 1460 Dorsey Road

HanoverMD 21076

County Anne Arundel

Assessors Parcel No 05-000-05776400

Atlas Ret N/A

Topography

Shape

Utilities

Zoning

Allowable Bldg Area

Floor Area Ratio

No of units

Max FAR

Frontage

Level At Street Grade

Irregular

All to site

w-1

60000

0.21

N/A

N/A

Dorsey Road

P122

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Vacant

Office

$394

$9.06

N/A

$42.50

Comments



OFFICE LAND SALE No

Monument Corporate Center-Unit

Type

Land Area

Acres

Square Feet

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

12/2009

N/A

Monument Corporate Center LLC

Kaiser Foundation Health

38548-337

$5000000

Not Available

$5000000

$0

$5000000

Seller public records

This transfer represents the sale of 0.79 acres site known as Unit of the Monument Corporate Center in Gaithersburg MD The

property is on Watkins Mill Road and has slight exposure on 1-270 The site was approved for the development of 200000 square

foot office building Some infrastructure was in place but the site would require an additional 150 structured parking spaces

according to the approved site plan Kaiser also acquired the Monument Corportate Center building at the time of this transaction

CBRE

Location Data

Location 675 Watkins Mill Road

GaithersburgMD 20874

County Montgomery

Assessors Parcel No 09-03544500

Atlas Ref N/A

Physical Data

Office

Gross

0.7911

34460

Usable

0.7911

34460

Topography

Shape

Utilities

Zoning

Allowable Bldg Area

Floor Area Ratio

No of units

Max FAR

Frontage

Level At Street Grade

Rectangular

All to site

1-3

200000

5.80

N/A

N/A

Vacant

Office

$1

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

$145.10

N/A

$25.00

Comments



OFFICE LAND SALE No

Future Office Site

Analysis

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

7/2009

N/A

TriAlliance Commercial R/E

Not recorded yet

N/A

$400000

Not Available

$400000

$0

$400000

Buyer COMPs public record

This property is located within the Pine Orchard Office Park and just off of Baltimore National Park Route 40 The site was

acquired with approvals in place for 15897 square foot office building The storm water management pond was already in place

as this site was originally part of the office park which the owners association decided to sell to raise cash for capital

improvements Utilities are located along the property line and the site is currently wooded The site includes an access easement

which runs across an adjoining parking lot

CBRE

Location Data

Location 3205 Corporate Court

Ellicott CityMD 21042

County Howard

Assessors Parcel No N/A

Atlas Ref N/A

Physical Data

Type Office

Land Area Gross Usable

Acres 1.6000 1.6000

Square Feet 69696 69696

Topography Level At Street Grade

Shape Irregular

Utilities All to site

Zoning B-I

Allowable Bldg Area 15897

Floor Area Ratio 0.23

No of units N/A

Max FAR

Frontage Pine Orchard Lane

Vacant Ii
Office use

$250000

$5.74

N/A

$25.16



OFFICE LAND SALE No.4

Maple Lawn Parcel

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

5/2009

months

Greenebaum Rose Associates

Maple Lawn Holdings LLC

1171-0024

$6386940

Cash to Seller

$6386940

$0

$6386940

CoStar Public Record Buyer

This parcel is located at the northwest corner of Scaggsville Road SR-216 and Maple Lawn Boulevard in Fulton MD.The buyer

verified the 20.68 acre parcel sold for $6386940 The site as purchased was fully entitled and rough graded and included

storm-water management Plans for the property include total of 135000 square feet of building space including 45000

square foot 2-story office building and single-story flex buildings of 39000 square feet and .51000 square feet The site is

approved for up to 246000 square feet however the developer believes the proposed configuration of buildings makes the most

efficient and effective use of the site Maple Lawn is 600-acre mixed use community with residential and commercial properties

CBRE

Location Data

Location Maple Lawn Blvd Scaggsville

FultonMD 20759

County Howard

Assessors Parcel No 05-435501 05-451043

Atlas Ref N/A

Physical Data

Type Office

Land Area Gross Usable

Acres 20.8600 20.8600

Square Feet 908662 908662

Topography Level At Street Grade

Shape Irregular

Utilities All

Zoning RRMXD

Allowable Bldg Area 135000

Floor Area Ratio 0.15

No of units N/A

Max FAR

Frontage

Analysis

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Maple Lawn Boulevard

Scaggsville Road

Vacant

Corn mercia

$306181

$7.03

N/A

$47.31
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RELATIVE EMPLOYMENT PERFORMANCE 1995100

150

140
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iu

110-
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Data Buffet MSA code DMWAS
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U.S WAS

198.8

6.0

2230.6

2.5

4.0

4.5

3958.6

24042

5540

261.9

123120

16.4

17804

210.7

6.0

2296.1

2.9

3.8

7.6

4021.1

22846

9584

321.3

91806
21.6

14996
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221.0

4.9

2348.2

2.3

3.5

7.8

4080.9

22804

8509

411.3

112745

17.3

16803

224.9

1.8

2390.6

1.8

3.1

7.0

4107.8

16136

7491

419.7

94644
-12.3

4904

229.1

1.9

2413.6

1.0

3.0

5.7

4146.6

12140

5572
423.4

71532

-3.5

8760

236.1

3.1

2429.2

0.6

3.8

3.4

4197.7

7789

3848
332.8

41513

11.0

13954

240.3

1.8

2390.4

-1.6

6.1

0.7

4276.7

7343

3285
299.0

28001

40.1

18669

Gross metro product C$B
change

Total employment 000
change

Unemployment rate

Personal income growth

Population 000
Single-family permits

Multifamily permits

Existing-home price $ths

Mortgage originations $mil
Net migration 000

Personal bankruptcies

254.6 263.0 273.9 283.9 290.6

5.9 3.3 4.1 3.7 2.4

2394.9 2412.2 2468.0 2538.8 2596.6

0.2 0.7 2.3 2.9 2.3

6.5 6.5 6.1 4.7 3.9

2.3 3.9 6.8 7.4 6.0

4333.0 4389.0 4442.6 4494.7 4547.1

7868 9821 15338 23114 22413

4371 3997 6312 7692 7359
301.2 269.9 270.1 300.1 321.4

40653 38230 25371 24861 29616

17.4 16.6 13.7 11.8 11.7

19861 24641 29488 26168 22580

STRENGTHS

High per capita income

Highly educated workforce

Major center for information technology

Popular tourist destination

Strong population growth

WEAKNESSES
High cost of living

Severe traffic congestion

CURRENT EMPLOYMENT TRENDS

AUGUST 2010

change yr ago 3-mo MA

Total 1.4

construction

Manufactunng -4.6

Trade

Trans/Utilities

Information .67
Financial Activities

Prof Business Svcs 1.6
Edu Health Svcs 22

Leisure Hospitality

Other Services 1.5

Government

tS
Recent Performance Washingtons government- are also struggling with budget gaps as they begin to

driven recovery persists but the rebound has not been plan for fiscal 2012 budgets many of which begin in

withotstvafew potholes The loss of temporary ccnsus July While the state of Virginia used part of its recent

jobs was estpected but private firmshave alshit budget surplus to give workers one-time bonus the

stumisling litlick The sssdown has len widespread longer-run outlook is not bright enough to amid

vafterlarge gflns in thesecodd quterothmnsumer pate significant expansion Overall declining reve

virelated and ofiice-basl jo have 1tltered Financial nues have led to the redirection 0f funds and pro-

vs services losses have reaeeelerfied The latest labor mar gram cuts Many residents who have become more

ketes htwe nudged
the uii43nplokrenr rate high dependent on public programs during the recession

evehwhile the labor force shrhilra as discouraged will be forced to spend less as programs such as util

workers are once again abandoning their job searches ity assistance and public housing are dialed down

The housing marker stabilized through midyear Housing The local housing market saw tens-

as residents took advantage of the now-expired fed- porary reprieve from the federal homebuyer tax

eral homebuyer tax credit Existing-home sales and credit but price declines will resume Like the

prices
evened out with the

legislated prop but con- U.S prices will not bottom until the third quarter

struction has yet to lift of 2011 Construction will begin to perk up in the

Federal risks The federal governments initiative interim hut at just over one-third of their housing

to in-source positions over the next three
years

and market bubble
pace permits will not rebound con-

cut back on contractor hiring could have mixed vincingly until prices have ended their slide Dc-

effects on rise WAS economy Combined wirls the
spite slowing losses homebuilders and buyers do

Department of Defenses goal to trim its budget not yet have confidence in the turnaround and face

the contractor cutbacks are downside risk See- competition from foreclosure sales stronger and

retary of Defense Robert Gates has stated that more sustained labor market recovery is needed for

eliminated contractor positions will not automari- the housing market to return to health

cally be replaced with equivalent civilian employ- Hiring stemming from the flow of federal

ees Given the
large presence of military contractor spending has been the spark for Washingtons

and civilian positions concentrated in and around recovery and private hiring will provide support

the Pentagon these cutbacks have the potential to in the coining months The federal
government

lead to smaller payroll figures for both professional highly educated workforce solid population

business services and federal government trends and infrastructure development will en-

State and local governments State and local gov- able WAS to maintain above-average growth rela

ernments are also facing budget worries that could tive to its Northeast counterparts Longer term

lead to steeper cuts in the coming quarters larger growing high-tech industries will reduce reliance

than expected budget deficit for the 2011 fiscal year on the federal government although federal ac

which starts in October will weigh on the Districts
tivity

will remain an important component of the

ability to provide services to its residents DCs rainy local economy WAS will be an average performer

day fund has been depleted in recent years as the compared with the nation in the coming years

recession has constricted both income and sales tax Sara Kline

revenues I.ocal governments in Northern Virginia September 2010

UPSIDE

Increased demand for data warehouse

centers boosts the economy

Rapid government-driven strengthening in

WASs tech sector

DOWNSIDE
Failure to address WASs growing

transportation needs stunts growth

Federal budget restraint impairs growth

beyond expectations
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TOP EMPLOYERS

Department of Defense Over 10000

University of Maryland at College Park Over 10000

Godard Space Flight Center Over 10000

.aeorge Washington University Over 10000

Washington Navy Yard 12632

Joint Base Myer-Henderson 11045

Fort Belvoir 10035

BoIling Air Force Base 9800

Andrews Air Force Base 7419

National Aeronautics Space Administration 5000-9999

WMATA 5000-9999

Multilateral Investment 5000-9999

Federal Bureau of Investigation 5000-9999

Georgetown University 5000-9999

NOVA Fairfax Childrens Hospital 5000-9999

Washington Hospital Center 5000-9999

The Smithsonian Institute 5000-9999

OneSource Facility Service 5000-9999

Bank of America 5000-9999

Giant Food Stores 5000-9999

Sources Guide to Military Installations 2010 and uwecdcnetwnks.org 2009

INTO WASHINGTON DC NUMBER
OF MIGRANTS

Bethesda MD 16947

BgjTD j1005

New York NY 5173Vrjjpâi- 4t
Richmond VA 3244

.SarAPi i4c1114 /l
Atlanta GA 2222eAtI
Los Angeles CA 1922

IL i7/r
Total In-migration 165129

FROM WASHINGTON DC

Bethesda MD 181860Gdos 14
New York NY 4956VA-T
Virginia Beach VA 3257

Af.4c c40lrtl sdilGG0 44

San Diego CA 2230

Charlotte NC 2033

Total Out-migration 174023

Net Migration 8894

PUBLIC

Federal 314228

State 79966

Local 179099

2009

Net Migration WASCOMPARATIVE EMPLOYMENT AND INCOME

Sector of Total Employment Average Annual Earnings

WAS U8 WAS VISI%JS
Mining 0.1% 0.2% 0% $739o $95i4

Construction 4.7% 5.2% 46% nd $471 $50090

1anufacturing 1.5% 6.6% 91% $728344- $62885 $76410

Durable 55.6% 57.3% 614% nd $643ç $71594

Nondurable 44.4% 42.7% 3Æ% ytS$6o9 $68393

Transportation/Utilities 2.3% 3.1% 3.7% nd 54062 $57767

Wholesale Trade 2.2%W0 jJ/o nd$73905 $74146

RetailTrade 8.2% 11.0% 11.1% nd $28429 $30217

Information 2.8% 2.2% 2.1% $111070 $89143 $86949

Financial Activities 4.4% 5.0% 5.9% $52804 $44448 $48585

Prof and Bus Services 23.1% 17.6% 12.7% $91096 $70523 $57552

Educ and Health Services 11.4% 12.4% 14.7% $52207 $47024 $46922

Leisure and Hosp Services 8.8% 9.3% 10.0% $27401 $20432 $23447

OtherServices 6.4% 5.1% 4.1% $56109 $38382 $33191

Government 24.0% 19.2% 17.2% $104211 $75205 $62914

Sources Percent of tota/ employment Moodys Analytics BLS 2009 Average annual earnings BEA 2008
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HOUSE PRICES LEADING INDUSTRIES PER CAPITA INCOME

280

260

240

220

200

180

160

140

120

100

80

2006 2007 2008 2009

Domestic -39359 -26494 -11882 17566

Foreign 27019 22952 22867 22549

Total -12340 -3542 10985 40115

Sources IRS top 2008 Census Bureau 2009

98 01 04

WAS U.S

Source FHFA 1996Q1e 100 NSA

07 10

NAICS INDUSTRY EMPLOYEES 000
GVF Federal Government 314.2

GVSL State Local Government 259.1

5415 Computer Systems Design and Related Srvcs 138.1

7221 Full-Service Restaurants 75.9

5416 Mgmnt Scientific Tech Consulting Srvcs 73.9

ML Military Personnel 67.4

7222 Limited-Service Eating Places 55.9

6221 General Medical and Surgical Hospitals 55.4

5617 Services to Buildings and Dwellings 46.8

6113 Colleges Universities Professional Schools 46.4

5411 Legal Services 46.3

5413 Architectural Engineering and Related Srvcs 45.4

8139 Business Prof Labor Political Similar 43.1

8133 Social Advocacy Organizations 38.4

2382 Building Equipment Contractors 36.7

High-tech employment 235.3

As of total employment 9.5

Sources BLS Moodys Analytics 2009

WAS VA II U.S

Source Bureau of Economic Analysis 2008
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WASHINGTON DC

Large Job Gains Unsustainable in Near Term Higher Jobless Rate When Participation Returns

7.0

6.5

6.0

5.5

5.0

4.5

4.0

3.5

3.0

2.5

Housing Market Will Drop Further Consumers Managing Debt Obligations

Debt service ratio

05 06 07

Sources Fiserv Census Bureau Moodys

Growth Will Slow Still Exceed U.S.s

98 99 00 01 02 03 04 05 06 07 08 09

Sources Census Bureau Moodys Analytics

In-migration and strong population growth will moderate in the

coming months but will still be drivers of the local economy

Migration was broadly limited nationally during the recession but

WAS still attracted new residents shorter and shallower local re

cession thanks to federal spending brought new residents seeking

work and helped retain those living in the metro area As stronger

job growth spreads across the
country

WASs appeal will ebb but it

is still expected to have net in-migration and above-average popula

tion growth thanks to the addition of high-paying positions

Local consumers will have trouble driving the metro areas recovery

WAS residents experienced shallower recession but consum

ers nonetheless
struggled to meet their debt obligations Personal

bankruptcies have become more prevalent and the overall delin

quency rate as measured by CreditForecast.com has inched
up to

the national average As the local recovery accelerates WAS will

regain its comparative advantage in terms of consumers balance

sheets but risks are that improvement will not come as expected

given the higher debt service ratio

t1OCDS ANALIICS P5cp Iimrp/Nm themt September 2OO

.1

95
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10
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Source BLS

08 09 10

57.5

57.0

56.5

56.0

55.5

55.0

545

Sources BLS Moodys Analytics

31.5

26.5

21.5

16.5

Bankruptcies Will Not Soon Recede

Personal bankruptcies per 1000 households

50 2.5 16

10
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14

12

10

06 07 08 09 10

Sources Census Bureau District Courts Moodys Analytics



About Moodys Analytics

Economic Consumer Credit AnaLytics

Moodys Analytics helps capital markets and credit risk management professionals

worldwide respond to an evolving marketplace with confidence Through its team of

economists Moodys Analytics is leading independent provider of data analysis

modeling and forecasts on national and regional economies financial markets and

credit risk

Moodys Analytics tracks and analyzes trends in consumer credit and spending output and income mortgage activity popu

lation central bank behavior and prices Our customized models concise and timely reports and one of the largest assembled

financial economic and demographic databases support firms and policymakers in strategic planning product and sales fore

casting credit risk and sensitivity management and investment research Our customers include multinational corporations

governments at all levels central banks and financial regulators retailers mutual funds financial institutions utilities residen

tial and commercial real estate firms insurance companies and professional investors

Our web and print periodicals and special publications cover every U.S state and metropolitan area countries throughout

Europe Asia and the Americas and the worlds major cities plus the U.S housing market and other industries From our of

fices in the U.S the United Kingdom and Australia we provide up-to-the-minute reporting and analysis on the worlds major

economies

Moodys Analytics added Economy.com to its portfolio in 2005 Its economics and consumer credit analytics arm is based in

West Chester PA suburb of Philadelphia with offices in London and Sydney More information is available at www.economy.com

2OO Moodys Analytics Inc and/or its licensors and affiliates together Moodys All rights reserved ALL INFORMATION CONTAINED HEREIN

IS PROTECTED BY COPYRIGHT LAW AND NONE OF SUCH INFORMATION MAY BE COPIED OR OTHERWISE REPRODUCED REPACKAGED FURTHER

TRANSMITTED TRANSFERRED DISSEMINATED REDISTRIBUTED OR RESOLD OR STORED FOR SUBSEQUENT USE FOR ANY PURPOSE IN WHOLE

OR IN PART IN ANY FORM OR MANNER OR BY ANY MEANS WHATSOEVER BY ANY PERSON WITHOUT MOODYS PRIOR WRI1TEN CONSENT

All information contained herein is obtained by Moodys from sources believed by it to be accurate and reliable Because of the
possibility

of human

and mechanical error as well as other factors however all information contained herein is provided AS IS without warranty of any kind Under no

circumstances shall Moodys have any liability to any person or entity for any loss or damage in whole or in part caused by resulting from or

relating to any error negligent or otherwise or other circumstance or contingency within or outside the control of Moodys or any of its directors

officers employees or agents in connection with the procurement collection compilation analysis interpretation communication publication or

delivery
of any such information or any direct indirect special consequential compensatory or incidental damages whatsoever including without

limitation lost profits even if Moodys is advised in advance of the possibility of such damages resulting from the use of or inability to use any such

information The financial reporting analysis projections observations and other information contained herein are and must be construed solely as

statements of opinion and not statements of fact or recommendations to purchase sell or hold any securities NO WARRANTY EXPRESS OR IMPLIED

AS TO THE ACCURACY TIMELINESS COMPLETENESS MERCHANTABILITY OR FITNESS FOR ANY PARTICULAR PURPOSE OF ANY SUCH OPINION OR

INFORMATION IS GIVEN OR MADE BY MOODYS IN ANY FORM OR MANNER WHATSOEVER Each opinion must be weighed solely as one factor

in any investment decision made by or on behalf of any user of the information contained herein and each such user must accordingly make its own

study and evaluation
prior

to
investing

MOCDY3 ANAlYTICS Pris IJS Metro Ntheast Seotember 2/1Q
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CBRE
VALUATION ADVISORY SERVICES

C6 RICHARD LUS

CB Rchord Ellis Inc

2000 Town Center Suite 500

Southfield Mi 48075

January 2011
Marshall Brulez MAt MRICS

Managing Director

John Medland CFA

Vice President

Blair Franklin Capital Partners Inc

Commerce Court West Suite 905

99 Bay Street P.O Box 147

Toronto Ontario M5L E2

Phone 416.304.3988

Email jmedland@blairfranklin.com

RE Assignment Agreement

Five Land Tracts Various Locations Michigan Marylan Florida and California USA

See Property List

Dear Mr Medland

We ore pleased to submit this proposal and our Terms and Conditions for the assignment related to

the referenced real estate

PROPOSAL SPECIFICATIONS

Purpose To estimate the Market Value of the referenced real estate

Premise As Is Land only as if vacant any improvements on site are not to be

included in values

Rights Appraised Fee Simple

Intended Use Financial Reporting purposes

Intended User The intended user is Blair Franklin Capital Partners Inc

Scope of Work See description of scope below

Report Type Summary

Appraisal Standards Client Guidelines/USPAP

Appraisal Fee $29000

Report Copies Fees CB Richard Ellis is committed to becoming carbon neutral You may join

us in achieving this goal by accepting on electronic copy of the report in

Adobe PDF format One bound final copy will be provided upon

request Current charges apply for additional copies see Terms and

Conditions

Expenses Fee includes all associated expenses

Retainer retainer of the total Fee is required

Payment Terms Final payment is due and payable upon delivery of the electronic copy of

the final report or within thirty 30 days of your receipt of our draft

report whichever is sooner If draft report is requested the fee is

considered earned upon delivery of our draft report

We will invoice you for the assignment in its entirety at the completion of fr



John Medland CFA

Appraisal Agreement

Page of

January 2011

the assignment

Delivery Date Delivery of the appraisal
conclusions and/or reports will be completed

according to the following Delivery Schedule

Delivery Schedule

Preliminary Value January 21 2011

Draft Report 21 days after the Start Date

Final Report days after completion of client review and authorization to deliver final

reports

Delivery Instructions The draft report will be delivered via email to

jmedland@blairfranklin.com

Start Date The appraisal process will start upon receipt of your signed agreement

the retainer and the property specific data

Acceptance Dote Right-click to select acceptance date text

SCOPE OF WORK

The scope of work identified for this assignment includes the following steps

Extent to Which the Properly is identified

CBRE will collect the relevant physical characteristics about the subject via physical identification and

inspection of both the interior and exterior of the subject property The physical property will be

legally identified through its postal address assessors records the provided legal description and the

provided title report Economic characteristics of the subiect will be identified via an analysis of leases

and/or lease briefs between the lessor and lessee recent rent roll and historical operating statements

Extent to Which the Property is Inspected

CBRE will conduct physical inspection of both the interior and exterior of the subject property as

well as its surrounding environs on the effective date of appraisal

Type and Extent of the Data Researched

CBRE will physically inspect the micro and/or macro market environments with
respect to physical and

economic factors relevant to the valuation process This knowledge will be expanded through

interviews with regional and/or local market participants available published data and other various

resources CBRE will also conduct regional and/or local research with respect to applicable tax data

zoning requirements flood zone status demographics income and expense data and comparable

listing sale and rental information

CBRE
C8 RICHARD ELUS
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Appraisal Agreement
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Type and Extent of Analysis Applied

CBRE will analyze the data gathered through the use of appropriate and accepted appraisal

methodology to arrive at probable value indication via each applicable approach to value One of

the three traditional approaches to value will be considered and utilized Only the sales comparison

approach to value will be included CBRE will then correlate and reconcile the results into

reasonable and defensible value conclusion and estimate reasonable exposure time and marketing

time associated with the value estimate presented

PROPERTY LIST

Property Name Property Location Report Type Appraisal Fee

Howard County Lands Laurel Maryland Summary Land $13000
64 acres residential

Only

San Luis Rey Downs Bonsalt California Summary Land $4000
205 acres residential Only

Romulus Land Romulus Michigan Summary Land $4000
203 acres Only

Salem Township Land Salem Township Summary Land $4000

Michigan Only
273 acres residential

Palm Meadows Estates Palm Springs FL Summary Land $4000

Only
___________

CBRE
Cf3 FtICHARD ELLS
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TERMS AND CONDITIONS

Right
click to select appropriate terms and conditions paragraphs

We appreciate this opportunity to be of service to you on this assignment If you have additional

questions please contact us

Sincerely

CB RICHARD ELLIS INC
Valuation Advisory Services

Marshall Brulez MAt MRICS

Managing Director

MI-i 201004884

248.351.2070

248.351.2050

marsholl.brulez@cbre.com

AGREED AND ACCEPTED

FOR BLAIR FRANKLIN CAPITAL PARTNERS INC

Sigj6ture

hn ikoA
Name

Wpf 9jç
Phone Number

6r-ki
toil Address

Zô111

Dote

Pfpck
Title

qt-
Fax Number

/1
CBRE
CB RiCHARD ELUS
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TERMS AND CONDITIONS

These Terms and orgliuions between CB Richard Ellis Inc-Appraisal Services Appraiser and the Client for whom the

referenced appraisal service wil be performed shall be deemed port of such Agreement as though set forth in full

therein The Agreement shall be governed by the laws of the state of the CB Richard Ellis Inc office shown on the

Agreement

Client is defined as the party signing the Agreement and shall be responsible for payment of the fees stipulated in the

Agreement Payment of the appraisal fee is not contingent upon any predetermined value or on an action or event

resulting
from the analyses opinions conclusions or use of the appraisal report

Final payment is due and payable upon delivery of the final report or within thirty 30 days of your receipt of our draft

report whichever is sooner If draft report is requested the fee is considered earned upon delivery of our draft report

If we are requested to give court testimony art additional fee will be charged on an hourly basis at our then-prevailing

hourly rote The hourly billings pertain to court preparation waiting and travel time document review one preparation

excludes appraisal report and all meetings related to court testimony

In the event Client requests additional services beyond the purpose stated in the Agreement Client agrees to pay art

additional charge for such services plus reimbursement of expenses whether or not the completed report has been

delivered to Client at the time of the request

It is understood that the Client has the right to concei ths assignment at any time prior to delivery of the completed

report In such event the Client is obligated only for the pro rated share of the fee based upon the work completed and

expenses incurred with minimum charge of $5000

Additional copies of the appraisal repois are available at cost of $250 per original color copy and $100 per

photocopy black and white plus shipoing coSt $30 per report

In the event Client fai to make paymelts when de and payable then from the dote due and payable until paid the

amount due and poyabe shall bear nerest at the rraximum rate permitted in the state in which the office of Appraiser

executing the Agreement is ocoted If Appraiser required to in.titute legal action against ClienT relating to the

Agreement Appraiser shall be entitled to recover reasonable attorneys fees and costs from Client

Appraiser assumes hat there are no major significant items tnor would requre the oxperlise of professional building

contractor or engineer II such items need to be considered in Appraisers studes such services are to be provided by

others at cost which is not part of the fee proposal

10 In the event of any dispute between Client and Appraiser relating to this Agreement or Appraisers or Clienfs

performance hereunder Appraiser and Client agree thai such dispute shall be resolved by means of binding arbitration

in accordance with the commercial arbitration rules of the American Arbitration Association and judgment upon the

aword rendered by the arbitrators may be entered in any court of competent lurisdiction Depositions may be taken

and other discovery obtained during such arbitration proceedings to the same extent as authorized in civil judicial

proceedings in the state where the office of Appraiser executing this Agreement is located The arbitrators shall be

limited to awarding compensatory damages and shall have no authority to award punitive exemplary or similar type

damages The prevailing party in the arbitration proceeding shall be entitled to recover from the losing party its

expenses including the costs of arbitration proceeding and reasonable attorneys fees

11 Client acknowledges that Appraiser is being retained hereunder as an independent contractor to perform the services

described herein and nothing in this Agreement shall be deemed to create
arty

other relationship between Client and

Appraiser This assignment shall be deemed concluded and the services hereunder compi.eted upon delivery to Client

of the appraisal report discussed herein

12 All statements of fact in the report which are used as the basis of the Appraisers analyses opinions and conclusions will

be true and correct to the best of the Appraisers knowledge and belief Appraiser does not make any representation or

warranty express or implied as to the accuracy or completeness of the information or the state of affairs of the Property

furnished to Appraiser by Client

13 Appraiser shall have no responsibility
for

legal matters questions of survey or title soil or subsoil conditions

engineering or other similar technical matters The report will not constitute survey of the property analyzed

14 Client shall provide Appraiser with such materials with respect to the Assignnterit as are requested by Appraiser and in

the possession or under the control of Client Client shall provide Appraiser with sufficient access to the real property to

be analyzed arid hereby grants permission for entry unless discussed in advance to the contrary

CBRE
CB RICHARD ELLIS
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15 The data gathered in the course of the Assignment except data furnished by Clienl and the report prepared pursuont to

the Agreement are and will remain the property of Appraiser With respect to data provided by Ciient Appraiser sholl

not violate the confidential nature of the appraiser-client relationship by improperly disclosing arty
confidentiol

information furnished to Appraiser Notwithstanding me foregoing Appraiser is authorized by Client to disclose all or

arty portion of the report and the related data to appropriate representatives of the Appraisal Institute ii such disclosure

is required to enable Appraiser to comply with the Bylaws and Regulations of such Institute as now or hereafter in effect

16 Unless specifically
noted in the appraisal we will not be taidng ino consideration the possibility of the exstence of

asbestos PCB transformers or other toxic hazardous or contaminated substances aria/or underground storage tanks

hazardous material or the cost of encapsulation or removal thereof Further Appraiser understands that there is no

molar or significant deferred maintenance in the property which would require the expertise of professional cosr

estimator or controcor If such repairs are needed the estimates ore to be preporeo by others and ore not port of

this fee poposal

Client shall indemnify and hold Appraiser fully harmless against any loss damages claims or expenses
of any Kind

whatsoever indudtng costs and reasonable attorneys fees susciined or incurred by third party as result of the

negligence or intentional acts or omissions of Client including any failure to perform any duty imposed by law and for

which recovery sought against Appraiser by that third party however such obligation to defena and indemnify shall

not apply i5the claim or cause of action is based upon nr crises in any way out of on oct fai ure to act or representation

of Appraiser Client shal indemnify and hold Appraiser harmless from any claims expenses judgments or other items

or costs arising as resul of the Clients failure or the failure of any of the Clients agents to provide complete copy of

the appraisal report to crlf
third party

18 LIMITATION OF LIABILITY EXCEPT FOR THE HOLD HARMLESS PROVISION ABOVE ANYTHING IN THE

AGREEMENT TO THE CONTRARY NOTWITHSTANDING uNDER NO CIRCUMSTANCES WHATSOEVER SHALL

EITHER PARTY BE LIABLE TO THE OTHER FOR ANY SPFCIAL CONSEQUENTIAL PUNITIVE OR INCIDENTAL

DAMAGES OF ANY KIND WHATSOEVER EXCEPT FOR THE hOLD HARMLESS PROVISION ABOVE IN NO EVENT

WHATSOEVER SHALL FiTI IER PARTYS TOTL LIABILITY TO THE OTHER FOR DIRECT DAMAGES UNDER THE

AGREEMENT OR ANY OTHER DAMAGES WHATSOEVaR EXCEED IN THE AGGREGATE THE SUM OF TEN

THOUSAND DOLLARS 0000.00

19 Client and its affiliates rating ugoncies aria limited number of investors involved in the securitizotion may use and rely

upon Appraisers report in cornectiort with pcnned loan securizatmom involving the sublect property including without

limitotion utilizing selected informaton ri the opomisol recort the offering documents reloting to the securitization

and Appraiser agrees to cooperate in answerinc reasonao questons by any of tFo above parties in connection with

the securitizatian

Client agrees that it will not file use or permit or cause to be used in any offering documents or any other document

any portion or extract of the appraisal report or any reference to the appraisal report without first having provided

the portion or portions of on offering document or other document to Appraiser for review and ii having obtained the

prior written consent of Appraiser to any such filing use amendment or modification which consent shall not be

unreasonably withheld Appraiser shall have the right to require Client to include in ony offering document or other

document disclosure concerning the conditions qualifications and ossumptions of the appraisal and such other

disclosure concerning the appraisal as Appraiser shall reasonably require

Client can use the appraised value without attribution to the appraisal report and selected information in the appraisal

report provided Client agrees that it has complied and at all times will comply and will use Clients best efforts to cause

any underwriters $o comply with oIl opplicobie Federal and state securities laws in connection with any offering and

offering document and any use of the appraisal report Client further agrees
that neither any offering document nor any

other document used in connection with any offering will contain on untrue statement of material fact or omit to state

material fact necessary to make the statements contained therein not misleading regarding the opproisal report or

any portion or extract thereof or any reference to the appraisal report Appraiser represents that the information

contained in the appraisal report does not contain an untrue statement of material fact or omit to state material fact

necessary to make the statement contained therein not misleading

f/ti

CBRE
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SPECIFIC PROPERTY DATA REQUEST

In order to complete this assignment in the timely manner requested CB Richard Ellis Inc Valuation

Advisory Services will require the following specific information for the properly

Current title report and title holder name

Legal description

Survey and/or plot mop
Site plan for proposed or entitled development if applicable

Current county property tax assessment or tax bill

Details on any sole contract or listing of the property within the post three
years

Engineering studies soil tests or environmental assessments

Ground lease if applicable

Planning/Zoning application or approval if applicable

10 Any previous market/demand studies or appraisals

11 Name and telephone number of property contactfor physical inspection and additional

information needed during the appraisal process

12 Any other information that might be helpful in valuing this property

If any of the requested data and information is not available CB Richard Ellis Inc reserves the right to

extend the delivery date by the amount of time it takes to receive the requested information or make

other arrangements Please have the requested information delivered to the following

Marshall Brulez MAI MRICS

Managing Director

CB Richard Ellis Inc

Valuation Advisory Services

2000 Town Center Suite 500

Southield Ml 48075

.1/1

CBRE
CE RICHARD EWS
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JERROLD HARVEY MAI MRICS CCIM

Managing Director

CB Richard Ellis Inc

8270 Greensboro Drive Suite 1000

McLean Virginia 22102

Voice 703-734-4759
Fax 703-734-301

E-Mail ierry.harvey@cbre.com

EDUCATIONAL

Bachelor in Business Administration Emory University Atlanta Georgia

Successfully completed all the
necessary courses to qualify for the MAI and CCIM designation

Graduate course work at various institutions in real estate law commercial leasing finance and

investment construction cost analysis and valuation of fractional interests

PROFESSIONAL

Designated Member Appraisal Institute MAI 8935 Current on Continuing Education

Member Royal Institute of Chariered Surveyors

Member Commercial Investment Real Estate Institute

Member Board of Directors Washington DC Chapter Appraisal Institute 2008-2010

Secretary Washington DC Chapter Appraisal Institute 2010

Former Member Local Appraisal Institute Chapter Admissions Committee

Former Member Regional Appraisal Institute Ethics and Counseling Panel

Qualified Expert Witness Superior Court of the District of Columbia

LICENSES/CERTiFiCATIONS

Certified General Real Estate Appraiser District of Columbia 10016 expiration 2/28/12
Certified General Real Estate Appraiser State of Maryland 10086 expiration 2/25/13
Certified General RE Appraiser Commonwealth of Virginia 4001-001321 exp 1/31/12
Certified General Real Estate Appraiser State of West Virginia 268 expiration 9/30/11

EXPERIENCE

Over twenty-five 25 years
of Real Estate Appraisal Consulting and Brokerage experience

throughout the United States specializing in the Washington DC Baltimore Richmond and

Hampton Roads metropolitan areas

995 Present CB Richard Ellis Inc Valuation Advisory Services Washington D.C
987 1994 Chase National Corporate Services Real Estate Washington D.C
982 987 Chase Manhattan Bank N.A Real Estate New York New York

1981 982 KDL Real Estate Company New York New York

Assignments span wide variety of properties and markets including office buildings community

retail centers regional malls industrial buildings residential and commercial subdivisions

apartment buildings and hotels



LANCE ORWIG
Senior Real Estate Appraiser

CB Richard Ellis Inc

8270 Greensboro Drive Suite 000

McLean Virginia 22102

Voice 703 734-4797

Fax 703 734-3012

E-Mail lance.orwig@cbre.com

EDUCATIONAL

Bachelor of Arts The American University Washington D.C

Successfully completed numerous courses offered by the Appraisal Institute

PROFESSIONAL

General Associate Member Appraisal Institute 493912

LICENSES/CERTIFICATIONS

Certified General Real Estate Appraiser State of Maryland 7434 expiration 2/1 4/2011

Certified General Real Estate Appraiser Commonwealth of Virginia 4001 -01 2565 expiration 5/31/2012

EXPERIENCE

Sixteen years of Real Estate Appraisal Underwriting and Consulting experience throughout the

Washington DC and Baltimore metropolitan areas

2006 Present

1995- 2006

2002 2006

2000 2002

1995-2000

1994-1995

1992-1993

CB Richard Ellis Inc Valuation Advisory Services

Appraisal Group Marcus Asset Group

KCCI Commercial Real Estate Services

Melody Company

Pinnacle Realty Management Company
Romeril Appraisal Group Inc

MNC Financial Inc

Washington D.C

Washington D.C

Bethesda Maryland

McLean Virginia

Bethesda Maryland

Alexandria Virginia

Rockville Maryland

Assignments include wide variety of properties and markets including office buildings industrial and flex

buildings apartments public charter schools and commercial mixed-use and residential subdivision land

development
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Miami FL 33131

305 381-6472
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www.cbre.com

January 27 2011

John Medland CFA

Vice President

BLAIR FRANKLIN CAPITAL PARTNERS INC
199 Bay Street P.O Box 147

Toronto Ontario M5L E2

RE Appraisal of Palm Meadow Estates

9000 Block of Lyons Road

Boynton Beach unincorporated Palm Beach Palm Beach County FL

CBRE File No 11 -397M1-0024

Dear Mr Medland

At your request and authorization CB Richard Ellis CBRE has prepared an appraisal of the market

value of the referenced property Our analysis is presented in the following Summary Appraisal

Report

The subject property comprises 57.309-acres of Agricultural Reserve zoned land and is identified as

Palm Meadows Estates The subject property is also identified as Parcel of the Palm Beach

Thoroughbred Training Farm Plat o.k.a Palm Meadows Thoroughbred Training Center The entire

recorded parent plot comprising Parcels total approximately 461 .89-acres of which the north

304.66-acres known as Parcel not part of this analysis is also zoned ARC-Agricultural Reserve

and has an agricultural land use designation In addition Parcel has Conservation Easement

dated February 20 2009 whereby the north 286.1 74-acres will be designated Preservation Area

by transferring any development rights to the south 57.309-acres i.e the subject property Parcel

The subject is more fully described legally and physically within the enclosed report

Based on the analysis contained in the following report the market value of the subject site subject to

geo technical subsurface assessment is concluded as follows

MARKET VALUE CONCLUSION

Interest Appraised

Fee Simple Estate

Appraisal Premise Date of Value Value Conclusion

As Is January 26 2011 $11500000

Compiled by CBRE
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January 27 2011

Page

Data information and calculations leading to the value conclusion are incorporated in the report

following this letter The report in its entirety including all assumptions and limiting conditions is an

integral part of and inseparable from this letter

The following appraisal sets forth the most pertinent data gathered the techniques employed and the

reasoning leading to the opinion of value The analyses opinions and conclusions were developed

based on and this report has been prepared in conformance with our interpretation of the guidelines

and recommendations set forth in the Uniform Standards of Professional Appraisal Practice USPAP
the requirements of the Code of Professional Ethics and Standards of Professional Appraisal Practice

of the Appraisal Institute It also conforms to the Financial Institutions Reform Recovery and

Enforcement Act of 989 FIRREA and Title Xl Regulations

The
report is for the sole use of the client however client may provide only complete final copies of

the appraisal report in its entirety but not component parts to third parties who shall review such

reports in connection with loan underwriting or securitization efforts The appraiser is not required to

explain or testify as to appraisal results other than to respond to the client for routine and customary

questions Please note that our consent to allow an appraisal report prepared by CBRE or portions of

such report to become part of or be referenced in any public offering the granting of such consent

will be at our sole discretion and if given will be on condition that we will be provided with an

Indemnification Agreement and/or Non-Reliance letter in form and content satisfactory to us by

party satisfactory to us We do consent to your submission of the reports to rating agencies loan

participants or your auditors in its entirety but not component parts without the need to provide us

with an Indemnification Agreement and/or Non-Reliance letter

CBRE hereby expressly grants to Client the right to copy this report and distribute it to other parties in

the transaction for which this report has been prepared including employees of Client other lenders

in the transaction and the borrower if any It has been pleasure to assist you in this assignment If

you have any questions concerning the analysis or if CBRE can be of further service please contact

us

C3 RICHARD LUS
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Respectfully submitted

CBRE VALUATION ADVISORY SERVICES

______
Stuart Lieberman MAI James Agner MAI

Vice President Managing Director Florida/Caribbean

St Cert Gen REA RZ1 074 St Cert Gen REA RZ382

Phone 305-381-6472 Phone 305 381-6480

Fax 305-38 -3441 Fax 305 381-6441

Email stuart.liebermancbre.com Email james.agnercbre.com

CBRE
RICHARD ELUS

2CC



PALM MEADOW ESTATES CERTIFICATION OF THE APPRAISAL

CERTIFICATION OF THE APPRAISAL

We certify to the best of our knowledge and belief

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

The reported analyses opinions and conclusions are limited only by the reported assumptions

and limiting conditions and are our personal impartial and unbiased professional analyses

opinions and conclusions

We have no present or prospective interest in or bias with
respect to the property that is the subject

of this report and have no personal interest in or bias with respect to the parties involved with this

assignment

Our engagement in this assignment was not contingent upon developing or reporting

predetermined results

Our compensation for completing this assignment is not contingent upon the development or

reporting of predetermined value or direction in value that favors the cause of the client the

amount of the value opinion the attainment of stipulated result or the occurrence of

subsequent event directly related to the intended use of this appraisal

This appraisal assignment was not based upon requested minimum valuation specific

valuation or the approval of loan

Our analyses opinions and conclusions were developed and this report has been prepared in

conformity with the Uniform Standards of Professional Appraisal Practice as well as the

requirements of the State of FL

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 and Standards of

Professional Appraisal Practice of the Appraisal Institute

The use of this report is subject to the requirements of the Appraisal Institute relating to review by

its duly authorized representatives

As of the date of this report Stuart Lieberman MAI and James Agner MAI have completed

the continuing education program of the Appraisal Institute

11 Stuart Lieberman MAI has and James Agner MAI has not made personal inspection of the

property that is the subject of this report

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

13 Valuation Advisory Services operates as an independent economic entity within CBRE Although

employees of other CBRE divisions may be contacted as part of our routine market research

investigations absolute client confidentiality and privacy were maintained at all times with regard

to this assignment without conflict of interest

14 Stuart Lieberman MAI and James Agner MAt have not provided any real estate related

services on this property in the three years prior to accepting this assignment However both

appraisers have provided real estate related services on the north parcel not part of this analysis

within the past three years

11t7
Stuart Lieberman MAI James Agner MAI

St Cert Gen REA RZ1 074 St Ceri Gen REA RZ382

CBRE
C3 RtCHAt ELUS
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PALM MEADOW ESTATES SUMMARY OF SALIENT FACTS

SUMMARY OF SALIENT FACTS

Property Name

Location

Client Reference Number

Assessors Parcel Numbers

Highest and Best Use

As If Vacant

Property Rights Appraised

Date of Inspection

Land Area

Proposed Land Uses

Property Type

Total Proposed Dwelling Units

Proposed Lots 50 130

Proposed Lots 100 160

Proposed Residential Lot Area

Open Space Provided

Canal Right-of-Way

Easements

Additional Open Space

Lake Area

Landscape Buffers

Recreation Area

Estimated Exposure Time

Palm Meadow Estates

9000 Block of Lyons Road Boynton Beach

unincorporated Palm Beach Palm Beach County FL

33437

00-42-45-1 7-08-000-0012

00-42-45-1 7-08-000-0020

Residential subdivision

Fee Simple Estate

January 26 2010

157.31 AC

Land

288

243

45

59.61 Acres

97.95 Acres

6.22 Acres

3.69 Acres

0.42 Acres

76.35 Acres

7.27 Acres

4.00 Acres

12 Months

6852381 SF

Residential Subdivision

VALUATION Total Per Acre Per SF

Market Value As Is On January 26 2011

Cost Approach

Sales Comparison Approach

Income Capitalization Approach

CONCLUDED MARKIT VALUE

Appraisal Premise Interest Appraised Date of Value Value

As Is Fee Simple Estate January 26 2011 $11500000

Compiled by CBRE

CBRE
CC RICHARD ELUS

Not applicable

$1 1500000

Nat applicable

$73105

Not applicable

$1.68

Not applicable



PALM MEADOW ESTATES SUMMARY OF SALIENT FACTS

STRENGTHS WEAKNESSES OPPORTUNITIES AND THREATS SWOT

Strengths and weaknesses are internal to the subject opportunities threats are external to the

subject

Strengths

The subject is master site planned for residential subdivision development subject to rezoning and

municipal site plan approvals

The sublect property shares gated access with an adjoining thoroughbred training facility which is

considered desirable feature for marketing and attracting equestrian enthusiasts

Weaknesses

The subject requires rezoning and site plan approvals prior to any development

Unknown subsurface site conditions and unknown earthwork costs necessary to achieve buildable

site conditions

Opportunities

Interim hold with future residential subdivision sell-off to third party residential developer once

market conditions improve

Threats

The weakened overall economy has contributed to depressed levels of consumer home buying

Sluggish economic recovery and uncertain hold interval until development can and should occur

EXTRAORDINARY ASSUMPTIONS AND HYPOTHETICAL CONDITIONS

CBRE was not provided any subsurface soil tests or phase environmental assessment This

appraisal assumes that the subject property can support development using conventional

earthwork and building techniques and is free from any environmental contamination

Furthermore our value conclusion As Is is subject to geotechnical subsurface assessment by

qualified engineer

CBRE
RCHAFD ELUS
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TABLE OF CONTENTS
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PAlM MEADOW ESTATES INTRODUCTION

INTRODUCTION

Properly Identification

Location

Client Reference Number

Assessors Parcel Number

Properly History

Current Owner

Current Asking Price

Previous Sale Date

Previous Sale Price

Other Sales Past Years

Appraisal Premise

As Is

Date of Inspection

Date of Report

Intended Use User of Report

ExposurelMktg Time In formation

Comparable Sales Data

Korpacz National Investor Survey

Local Market Professionals

Estimated Exposure Time

Palm Meadow Estates

9000 Block of Lyons Road

Boynton Beach unincorporated Palm Beach FL

00-42-45-1 7-08-000-0012

00-42-45-1 7-08-000-0020

20004 Delaware Inc

Not being marketed

March 12007

$35000000 Non-arms length entity transfer

None

Date of Value

January 26 2011

January26 2010

February 18 2011

To aid Blair Franklin Capital Partners Inc in internal

decisions existing loan underwriting

Range Average

20 Months 11 .0 Months

18 Months 8.2 Months

24 Months 15.0 Months

12 Months

The purpose of this appraisal is to estimate the market value of the sublect property The current

economic definition of market value agreed upon by agencies that regulate federal financial

institutions in the U.S and used herein is as follows

The most probable price which property should bring in competitive and open market under all

conditions requisite to fair sale the buyer and seller each acting prudently and knowledgeably and

assuming the price is not affected by undue stimulus Implicit in this definition is the consummation of

sale as of specified date and the passing of title from seller to buyer under conditions whereby

buyer and seller ore typically motivated

CBRE
Ct RCHAD ELLiS

Property Rights Appraised

Fee Simple Estate

PURPOSE OF THE APPRAISAL



FAUVMEADOWES1ATES INTRODUCTION

both parties are well informed or well advised and acting in what they consider their own best

interests

reasonable time is allowed for exposure in the open market

payment is made in terms of cash in U.S dollars or in terms of financial arrangements

comparable thereto and

the price represents the normal consideration for the property sold unaffected by special or

creative financing or sales concessions granted by anyone associated with the sale

TERMS AND DEFINITIONS

The Glossary of Terms in the Addenda provides definitions for additional terms that ore and may be

used in this appraisal

SCOPE OF WORK

The scope of the assignment relates to the extent and manner in which research is conducted data is

gathered and analysis is applied all based upon the following problem-identifying factors stated

elsewhere in this report

Client

Intended use

Intended user

Type of opinion

Effective date of opinion

Relevant characteristics about the subject

Assignment conditions

This appraisal of the subject has been presented in the form of Summary Report which is intended

to comply with the reporting requirements set forth under Standards Rule 2-2b of the USPAP That is

this report incorporates summary of all information significant to the solution of the appraisal

problem It also includes summary descriptions of the subject and the market for the subject type

CBRE completed the following steps for this assignment

Office of Comptroller of the Currency 0CC 12 CFR Part 34 Subpart Appraisals 34.42 Office of Thrift

Supervision OTS 12 CFR 564.2 Appraisal Institute The Dictionary of Real Estate Appraisal 4th ed Chicago Appraisal

Institute 2002 177-1 78 This is also compatible with the RTC FDIC FRS and NCUA definitions of market value as well as

the example referenced in the Uniform Standards of Professional Appraisal Practice USPAP

CBRE
cc CHAFD ELUS



PALM MEADOW ESTATES INTRODUCTION

Data Resources Utilized in the Analysis

RESOURCE VERIFICATION

Site Data Source/Verification

Size Legal description recorded plat master site plan

Improved Data Source/Verification

Gross Size/Units Master site plan

Area Breakdown/Use Master site plan

No Bldgs Master site plan

YOC Proposed

Compiled by CBRE

Extent to Which the Properly is Identified

CBRE collected the relevant information about the subject from the owner or representatives public

records and through an inspection of the subject properly The property was legally identified

through the following sources

postal address

assessors records

legal description

recorded plat

master site plan

Extent to Which the Properly is Inspected

CBRE inspected the exterior of the subject as well as its surrounding environs on the effective date of

appraisal

This inspection sample was considered an adequate representation of the subject property and is the

basis for our findings

While the subjects exterior was viewed from the street an interior inspection of the subject was not

possible Therefore all physical information regarding the subject was obtained from the following

sources

county assessors records

previous appraisal

aerial photographs

Type and Extent of the Data Researched

CBRE reviewed the micro and/or macro market environments with
respect to physical and economic

factors relevant to the valuation process This process included interviews with regional and/or local

market participants available published data and other various resources CBRE also conducted

regional and/or local research with respect to the following

applicable tax data

CBRE
CB RICHARD ELUS



PALM MEADOW ESTATES INTRODuCTWN

zoning requirements

flood zone status

demographics

income and expense data

comparable sale listing data

Type and Extent of Analysis Applied

CBRE analyzed the data gathered through the use of appropriate and accepted appraisal

methodology to arrive at probable value indication via each applicable approach to value The

steps required to complete each approach are discussed in the methodology section CBRE then

correlated and reconciled The results into reasonable and defensible value conclusion as defined

herein reasonable exposure time associated with the value estimate presented has also been

considered

CBRE
RICHARO ELUS
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AREA ANALYSIS

-- 704 f04

51

--
ROL1teTt

880 _l_
98

Suomvd

8091 Shores

WeIintQn

Gre8nerses

tTi
8O2

Subject Plopetty

812
Lyons Rd

68

Boyntarl beach FL 33472

1UeStI

807

1014 ID
Lu

.804

.792

38
root

Arthur II MershaftLoeahatchee ttetional W9Idtute Refuge It

9Iay9eaoh
973

Tb _. 77

441

..t -.L
13 Re

8eaBpl8flupe0

-- -. P9670978

Rscjmbor

P51454

810

369

81lts
7708 IIrl77 84O 334

Ii

Moodys Economy.com provides the following West Palm Beach FL Division metro

area economic summary as of Nov-10 The full Moodys Economy.com report is presented in the

Addenda

WEST PALM BEACH FL DIVISION ECONOMIC ANALYSIS

Indicators 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

Gross Metro Product C$B 395 41.0 43.8 45.5 45.1 44.6 43.6 45.2 47.2 50.0 52.7 54.5

Change 3.6 3.8 6.7 3.9 -0.8 -7.0 -2.4 3.7 4.5 5.8 5.5 3.4

Total Employment 000 513.8 527.3 550.9 564.5 563.7 543.1 505.1 499.6 507.6 521.9 541.2 557.1

change 2.6 4.5 2.5 -0.2 -3.6 -7.0 -7.7 1.6 2.8 3.7 2.9

Unemployment Rate 5.7 5.1 4.2 3.7 4.3 6.5 10.8 12.0 11.7 9.8 7.3 5.8

Personal Income Growth
1.7 12.3 7.4 9.9 6.0 1.4 -4.5 2.4 4.8 6.9 7.7 6.8

Population 000 1208.9 1240.2 1263.0 1265.7 1264.6 1269.7 1279.9 1287.5 1303.4 1330.6 1369.4 1411.8

Single-Family Permits 10920.0 10266.0 8689.0 4652.0 2101.0 1278.0 1102.0 1382.6 2228.7 4997.5 7780.2 7629.4

Multifamily Permits 4924.0 4253.0 3802.0 3725.0 1029.0 905.0 329.0 230.3 978.9 2521.0 3440.1 3443.5

Existing-Home Price $Ths 240.1 305.8 392.2 384.0 367.2 304.2 238.3 272.1 160.8 161.4 182.6 214.4

Mortgage Originations $Mil 23479.2 19208.8 26539.0 23341.0 15774.1 10921.4 11970.9 9203.3 9083.4 8286.4 8993.1 10294.9

Net Migration 000 22.1 30.1 21.3 0.6 -3.7 3.3 8.8 5.9 14.2 25.6 37.1 40.9

Personal Bankruptcies 4548.0 3936.0 5978.0 1020.0 1846.0 3022.0 47050 6142.1 6773.5 6371.7 5748.7 5513.5

Source Moodys Economy.cons

CBRE
Ch RICt4ARD ELUS



PAiI4 MEADOW ESTATES AREA ANALYSIS

RECENT PERFORMANCE

West Palm Beachs recovery has cooled as the impetus provided by the fiscal stimulus census hiring

and the inventory cycle has waned Private sector payrolls are rebounding at slower rate as job

losses in construction and business services temper gains from healthcare and retail expansions West

Palm Beach is one of the few areas in Florida in which retailers are hiring thanks to its concentration

of wealthy retirees who benefit from the recent improvement in financial conditions

POPULATION

The resumption of robust population growth will enable consumer-driven industries to expand at

rapid clip but this is more likely to occur in 201 than in 2011 Even though low mortgage rates and

severe house price declines have restored housing affordability retirees are still stung by the

diminution of their nest eggs that occurred during the financial crisis and house price declines

Retirement to West Palm Beach will not accelerate until asset values are much higher and home prices

stop declining which is not expected to occur nationally until the second half of 2011 Non-retiree in-

migration is still constrained by low labor force mobility hiring remains dormant and many

homeowners are under water on their mortgages

Since West Palm Beach is first and foremost retiree destination the pace of in-migration will

determine its economic performance more than any other statistic The local population has expanded

during the past two years
after contracting in 2007 but more robust in-migration is necessary for

West Palm Beach to reclaim its status as one of the faster-growing metropolitan economies in the

nation

HOUSING

Home prices are expected to fall by an additional 6% in West Palm Beach by mid-201 less than in

neighboring Miami or Fort Lauderdale but more than in most areas in the region Roughly 23% of

first-mortgage debt is in delinquency or default in West Palm Beach the fifth highest percentage in the

nation Now that trial mortgage modifications are fading and courts are digesting the backlog of

foreclosures distress sales are accounting for larger percentage of home sales weighing on house

prices One silver lining is that in the last year no large metro area in Florida has made more

progress in reducing its excess housing inventory than West Palm Beach New construction has been

virtually nonexistent even though sales picked up in response to the homebuyer fax credit Residential

construction is expected to pick up next year alongside housing demand but risks are weighted to the

downside prolonged foreclosure moratoriums could lengthen the time it will take to purge excess

housing inventory

CBRE
RIC1AD ELUS
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BIOTECH

The biotechnology cluster is growing as firms position themselves around Scripps Max Planck Florida

Atlantic University and the areas multitude of hospitals CHS Pharma which researches treatments for

skin conditions will move its headquarters from Miami to West Palm Beach to be closer to FAUs

Molecular Biology Center and GLG Pharma is expanding at site near Scripps and Max Planck to

develop anti-cancer drugs In addition Scripps Florida has received two grants the first to study

cancer and tobacco-related diseases and the second to develop treatments for drug addiction

skilled workforce and the presence of world-class research firms will continue to transform

biotechnology into the areas foremost economic engine once baby-boomer retirement slows down

CONCLUSION

West Palm Beach will continue to recover at moderate rate until it once again becomes the retiree

magnet that if was prior to the recession This is more likely to occur in 2012 than in 2011 Coupled

with an emerging biotech industry retiree in-migration will power economic expansion in the long

term enabling West Palm Beach to be an above-average performer

CBRE
RCHAD ELUS



NEIGHBORHOOD ANALYSIS

PALM MEADOW ESTATES NEIGHBORHOOD ANALYSIS

LOCATION

The subject is in unincorporated Palm Beach County and just west of the city of Boynton Beach which

is considered to be suburban and rural location The sublect location is southwest Palm Beach

County and about 20 miles southwest of the downtown West Palm Beach Central Business District

BOUNDARIES

The neighborhood boundaries are detailed as follows
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PALM MEADOW ESTATES NEIGHBORHOOD ANALYSIS

North Lake Worth Road

South Atlantic Avenue

East Florida Turnpike toll road

West L-40 Canal and the East Coast Buffer Conservation Area

LAND USE GROWTH PATTERNS

The subject property is located within the Agricultural Reserve District which is an area of the County

that encompasses unique farmland regional water management areas and wetlands It is also an

area that may become urbanized The ARG-Agricultural Reserve zoning allows maximum density of

one unit per five acres and provides development option of one unit per acre if the site is

minimum of 40 acres and if the development is clustered on 20% of the land with 80% of the land is

retained as agriculture or open space Development rights can be transferred within the Agricultural

Reserve to receiving property However the receiving property is considered the development area

and the sending property must be preserved as agriculture passive recreation or other open space

use via conservation easement

The subject submarket is essentially suburban residential and agriculture community that is trying to

protect the rural agricultural land uses while balancing the suburban development sprawl Residential

subdivisions were developed from approximately 999 to 2003 with newer projects being developed

further south and west Directly north of the subject property is the Melrose P.U.D Venetian Isles

typical lot size within Venetian Isles is 60 100 with recent sales ranging from $100000 to

$300000 for homes ranging from 800 s.f to 2600 s.f Directly west of the subject property is the

Equus AGR PUD The Equus PUD includes luxury estate homes with horse stall condos available

Lot sizes can reach 00 67 and there are no recent sales in the past months but several

listings are reported in the $479000 to $1 750000 range for the estate homes Directly to the south

of the sublect property is the Countryside Meadows AGR-PDD with typical lot size 60 100 and

recent sales ranging from $450000 to $590000

Brokers active in the Agricultural Reserve have indicated that some land owners anticipate change in

land use and zoning in the next five to ten years allowing more intense development Listing prices for

vacant land within the agricultural reserve have reached as high as $250000 to $600000 per acre

However the Palm Beach County residential real-estate market is in recession with decreasing sale

prices and increasing inventories According to review of Multiple Listing Service MLS reports

there are approximately 450 to 500 active listings in the subject immediate submarket area ranging

from $85000 to $2398000 list prices and approximately 240 to 250 closed sales ranging from

$100000 to $590000 in the post months Foreclosures also loom large as falling home prices

prevent financially troubled homeowners from selling to get out from under exotic mortgages with

escalating payments they no longer can afford

CBRE
RCHAFD EWS



PAlM MEADOW ESTATES NEI6HORHOOD ANALYSIS

ACCESS

Primary access to the subject neighborhood is provided by Floridas Turnpike which has an

entrance/exit ramp immediately adjacent to and along the western boundary of the subject property

The Turnpike running north and south connects the neighborhood to the greater south Florida area

and regions beyond The primary east-west arterials are Boynton Beach Boulevard Gateway

Boulevard and Woolbright Road The primary north-south arterials in addition to the Turnpike

included Hagen Ranch and Jog Roads Military Trail and Congress Avenue

The commute to the West Palm Beach Central Business District is about 20 minutes to the east

DEMOGRAPHICS

Selected neighborhood demographics in 3- and 5-mile radii from the subject are shown in the

following table

SELECTED NEIGHBORHOOD DEMOGRAPHICS

9000 Lyons Road Mile Mile Mile

Boynton Beach FL Radius Radius Radius

Population

2015 Population 6044 45221 135642

2010 Population 5423 40452 124178

2000 Population 578 23818 92915

1990 Population 243 6247 43924

Annual Growth 2010- 2015 2.19% 2.25% 1.78%

Annual Growth 2000 2010 25.09% 5.44% 2.94%

Annual Growth 1990- 2000 9.05% 14.32% 7.78%

Households

2015 Households 2198 17283 54375

2010 Households 1965 15553 50159

2000 Households 208 9319 38693

1990 Households 84 2286 18019

Annual Growth 2010-2015 2.27% 2.13% 1.63%

Annual Growth 2000 2010 25.18% 5.26% 2.63%

Annual Growth 1990 2000 9.49% 15.09% 7.94%

Income

2010 Median HH Inc $82967 $83099 $67524

2010 Estimated Average Household Income $109481 $105136 $88275

2010 Estimated Per Capita Income $44044 $41044 $35827

Age 25 College Graduates 2000 126 6647 20848

Age 25 Percent College Graduates 2010 2.5% 17.7% 16.6%

Source CBRE

10 CBRE
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PAUA MEADOW ESTATES NE6HKoRHooD ANALYSIS

CONCLUSION

The neighborhood appears to be relatively affluent with middle-to-upper middle residential

demographics high historic household growth and reasonably strong forward looking growth

As shown above the population growth within the neighborhood has been relatively strong and is

projected to continue at more moderate pace going forward Boynton Beach and other

surrounding areas have seen significant growth in new housing as rural agricultural land is

transformed into master planned residential PUDs From this analysis the outlook for continued

population household and household income growth in the neighborhood is expected to continue on

long term basis despite the current downtown and adverse market conditions

11 CBRE
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PALM MEADOW ESTATES SITE ANALYSIS
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SITE ANALYSIS

The following chart summarizes the salient characteristics of the sublect site

SITE SUMMARY AND ANALYSIS

Physical Description

Gross Site Area 157.31 Acres 6852381 Sq Ft

Net Site Area 157.31 Acres 6852381 Sq Ft

Primary Road Frontage Lyons Road 1240 Feet

Average Depth 4958 Feet

Excess Land Area None

Surplus Land Area None

Shape Rectangular

Topography Level

Existing Zoning District AGR Agricultural Reserve

Proposed Zoning District AGR/PUD Planned Unit Development

Overlay District Ag Reserve

Flood Map Panel No Date 120192 0185 1-Feb-79

Flood Zone Zone

Adjacent Land Uses Training facility and residential uses

Comparative Analysis Rating

Access Good

Visibility Good

Functional Utility Good

Traffic Volume Good

Adequacy of Utilities Assumed adequate

Landscaping Good

Drainage Assumed adequate

Utilities Provider Adeciuacy

Water Palm Beach County Yes

Sewer Palm Beach County Yes

Electricity FPL Yes

Telephone ATT Yes

Mass Transit Metropolitan Transit Authority Yes

Other Yes No Unknown

Detrimental Easements

Encroachments

Deed Restrictions

Reciprocal Parking Rights

Common Ingress/Egress

Source Various sources compiled by CBRE

14 CBRE
CHARD ELLJS



PALM MEADOW ESTATES SITE ANALYSIS

COMMENTS AND CONCLUSION

The site is well positioned for future residential subdivision development subject to an acceptable

geotechnical subsurface assessment

15 CBAE
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PLjD3VFtATES IMPROVEMENT ANALYSIS

ZONING

The following chart summarizes the subjects existing zoning requirements

ZONING SUMMARY

Current Zoning AGR Agricultural Reserve

Intent Purpose The AGR district is portion of PBC lying between Hypoluxo Road on the

north Clint Moore Road on the south the Ronald Reagan Turnpike on

the east and the Arthur Marshall Loxahatchee National Wildlife

Refuge on the west The district encompasses unique farmland regional

water management wetlands areas It is designated as an area to be

preserved primarily for agricultural environmental water resources

open space related activities west of SR agricultural regional water

management use if possible Residential development is restricted to

low-densities commercial development is limited to those uses serving

farm workers other residents of the district Gaming pan-mutual

wagering off-track betting events or activities held or broadcast for

similar purposes shall be prohibited

Legally Conforming Yes

Uses Permitted Single family estate kitchen farm residence guest cottage home

occupation kennel Type enclosed auction outdoor auction green

market passive park neighborhood park agriculture agriculture

storage community vegetable garden farrier retail nursery wholesale

nursery shade house private stable remedial air stripper excavation

Type

Uses Permitted Subject to Light manufacturing agriculture RD agriculture packing plant

Special Permit City and/or agricultural transshipment commercial equestrian area farmers

County Commission market potting soil manufacturing commercial stable chipping

mulching communication antennas composting facility excavation

Type II minor utility

Zoning Change Not likely

Category Zoning Requirement

Minimum Lot Size Acres

Minimum Lot Width 300 Feet

Minimum Lot Depth 300 Feet

Maximum Height 35 Feet

Minimum Setbacks

Front Yard 100 Feet

Street Side Yard 80 Feet

Interior Side Yard 50 Feet

Rear Yard 100 Feet

Maximum Bldg Coverage 15%

Maximum FAR/Density NA

Parking Requirements spaces 000 SF of Bldg

Subjects Actual Parking spaces 1000 SF of Bldg

Source Palm Beach County Planning Zoning Dept

16
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IMPROVEMENT ANALYSIS

The following chart summarizes the sublects approved zoning requirements

ZONING SUMMARY
Current Zoning PUD Planned Unit Development

Intent Purpose The purpose of PUD district is to offer residential development

alternative which provides living environment consisting of
range

of living opportunities recreation and civic uses and limited amount

of commercial uses The intent of the PUD is to promote imaginative

design apporaches to the residential living environments including the

following

preservation of the natural environment

intergration connection of land uses with eprimeter landscape

areaes which provide vegetation preservation buffering circulation

areas

creation of continuous non-vehicular circulation system

establishment of private civic and/or public civic recreation area to

serve PUD

provide for limited amount fo commercial uses to serve the

residents of the PUD

provide for efficient use of landand public resources by co-locating

harmonious uses to share civic uses and public facilities services for

the residents of PBC

reduction of land conspumption by roads other impervious surface

uses

provision for flexible PDRs to promote innovative and quality site

design

Uses Permitted Private civic sites shall consist of civic uses which provide services to

PUD residents of fulfill recreational or educational needs for the

residents of PBC are customarily privately owned operated such as
but not limited to private schools or libraries day care centers

churches temples and property owner association meeting areas

Category Zoning Requirement

Minimum Lot Size 0.5 acre

Minimum Lot Width 100 Feet

Minimum Lot Depth 100 Feet

Maximum Building Coverage 30%

Minimum Setbacks

Front Yard 25 Feet

Street Side Yard 25 Feet

Interior Side Yard 20 Feet

RearYard 20 Feet

Maximum Building Height 35 feet

Source Palm Beach County Planning Zoning Dept

17 CB.RE
CR RICHARD ELUS



PA ESTATES IMPROVEMENT ANALYSIS

TAX ASSESSMENT DATA

The following summarizes the local assessors estimate of the subjects market value assessed value

and taxes and does not include any furniture fixtures or equipment

Assessors Market Value

00-42-45-17-08-000-0012

00-42-45-17-08-000-0020

Subtotal

Assessed Value

General Tax Rate per $100 A.V

General Tax

Special Assessments

Effective Tax Rate per $100 A.V

Source Assessors Office

Pro Forma

$11500000

$11500000

85%

$9775000

.976990

$193251

6042

.038801

Based on the foregoing the total taxes for the subject have been estimated as $1 99293 for the base

year of our analysis based upon an assessed value of $9775000 or $62138 per acre This is

well below the current and historical assessment and tax appeal is strongly recommended based on

lust value statute less cost of sales

For purposes of this analysis we are assuming any outstanding property tax liability has been paid

CBRE assumes that all taxes are current If the sublect sold for the value estimate in this report

reassessment at that value could occur The consequences of this reassessment have been considered

in the appropriate valuation sections

AD VALOREM TAX INFORMATION

2009 2010

$905080 $905080

14826000 14826000

$15731080 $15731080

100% 100%

$15731080 $15731080

1.904770 1.976990

$299641 $311002

6042 6042

Total Taxes

Less 4% Early Pay Discount

1.943178 2.015398

$305683

$293456

$317044

$304362

$199293

$191321

18 CBRE
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PAIMMEADOWESTATES HIGHEST AND BEST USE

HIGHEST AND BEST USE

In appraisal practice the concept of highest and best use represents the premise upon which value is

based The four criteria the highest and best use must meet are

legal permissibility

physical possibility

financial feasibility and

maximum profitability

The highest and best use analysis of the subject is discussed on the following pages This analysis

incorporates the information presented in the Market Analysis section as well as any unique

characteristics of the sublect described previously

AS VACANT

The property is intended to be rezoned for residential subdivision use and is of sufficient size to

accommodate various types of low intensity residential and agricultural development The immediate

area includes various residential and recreational land uses Considering the surrounding land uses

location attributes legal restrictions and other factors it is our opinion that residential subdivision

use could be reasonable and appropriate subject to an interim hold until market conditions improve

and subject to an acceptable geotechnical subsurface assessment

CBRE
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PALM MEADOW APPRAISAL METHODOLOGY

APPRAISAL METHODOLOGY

In appraisal practice an approach to value is included or omitted based on its applicability to the

property type being valued and the quality and quantity of information available Based on

information contained in the Thirteenth Edition of The Appraisal of Real Estate published in 2008

depending on specific appraisal assignment any of the following four methods may be used to

determine the market value of the fee simple interest of land

Sales Comparison Approach

Income Capitalization Procedures

Allocation and

Extraction

The following summaries of each method are paraphrased from the text

The first is the sales comparison approach This is process of analyzing sales of similar recently

sold parcels in order to derive an indication of the most probable sales price or value of the property

being appraised The reliability of this approach is dependent upon the availability of comparable

sales data the verification of the sales data regarding size price terms of sale etc the degree

of comparability or extent of adjustment necessary for differences between the sublect and the

comparables and the absence of nontypical conditions affecting the sales price This is the

primary and most reliable method used to value land if adequate data exists

The income capitalization procedures include three methods land residual technique ground rent

capitalization and Subdivision Development Analysis discussion of each of these three techniques

is presented in the following paragraphs

The land residual method may be used to estimate land value when sales data on similar

parcels of vacant land are lacking This technique is based on the principle of balance

and the related concept of contribution which are concerned with equilibrium among the

agents of production--i.e labor capital coordination and land The land residual

technique can be used to estimate land value when building value is known or can be

accurately estimated stabilized annual net operating income to the property is known

or estimable and both building and land capitalization rates can be extracted from the

market Building value can be estimated for new or proposed buildings that represent the

highest and best use of the property and have not yet incurred physical deterioration or

functional obsolescence

The subdivision development method is used to value land when subdivision and

development represent the highest and best use of the appraised parcel In this method

an appraiser determines the number and size of lots that can be created from the

appraised land physically legally and economically The value of the underlying land is

then estimated through discounted cash flow analysis with revenues based on the

achievable sale price of the finished product and expenses based on all costs required to

complete and sell the finished product

20 CBRE
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PALtMEADOW ESTATES APPRAISAL METHODOLOGY

The ground rent capitalization procedure is predicated upon the assumption that ground

rents can be capitalized at an appropriate rate to indicate the market value of site

Ground rent is paid for the right to use and occupy the land according to the terms of the

ground lease it corresponds to the value of the landowners interest in the land Market-

derived capitalization rates are used to convert ground rent into market value This

procedure is useful when an analysis of comparable sales of leased land indicates range

of rents and reasonable support for capitalization rates can be obtained

The allocation method is typically used when sales are so rare that the value cannot be estimated by

direct comparison This method is based on the principle of balance and the related concept of

contribution which affirm that there is normal or typical ratio of land value to property value for

specific categories of real estate in specific locations This ratio is generally more reliable when the

subject property includes relatively new improvements The allocation method does not produce

conclusive value indications but it can be used to establish land value when the number of vacant

land sales is inadequate

The extraction method is variant of the allocation method in which land value is extracted from the

sale price of an improved property by deducting the contribution of the improvements which is

estimated from their depreciated costs The remaining value represents the value of the land Value

indications derived in this way are generally unpersuasive because the assessment ratios may be

unreliable and the extraction method does not reflect market considerations

METHODOLOGY APPLICABLE TO THE SUBJECT

For the purposes of this analysis we have utilized the sales comparison approach The other

methodologies are used primarily when comparable land sales data is non-existent Therefore these

approaches have not been used

21 CBRE
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LAND VALUE

PALMMEADOWESTATES LAND VALUE

The following map and table summarize the comparable data used in the valuation of the subject site

detailed description of each transaction is included in the addenda

SUMMARY OF COMPARABLE LAND SALES

Transaction Actool Sole Adjusted Sole Size Size Price Per Price Price Per

No Properly Location Type Date Proposed Use Price Price Acres SF Acre Per SF Dwelling

Aztec Boulevard Stoic Rood Sole Mar-09 RV resort $15750000 $15750000 104.70 4560732 $150430 $3.45 $24381

Morgote FL

SWC of SW 232nd Street sod SW 112th Sole Jun-09 300 Townhooes $8000000 $8000000 79.50 3463020 $100629 $2.31 $17094

Avenue Usincorporoted Mioroi.Dode FL 168 SFDs

SWQ of Jog Rood Ranches Rood Lake Sole Aog.1 Residential $5995000 $5995000 107.92 4700995 $55550 $1.28 $27127

Worth FL subdivision

16901 S.W 157th Avenue Miami FL Sole Sep-10 Residentiol $12000000 $12000000 116.98 5095649 $102582 $2.35 $19868

subdivisioe

11500 Loxohoichee Rood Porkiond FL Sole Jon-il Residential $15000000 $15000000 292.07 12722582 $51357 $1.18 $25000

subdivision

.- -. Residential -.- .. 15731 6852381 ---

subdivision

Sobj 9000 Block of Lyons Rood

Boynlon Beach unincorporated Palm

Beach FL

Tronsactioo amount odjosted for cash eqviooleocy end/or developmeot costs where applicable

Compiled by CBRE

22 CBRE
CO RICHARC ELLiS



PALM MEADOW ESTATES LAND VALUE

The soles utilized represent the best data available for comparison with the subject and were selected

from the greater Boynton Beach unincorporated Palm Beach area and comparable rural suburban

submarkets within -to-60-mile radius of the subject These soles were chosen based upon physical

economic characteristics

SUMMARY DISCUSSION/ANALYSIS OF LAND SALES

Adjustments to the land sales have been considered and applied for differences in market conditions

time size location topography/site conditions and zoning/density

SUMMARY OF ADJUSTMENTS

Based on our comparative analysis the following chart summarizes the adjustments warranted to each

comparable

23 CBRE
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PALMMEADOWESTATES LAND VALUE

LAND SALES ADJUSTMENT GRID

Comparable Number Subject

Transaction Type Sale Sale Sale Sale Sale

Transaction Date Mar-09 jun-09 Aug-10 Sep-10 Jan-li

Proposed Use RV resort 300 Residential Residential Residential Residential

Townhomes subdivision subdivision subdivision subdivision

Actual Sale Price $15750000 $8000000 $5995000 $12000000 $15000000

Adjusted Sale Price $15750000 $8000000 $5995000 $12000000 $15000000

Size Acres 104.70 79.50 107.92 116.98 292.07 157.31

Size SF 4560732 3463020 4700995 5095649 12722582 6852381

DensityUPA 6.2 5.9 2.0 5.2 2.1 1.8

Propased or Allowable Units 646 468 221 604 600 288

Price Per Acre $150430 $100629 $55550 $102582 $51357

Price PerSF $3.45 $2.31 $1.28 $2.35 $1.18

Price Per Unit $24381 $17094 $27127 $19868 $25000

Price PSF $3.45 $2.31 $1.28 $2.35 $1.18

Property Rights Conveyed 0% 0% 0% 0% 0%

Financing Terms 0% 0% 0% 0% 0%

Conditions af Sale 0% 0% 0% 0% 0%

Market Conditions lime 0% 0% 0% 0% 0%

Subtotal $3.45 $2.31 $1.28 $2.35 $1.18

Size 0% 0% 0% 0% 10%

Shape 0% 0% 25% 0% 0%

Corner 0% 0% 0% 0% 0%

Frontage 0% 0% 0% 0% 0%

Topography 0% 0% 0% 0% 5%

Location 25% 25% 0% 25% 0%

Zoning/Density 0% 0% 0% 0% 0%

Utilities Off-Site Infrastructure 10% 15% 25% 15% 25%

Highest Best Use 0% 0% 0% 0% 0%

Total Other Adjustments 35% 40% 50% 40% 40%

Value Indication PSF of Site $4.66 $3.23 $1.91 $3.30 $1.65

Value Indication Per Acre $203080 $140881 $83326 $143614 $71900

Value Indication Per Lot $32914 $23932 $40690 $27815 $35000

Transaction amount adjusted for cash equivalency and/or development costs where applicable

Compiled by CBRE

ALLOWABLE PROPOSED RESIDENTIAL DWELLING UNIT DENSITY ANALYSIS

Once we have applied the qualitative and quantitative adjustments Tor physical and economic

differences comparable sale in direct comparison to the subject property we than arrayed the

comparable sales by allowable or proposed dwelling unit per acre density as follows
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PAI1tMEADOWESTArES LAND VALUE

DENSITY ANALYSIS

Proposed Adjusted

Sale Density dulac S.P./Acre

Subject 1.8

2.0 $83326

2.1 $71900
5.2 $143614

5.9 $140881

6.2 $203080

Compiled by CBRE

CONCLUSION

Based on the preceding analysis all of the comparable sales were representative of the subject site

and warranted equal consideration based on proposed residential subdivision densities and recent

sale transaction dates

In conclusion price per square foot of site area the price per acre and price per proposed

dwelling unit within the unadjusted and adlusted ranges are all appropriate for the subject The

following table presents the valuation conclusion

CONCLUDED LAND VALUE

PSF Site SF Total

$1.65 6852381 $11306429

$1.90 6852381 $13019524

PSF Site Acres Total

$70000 157.31 $11011632

$80000 157.31 $12584722

PSF Proposed Lots Total

$35000 288 $10080000

$40000 288 $11520000

Indicated Value $11500000

Rounded PSF $1.68

Compiled by CBRE
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PALM MEADOW EStATES RECONCIUATION OF VALUE

RECONCILIATION OF VALUE

The value indications from the approaches to value are summarized as follows

SUMMARY OF VALUE CONCLUSIONS

Cost Approach

Sales Comparison Approach

Income Capitalization Approach

Reconciled Value

Compiled by CBRE

As Is on

January 26 2011

Not applicable

$11500000

Not applicable

$11500000

In the sales comparison approach the subject is compared to similar properties that have been sold

recently or for which listing prices or offers are known The sales used in this analysis are considered

highly comparable to the subject and were adjusted on reasonable and well-supported rationale In

addition market participants are currently analyzing purchase prices on large tracts of agricultural

properties as they relate to available substitutes in the market Therefore the sales comparison

approach is considered to provide reliable value indication

Based on the foregoing the market value of the sublect has been concluded as follows

MARKET VALUE CONCLUSION

Interest Appraised Date of Value

Fee Simple Estate January 26 2011

Appraisal Premise

As Is

Value Conclusion

$11500000

Compiled by CBRE
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PAIMMEADOWESTATES ASSUMPTIONS AND LIMITING CONDITIONS

ASSUMPTIONS AND LIMITING CONDITIONS

Unless otherwise specifically noted in the body of the report it is assumed that title to the property or properties

appraised is clear and marketable and that there are no recorded or unrecorded matters or exceptions to title that

would adversely affect marketability or value CBRE is not aware of any title defects nor has it been advised of any
unless such is specifically noted in the report CBRE however has not examined title and makes no representations

relative to the condition thereof Documents dealing with liens encumbrances easements deed restrictions clouds

and other conditions that may affect the quality of title have not been reviewed Insurance against financial loss

resulting in claims that may arise out of defects in the subjects title should be sought from qualified title company that

issues or insures title to real property

Unless otherwise specifically noted in the body of this report it is assumed that the existing improvements on the

property or properties being appraised are structurally sound seismically safe and code conforming that all building

systems mechanical/electrical HVAC elevator plumbing etc are in good working order with no major deferred

maintenance or repair required that the roof and exterior are in goad condition and free from intrusion by the

elements that the property or properties have been engineered in such manner that the improvements as currently

constituted conform to all applicable local state and federal building codes and ordinances CBRE professionals are

not engineers and are not competent to judge matters of an engineering nature CBRE has not retained independent

structural mechanical electrical or civil engineers in connection with this appraisal and therefore makes no

representations relative to the condition of improvements Unless otherwise specifically noted in the body of the report

no problems were brought to the attention of CBRE by ownership or management CBRE inspected less than 100% of

the entire interior and exterior portions of the improvements and CBRE was not furnished
any engineering studies by the

owners or by the party requesting this appraisal If questions in these areas are critical to the decision process of the

reader the advice of competent engineering consultants should be obtained and relied upon It is specifically assumed

that any knowledgeable and prudent purchaser would as precondition to closing sale obtain satisfactory

engineering report relative to the structural integrity of the property and the integrity of building systems Structural

problems and/or building system problems may not be visually detectable If engineering consultants retained should

report negative factors of material nature or if such are later discovered relative to the condition of improvements

such information could have substantial negative impact on the conclusions reported in this appraisal Accordingly if

negative findings are reported by engineering consultants CBRE reserves the
right

to amend the appraisal conclusions

reported herein

Unless otherwise stated in this report the existence of hazardous material which may or may not be present on the

property was not observed by the appraisers CBRE has no knowledge of the existence of such materials an or in the

property CBRE however is not qualified to detect such substances The presence of substances such as asbestos

urea formaldehyde foam insulation contaminated groundwater or other potentially hazardous materials may affect the

value of the property The value estimate is predicated on the assumption that there is no such material on or in the

property that would cause loss in value No responsibility is assumed for any such conditions or for any expertise or

engineering knowledge required to discover them The client is urged to retain an expert in this field if desired

We have inspected as thoroughly as possible by observation the land however it was impossible to personally inspect

conditions beneath the soil Therefore no representation is made as to these matters unless specifically considered in

the appraisal

All furnishings equipment and business operations except as specifically stated and typically considered as part of real

property have been disregarded with only real property being considered in the report unless otherwise stated Any

existing or proposed improvements on or off-site as well as any alterations or repairs considered are assumed to be

completed in workmanlike manner according to standard practices based
upon the information submitted to CBRE

This report may be subject to amendment upon re-inspection of the subject subsequent to repairs modifications

alterations and completed new construction Any estimate of Market Value is as of the date indicated based upon the

information conditions and projected levels of operation

It is assumed that all factual data furnished by the client property owner owners representative or persons designated

by the client or owner to supply said data are accurate and correct unless otherwise specifically noted in the appraisal

report Unless otherwise specifically noted in the appraisal report CBRE has no reason to believe that any of the data

furnished contain any
material error Information and data referred to in this paragraph include without being limited

to numerical street addresses lot and block numbers Assessors Parcel Numbers land dimensions square footage

area of the land dimensions of the improvements gross building areas net rentable areas usable areas unit count

room count rent schedules income data historical operating expenses budgets and related data Any material error

in any of the above data could have substantial impact on the conclusions reported Thus CBRE reserves the right to

amend conclusions reported if made aware of any such error Accordingly the client-addressee should carefully review

all assumptions data relevant calculations and conclusions within 30 days after the date of delivery of this report and

should immediately notify CBRE of
any questions or errors
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PMM MEADOW ESTATES ASSUMPTIONS AND LIMITING CONDITIONS

The date of value to which any of the conclusions and opinions expressed in this report apply is set forth in the Letter of

Transmittal Further that the dollar amount of any value opinion herein rendered is based upon the purchasing power

of the American Dollar on that date This appraisal is based on market conditions existing as of the date of this

appraisal Under the terms of the engagement we will have no obligation to revise this report to reflect events or

conditions which occur subsequent to the date of the appraisal However CBRE will be available to discuss the

necessity for revision resulting from changes in economic or market factors affecting the subject

CBRE assumes no private deed restrictions limiting the use of the subject in
any way

Unless otherwise noted in the body of the report it is assumed that there are no mineral deposit or subsurface rights of

value involved in this appraisal whether they be gas liquid or solid Nor are the
rights

associated with extraction or

exploration of such elements considered unless otherwise stated in this appraisal report Unless otherwise stated it is

also assumed that there are no air or development rights
of value that may be transferred

CBRE is not aware of any contemplated public initiatives governmental development controls or rent controls that

would significantly affect the value of the subject

The estimate of Market Value which may be defined within the body of this report is subject to change with market

fluctuations over time Market value is highly related to exposure time promotion effort terms motivation and

conclusions surrounding the offering The value estimates consider the productivity and relative attractiveness of the

property both physically and economically on the open market

11 Any cash flows included in the analysis are forecasts of estimated future operating characteristics are predicated on the

information and assumptions contained within the report Any projections of income expenses
and economic

conditions utilized in this report are not predictions of the future Rather they ore estimates of current market

expectations of future income and
expenses

The achievement of the financial projections will be affected by fluctuating

economic conditions and is dependent upon other future occurrences that cannot be assured Actual results may vary

from the projections considered herein CBRE does not warrant these forecasts will occur Projections may be affected

by circumstances beyond the current realm of knowledge or control of CBRE

Unless specifically set forth in the body of the report nothing contained herein shall be construed to represent any direct

or indirect recommendation of CBRE to buy sell or hold the properties at the value stated Such decisions involve

substantial investment strategy questions and must be specifically addressed in consultation form

13 Also unless otherwise noted in the body of this report it is assumed that no changes in the present zoning ordinances or

regulations governing use density or shape are being considered The property is appraised assuming that all required

licenses certificates of occupancy consents or other legislative or administrative authority from any local state nor

national government or private entity or organization have been or con be obtained or renewed for any use on which

the value estimates contained in this report is based unless otherwise stated

14 This study may not be duplicated in whole or in part without the specific written consent of CBRE nor may this report or

copies hereof be transmitted to third parties without said consent which consent CBRE reserves the right to deny

Exempt from this restriction is duplication for the internal use of the client-addressee and/or transmission to attorneys

accountants or advisors of the client-addressee Also exempt from this restriction is transmission of the report to any

court governmental authority or regulatory agency having jurisdiction over the party/parties for whom this appraisal

was prepared provided that this report and/or its contents shall nat be published in whole or in part in any public

document without the express written consent of CBRE which consent CBRE reserves the right to deny Finally this

report shall not be advertised to the public or otherwise used to induce third party to purchase the property or to make

sale or offer for sole of any security as such terms are defined and used in the Securities Act of 1933 as

amended Any third party not covered by the exemptions herein who may possess this report is advised that they

should rely on their own independently secured advice for any decision in connection with this property CBRE shall

have no accountability or responsibility to any such third party

15 Any value estimate provided in the report applies to the entire property and any pro ration or division of the title into

fractional interests will invalidate Ihe value estimate unless such pro ration or division of interests has been set forth in

the report

16 The distribution of the total valuation in this report between land and improvements applies only under the existing

program of utilization Component values for land and/or buildings are not intended to be used in conjunction with

any other property or appraisal and are invalid if so used

The maps plots sketches graphs photographs and exhibits included in this report are for illustration purposes only and

are to be utilized only to assist in visualizing matters discussed within this report Except as specifically stated data

relative to size or area of the subject and comparable properties has been obtained from sources deemed accurate and

reliable None of the exhibits are to be removed reproduced or used apart from this report

18 No opinion is intended to be expressed an matters which may require legal expertise or specialized investigation or

knowledge beyond that customarily employed by real estate appraisers Values and opinions expressed presume that

28 CBRE
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environmental and other governmental restrictions/conditions by applicable agencies have been met including but not

limited to seismic hazards flight patterns decibel levels/noise envelopes fire hazards hillside ordinances density

allowable uses building codes permits licenses etc No survey engineering study or architectural analysis has been

made known to CBRE unless otherwise stated within the body of this report If the Consultant has not been supplied

with termite inspection survey or occupancy permit no responsibility or representation is assumed or made for any

costs associated with obtaining same or for
any

deficiencies discovered before or after they are obtained No

representation or warranty is made concerning obtaining these items CBRE assumes no responsibility for any costs or

consequences arising due to the need or the lack of need for flood hazard insurance An agent for the Federal Flood

Insurance Program should be contacted to determine the actual need for Flood Hazard Insurance

19 Acceptance and/or use of this report constitutes full acceptance of the Contingent and Limiting Conditions and special

assumptions set forth in this report It is the responsibility of the Client or clients designees to read in full comprehend

and thus become aware of the aforementioned contingencies and
limiting

conditions Neither the Appraiser nor CBRE

assumes responsibility for any situation arising out of the Clients failure to become familiar with and understand the

some The Client is advised to retain experts in areas that fall outside the scope of the real estate appraisal/consulting

profession if so desired

20 CBRE assumes that the subject analyzed herein will be under prudent and competent management and ownership

neither inefficient or super-efficient

21 It is assumed that there is full compliance with all applicable federal state and local environmental regulations and

laws unless noncompliance is stated defined and considered in the appraisal report

22 No survey of the boundaries of the property was undertaken All areas and dimensions furnished are presumed to be

correct It is further assumed that no encroachments to the realty exist

23 The Americans with Disabilities Act ADA became effective January 26 1992 Notwithstanding any discussion of

possible readily achievable barrier removal construction items in this report CBRE has not made specific compliance

survey and analysis of this property to determine whether it is in conformance with the various detailed requirements of

the ADA It is possible that compliance survey of the property together with detailed analysis of the requirements of

the ADA could reveal that the property is not in compliance with one or more of the requirements of the ADA If so this

fact could have negative effect on the value estimated herein Since CBRE has no specific information relating to this

issue nor is CBRE qualified to make such an assessment the effect of any possible non-compliance with the

requirements of the ADA was not considered in estimating the value of the subject

24 Client shall not indemnify Appraiser or hold Appraiser harmless unless and only to the extent that the Client

misrepresents distorts or provides incomplete or inaccurate appraisal results to others which acts of the Client

approximately result in damage to Appraiser Notwithstanding the foregoing Appraiser shall have no obligation under

this Section with respect to any loss that is caused solely by the active negligence or willful misconduct of Client and is

not contributed to by any act or omission including any failure to perform any duty imposed by law by Appraiser

Client shall indemnify and hold Appraiser harmless from any claims expenses judgments or other items or costs arising

as result of the Clients failure or the failure of any of the Clients agents to provide complete copy of the appraisal

report to any third party In the event of any litigation between the parties the prevailing party to such litigation shall be

entitled to recover from the other reasonable attorney fees and costs

25 The report is for the sole use of the client however client may provide only complete final copies of the appraisal

report in its entirety but not component parts to third parties who shall review such reports in connection with loan

underwriting or securitization efforts Appraiser is not required to explain or testify as to appraisal results other than to

respond to the client for routine and customary questions Please note that our consent to allow an appraisal report

prepared by CBRE or portions of such report to become part of or be referenced in any public offering the granting of

such consent will be at our sole discretion and if given will be on condition that we will be provided with an

Indemnification Agreement and/or Non-Reliance letter in form and content satisfactory to us by party satisfactory to

us We do consent to your submission of the reports to rating agencies loan participants or your auditors in ifs entirety

but not component parts without the need to provide us with an Indemnification Agreement and/or Non-Reliance

letter

26 As part of the clients requested scope of work an estimate of insurable value is provided herein CBRE has followed

traditional appraisal standards to develop reasonable calculation based upon industry practices and industry accepted

publications such as the Marshal Valuation Service handbook The methodology employed is derivation of the cost

approach which is primarily used as an academic exercise to help support the market value estimate and therefore is

not reliable for Insurable Value estimates Actual construction costs and related estimates can vary greatly from this

estimate

This analysis should not be relied upon to determine proper insurance coverage which con only be properly estimated

by consultants considered experts in cost estimation and insurance underwriting It is provided to aid the

client/reader/user as part of their overall decision making process and no representations or warranties ore made by

CBRE
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CBRE regarding the accuracy of this estimate and it is strongly recommend that other sources be utilized to develop any

estimate of insurable value
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PALM MEADOW ESTATES ADDENDA

assessed value Assessed value applies in ad valorem

taxation and refers to the value of praperty according to

the tax rolls Assessed value may not conform to market

value but it is usually calculated in relation to market

value base.t

cash equivalency The procedure in which the sale

prices of comparable properties sold with atypical

financing are adjusted to reflect typical market terms

contract rent The actual rental income specified in

lease

disposition value The most probable price which

specified interest in real property is likely to bring under

all of the following conditions Consummation of

sale will occur within limited future marketing period

specified by the client The actual market conditions

currently prevailing are those to which the appraised

property interest is subject The buyer and seller is

each acting prudently and knowledgeably The seller

is under compulsion to sell The buyer is typically

motivated Both parties are acting in what they

consider their best interests An adequate marketing

effort will be made in the limited time allowed for the

completion of sale Payment will be made in cash in

U.S dollars or in terms of financial arrangements

comparable thereto and The price represents the

normal consideration for the property sold unaffected by

special or creative financing or sales concessions granted

by anyone associated with the sale.t

effective rent The rental rate net of financial concessions

such as periods of no rent during the lease term may be

calculated on discounted basis reflecting the time value

of money or on simple straight-line basis

excess land In regard to an improved site the land not

needed to serve or support the existing improvement In

regard to vacant site or site considered as though

vacant the land not needed to accommodate the sites

primary highest and best use Such land may be

separated from the larger site and have its own highest

and best use or it may allow for future expansion of the

existing or anticipated improvement See also surplus

land

extraordinary assumption An assumption directly

related to specific assignment which if found to be

false could alter the appraisers opinions or conclusions

Extraordinary assumptions presume as fact otherwise

uncertain information 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

See also hypothetical condition

fee simple estate Absolute ownership unencumbered by

any other interest or estate subject only to the limitations

imposed by the governmental powers of taxation eminent

domain police power and escheat

floor area ratio FAR The relationship between the

above-ground floor area of building as described by

the building code and the area of the plot on which it

stands in planning and zoning often expressed as

decimal e.g ratio of 2.0 indicates that the permissible

floor area of building is twice the total land area also

called building-to-land ratio

full service lease lease in which rent covers all

operating expenses Typically full service leases are

combined with an expense stop the expense level

covered by the contract lease payment Increases in

expenses above the expense stop level are passed

through to the tenant and are known as expense pass

throughs

going concern value Going concern value is the value

of proven property operation It includes the

incremental value associated with the business concern

which is distinct from the value of the real estate only

Going concern value includes an intangible enhancement

of the value of an operating business enterprise which is

produced by the assemblage of the land building labor

equipment and marketing operation This process

creates an economically viable business that is expected

to continue Going concern value refers to the total value

of property including both real property and intangible

personal property attributed to the business value

gross building area GBA The total floor area of

building including below-grade space but excluding

unenclosed areas measured from the exterior of the

walls Gross building area for office buildings is

computed by measuring to the outside finished surface of

permanent outer building walls without any deductions

All enclosed floors of the building including basements

mechanical equipment floors penthouses and the like

are included in the measurement Parking spaces and

parking garages are excluded

hypothetical condition That which is contrary to whot

exists but is supposed for the purpose of analysis

Hypothetical conditions assume conditions contrary to

known facts 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 on onalysis

See also extraordinary assumption

investment value Investment value is the value of an

investment to particular investor based on his or her

investment requirements In contrast to market value

investment value is value to an individual not value in the

marketplace Investment value reflects the subjective

relationship between particular investor and given

investment When measured in dollars investment value

is the price an investor would pay for an investment in

light of its perceived capacity to satisfy his or her desires
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needs or investment goals To estimate investment value

specific investment criteria must be known Criteria to

evaluate real estate investment are not necessarily set

down by the individual investor they may be established

by an expert on real estate and its value that is an

appraiser

leased fee

See leased fee estate

leased fee estate An ownership interest held by

landlord with the
right

of use and occupancy conveyed by

lease to others The rights of the lessor the leased fee

owner and the leased fee are specified by contract terms

contained within the lease.t

leasehold

See leasehold estate

leasehold estate The interest held by the lessee the

tenant or renter through lease conveying the
rights

of

use and occupancy for stated term under certain

conditions.t

liquidation value The most probable price which

specified interest in real property is likely to bring under

all of the following conditions Consummation of

sale will occur within severely limited future marketing

period specified by the client The actual market

conditions currently prevailing are those to which the

appraised property interest is subject The buyer is

acting prudently and knowledgeably The seller is

under extreme compulsion to sell The buyer is typically

motivated The buyer is acting in what he or she

considers his or her best interests limited marketing

effort and time will be allowed for the completion of

sale Payment will be made in cash in U.S dollars or in

terms of financial arrangements comparable thereto and

The price represents the normal consideration for the

property sold unaffected by special or creative financing

or sales concessions granted by anyone associated with

the sale

market rent The most probable rent that property

should bring in competitive and open market reflecting

all conditions and restrictions 0f the specified lease

agreement including term rental adjustment and

revaluation permitted uses use restrictions and expense

obligations the lessee and lessor each acting prudently

and knowledgeably and assuming consummation of

lease contract as of specified date and the passing of

the leasehold from lessor to lessee under conditions

whereby lessee and lessor are typically motivated

both parties are well informed or well advised and acting

in what they consider their best interests reasonable

time is allowed for exposure in the open market the

rent payment is made in terms of cash in U.S dollars and

is expressed as an amount per lime period consistent with

the payment schedule of the lease contract and the

rental amount represents the normal consideration for the

property leased unaffected by special fees or concessions

granted by anyone associated with the transadion

market value Market value is one of the central

concepts of the appraisal practice Market value is

differentiated from other types of value in that it is created

by the collective patterns of the market Market value

means the most probable price which property should

bring in competitive and open market under all

conditions requisite to fair sale the buyer and seller

each acting prudently and knowledgeably and assuming

the price is not affected by undue stimulus Implicit in this

definition is the consummation of sale as of specified

date and the passing of title from seller to buyer under

conditions whereby reasonable time is allowed for

exposure in the open market Both parties are well

informed or well advised and acting in what they

consider their own best interests Buyer and seller are

typically motivated Payment is made in terms of cash

in U.S dollars or in terms of financial arrangements

comparable thereto and The price represents the

normal consideration for the property sold unaffected by

special or creative financing or sales concessions granted

by anyone associated with the sale.t

marketing period The time it takes an interest in real

property to sell on the market subsequent to the date of

an appraisal

net lease Lease in which all or some of the operating

expenses are paid directly by the tenant The landlord

never takes possession of the expense payment In

Trip/e Net Lease all operating expenses are the

responsibility of the tenant including property taxes

insurance interior maintenance and other miscellaneous

expenses However management fees and exterior

maintenance are often the responsibility of the lessor in

triple net lease modified net lease is one in which

some expenses are paid separately by the tenant and

some are included in the rent

net rentable area NRA The area on which rent is

computed The Rentable Area of floor shall be

computed by measuring to the inside finished surface of

the dominant portion of the permanent outer building

walls excluding any major vertical penetrations of the

floor No deductions shall be made for columns and

projections necessary to the building Include space such

as mechanical room janitorial room restrooms and

lobby of the floor

occupancy rate The relationship or ratio between the

income received from the rented units in property and

the income that would be received if all the units were

occupied

prospective value opinion forecast of the value

expected at specified future date prospective value

opinion is most frequently sought in connection with real

estate projects that are proposed under construction or

under conversion to new us or those that have not
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achieved sellout or stabilized level of long-term

occupancy at the time the appraisal report is written

reasonable exposure time The estimated length of

time the property interest being appraised would have

been offered on the market prior to the hypothetical

consummation of sale at market value on the effective

date of the appraisal retrospective opinion based upon

an analysis of past events assuming competitive and

open
market

rent

See

full service lease

net lease

market rent

contract coupon face or nominal rent

effective rent

shell rent The typical rent paid for retail office or

industrial tenant space based on minimal shell interior

finishes called plain vanilla finish in some areas Usually

the landlord delivers the main building shell space or

some minimum level of interior build-out and the tenant

completes the interior finish which can include wall

ceiling and floor finishes mechanical systems interior

electric and plumbing Typically these are long-term

leases with tenants paying all or most property expenses

surplus land Land not necessary to support the highest

and best use of the existing improvement but because of

physical limitations building placement or neighborhood

norms cannot be sold off separately Such land may or

may not contribute positively to value and may or may not

accommodate future expansion of an existing or

anticipated improvement See also excess land

usable area The area actually used by individual

tenants The Usable Area of an office building is

computed by measuring to the finished surface of the

office side of corridor and other permanent walls to the

center of partitions that separate the office from adjoining

usable areas and to the inside finished surface of the

dominant portion of the permanent outer building walls

Excludes areas such as mechanical rooms janitorial

room restrooms lobby and any major vertical

penetrations of multi-tenant floor

use value Use value is concept based on the

productivity of an economic good Use value is the value

specific property has for specific use Use value

focuses on the value the real estate contributes to the

enterprise of which it is part without regard to the

propertys highest and best use or the monetary amount

that might be realized upon its sale

value indication An opinion of value derived through

application of the appraisal process

The Appraisal of Real Estate Thirteenth Edition Appraisal

Institute 2008

The Dicfionaty of Real Estate Appraisal Fourth Edition

Appraisal Institute 2002

Office of Comptroller of the Currency 0CC 12 CFR Part

34 Subpart Appraisals 34.42 Office of Thrift

Supervision OTS 12 CFR 564.2
Appraisal Institute

The Dictionary of Real Estate Appraisal ed Chicago

Appraisal Institute 2002 177-178 This is also compatible

with the RTC FDIC FRS and NCUA definitions of market

value as well as the example referenced in the Uniform

Standards of Professional Appraisal Practice USPAP

2000 BOMA Experience Exchange Report

Income/Expense Analysis for Office Buildings Building

Owners and Managers Association 2000

Statement on Appraisal Standard No Appraisal

Standards Board of The Appraisal Foundation September

16 1993 revised June 15 2004
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LAND SALE DATA SHEETS



MOBILE HOME PARK LAND SALE No

Aztec RV Resort 104.70 Gross Acres

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Vacant MHP

RV resort

$150429

$3.45

$24381

N/A

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

3/2009

20 months

Uniprop Manufacturing Housing

Aztec RV Resort Inc

46617/1431

$15750000

Cash to Seller

$15750000

$0

$15750000

Margery Johnson Broker Louis

St Laurent II P.A

Former Aztec Estates MHP under contract to French-Canadian group for $15000000 and proposed for 646-luxury RV

condominium sites priced at $110000 to $250000 per lot with proposed investment of another $15 million for clubhouse

landscaping water retention lakes etc. The contract was in month due diligence period and required rezoning to Commercial

Recreation from the existing R-4 low density residential land use and an amendment to allow RV parks and Development Review

Corn mitte PZ City Commission State DCA and Broward County re-plat approvals However the contract purchase was subject

only to the rezoning request which gave the buyers the confidence of achieving the other approvals with the Citys support The

seller Uniprop closed the MHP in 2007 and performed the rezoning to R-4 for transition to 707-unit residential subdivision and

sell-off to third party developer The residential site plan was permit ready with DRC rezoning plat approvals but not recorded

for 93 detached single family dwelling units 468 attached homes/townhomes and 146 2-story multi-family units or an overall

density of 6.9 units/gross acre gated entry feature Pompano Canal frontage and 56.5 acres of open space 42% The property

had been listed at $17000000 with lot of lookers prior to this contract at $15 million Unfortunately the Uniprop Manufacturing

Housing Communities Income Fund that owns the site was adversely impacted by the economic downturn and had to enter into

month forebearance agreement from the first mortgage lender National City Bank which cross collaterialized another Uniprop

property identified as Old Dutch Farms and allowed for deferred interest payments while the contract buyer was in due diligence

The contract price was reportedly sufficient to cover the first mortgage and the buyer paid extension approval costs of $750000
which represents the October 23 2009 recorded sale price of $15750000

CBRE

Location Data

Location Aztec Boulevard State Road

MargateFL 33068

County Broward

Assessors Parcel No 48-42-31-01-0200 0040 0011

Atlas Ref N/A

Physical Data

Type Mobile Home Park

Land Area Gross Usable

Acres 104.7000 104.7000

Square Feet 4560732 4560732

Topography Level At Street Grade

Shape Rectangular

Utilities Available

Zoning PUD with R-4 land use

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units 646

Max FAR N/A

Frontage Aztec Boulevard

Analysis



MIXED-USE LAND SALE No

MC Estates Subdivision

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

agricultural row crops

300 Townhomes 168 SFDs

$100628

$2.31

$17094

$10.49

Sale Data

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

6/2009

12 months

Maca Realty Holdings LLC

SW 112 Investments LLC

26896/2298

$8000000

Cash to Seller

$8000000

$8000000

Lee Katsikos Broker

This comparable represents the sale of 79.50 acre raw undeveloped agricultural land located at SW 232nd Street and SW 112th

Avenue The site is platted vested and approved for 300 townhome lots 25 80 with model types ranging from 1190 to

1590-SF 168 SFH lots 50 100 with model types ranging from 1500 to 2220-SF and 4.37-acres fronting S.W 112th Ave
next to the Walgrrens previously sold-off that are entitled for 22750-SF of in-line retail plus two outparcels that can support 6000

4603 square feet respectively The property was broker listed at $12500000 or $160922 per acre for approximately 12 months

prior to going into contract with 45 day due diligence period and all cash closing Prior sale history reported in November 2005 at

$10874870 plus costs for platting entitlements prior to the sub prime meltdown This prior transaction was facilitated by

Regions Bank who previously provided $16265000 mortgage that was reported to be satisfied and discharged with the closing of

the current sale The broker reported SFWMD/ACOE permits issued Miami-Dade Water/Sewer Agreement in-place Dade County

School impact fee credits by dedicating 6.88-acres for public school in lieu of impact fees 5.54- acres for park dedications the

creation of Special Taxing District for common area maintenance streetlights and an operating lease to Farms Inc.

However the site will require substantial earthwork and fill The buyer purchased the property knowing there would be several

years of holding until market conditions improve for development

CBRE
2OCERhdEh

Location Data

Transaction Type SaleLocation swc of SW 232nd Street and SW

Unincorporated Miami-DadeFL

County Miami-Dade

Assessors Parcel No 30-6019-018-0020

Atlas Ref N/A

Physical Data

Type Mixed-Use

Land Area Gross Usable

Acres 79.5000 79.5000

Square Feet 3463020 3463020

Topography Generally Level

Shape Irregular

Utilities Available to site

Zoning RU-3M RU-IM

Allowable Bldg Area 762833

Floor Area Ratio 0.22

No of units 468

Max FAR

Frontage Sw 112th Avenue/Florida Turnpike

SW 232nd St Silver Palm Dr

Analysis

$0

rn



RESIDENTIAL SUBDIVISION LAND SALE No

Osprey Oaks

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

8/2010

months

Bank of America

BR Osprey Acquisition LLC

24040/1261

$5995000

Cash to Seller

$5995000

$0

$5995000

Buzz Smith Listing Broker

Failed assemblage by residential developer dating back to 2005 and impacted by the economic meltdown followed by foreclosure

by the lender in August 2009 However the prior developer was able to achieve entitlements including TDRs transferable

development rights for 123 units and create the Osprey Oaks CDD Community Development District but did not fund it and
secured potable water sanitary sewer ERC agreement with Palm Beach County The site comprises four non-contiguous

parcels including 85.87-acres approved for 171-SFH and 37-condo units designated for workforce housing which is an obligation

25 year covenant for purchasing the TDRs The three remaining parcels 12.1 1-acres 5.02-acres 4.92-acres respectively

are on the south side of Western Way are approved for 13-SFH on 1-acre lots

The buyer is California based real estate investment fund that retained several of the sellers project management staff in order to

re-introduce the project in the second half of 2011 The property was broker listed at $6000000 prior to contract at $5995000 In

addition there is an escrow account with $2150037 plus $99564 in interest for the TDRs until owner directs disbursement to

County for release of the TDRs and then permits can be issued

CBRE

Location Data

Location SWQ of Jog Road Ranches Road

Lake WorthFL 33463

County Palm Beach

Assessors Parcel No 00-42-45-10-01-002-0010 multi

Atlas Ref N/A

Physical Data

Type Residential Subdivision

Land Area Gross Usable

Acres 107.9200 107.9200

Square Feet 4700995 4700995

Topography Generally Level

Shape Irregular

Utilities Available

Zoning PUD Planned Unit Development

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units 221

Max FAR

Frontage Jog Road Ranches Road

Analysis

Misc agriculture residentia

Residential subdivision

$55550

$1.28

$27127

N/A



RESIDENTIAL SUBDIVISION LAND SALE No

Venetian Parc

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Vacant land

Residential subdivision

$102581

$2.35

$19868

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

9/2010

12 months

Quantum Ventures LLC

Fortune Land Investments LLC

27438/88

$12000000

Cash to Seller

$12000000

$0

$12000000

Reliant Real Estate Group Broker

Former agriculture land known as Hines Nursery that is located in the West Kendall submarket The site was previously acquired in

November 2005 for $47853600 and facilitated by $39.4 million loan in favor of FirstBank Puerto Rico that ultimately filed for

foreclosure in September 2009 and forced short sale to the current buyer at 70% discount to the original loan The

seller/developer was able to clear grade secure potable water/sanitary sewer ERCs from Miami-Dade County achieve rezoning

from AU EU-i EU-M RU-I to RU-i and RU-TH site plan entitlements subject to recorded restrictions 6.0-acre park site

dedication 7.0-acre school site dedication in lieu of public school impact fees off-site road obligations and establish CDD

Community Development District that was never funded between 2006 2008 The site was also approved for total of 604

units comprising 417 single family dwellings and 186 townhomes

Location Data

Location 16901 S.W 157th Avenue

MiamiFL 33187

County Miami-Dade

Assessors Parcel No 30-5933-000-0010

Atlas Ref N/A

Physical Data

Type Residential Subdivision

Land Area Gross Usable

Acres 1169800 116.9800

Square Feet 5095649 5095649

Topography Level At Street Grade

Shape Rectangular

Utilities Available

Zoning RU-M Res RU-TH Townhomes

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units 604

Max FAR

Frontage S.W 157th Aye S.W 176th Street

Analysis

N/A



RESIDENTIAL SUBDIVISION LAND SALE No

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

1/2011

18 months

Amerigo Bruschi Family Limited

Standard Pacific of Florida

47641/15

$15000000

See Comments

$15000000

$0

$15000000

Dale Bruschi selling party

Raw acreage purchased by residential home builder for $15000000 and facilitated by short term purchase money mortgage in

favor of the seller and in the amount of $12000000 orn 80% L-t-V The property previously straddled the Palm Beach County line

and was annexed into Broward County in 2009 along with numerous other parcels that comprise 1949-acre area known as The

Wedge The seller also had an agreement with the City of Parkland to be annexed The property was listed for sale at

$24000000 prior to contract at $15000000 and during the marketing period the seller achieved Broward County Land Use

Amendment from Rural Residential-lO idu/acre to Low Residential 2du/acre and rezoning from AR Agricultural Residential

to RE Residential Estate Palm Beach Couny but will ultimately be rezoned by the City of Parkland The buyer/developer will be

responsible for finalizing the entitlements via the plat site plan approval process some of which was addressed during the land

use amendment process but will be re-addressed again during the Broward County plat City of Parkland site plan approval

process including costs fees for impacts on public schools roads transportation potable water sanitary sewer solid waste

drainage and recreation facilities prior to any issuance of building permits The seller also engaged land planner who developed

several conceptual plans including 280 to 435 unit residential subdivision with 55 125 to 90 125 lots and 162 to 212 acres of

dedicated areas for water management Lox Road right-of-way landscape buffer open space recreational areas and entrance

road

Lox Road

Location Data

Location 11500 Loxahatchee Road

ParklandFL 33428

County Broward

Assessors Parcel No 47-41-29-01-0010

Atlas Ret N/A

Physical Data

Type Residential Subdivision

Land Area Gross Usable

Acres 292.0703 292.0703

Square Feet 12722582 12722582

Topography Generally Level

Shape Irregular

Utilities Available

Zoning RE Residential Estate

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units 600

Max FAR

Frontage 1398 on Loxahatchee Road 2610

on County Line Road

Analysis

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Raw land

Residential subdivision

$51357

$1.18

$25000

N/A
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CFN 20070152311
This Instrument Was Prepared By OR BK 21565 PG 0798

RECORDED 03/29/2007 102255

Record and Return to
AHT350a

County Florida

Ja Post Esq Doc Staap 245 000.00
SieÆWeaver Miller Weissler Aihadeff Sharon Bock CLERK CONPTROLLER

Sterson P.A Pgs @798 801 4pgs
Plagler Street

SuiO
Miaiiç Fiprixia 33130

RESERVED

SPECIAL WARRANTY DEED

THIS SPE1JWARRANTY DEED made this day of March 2007 by

PALM MEADOWSTS LLC Delaware limited liability company having its principal

place of business att Magna Entertainment Corp 337 Magna Drive Aurora Ontario

L4G7A9 hereinafter c1Łdthe Grantor and 20004 Delaware Inc Delaware corporation

whose address is do MI ceopments Inc 455 Magna Drive Aurora Ontario Canada L4G

7A9
.-_-

Wherever used herein tJie$erms Grantor and Grantee include all the parties to this

instrument and the hei ieal representatives and assigns of individuals and the

successors and assigns of córàrations

W1TNESSETH that the Granto for and in consideration of the sum of Ten $10 00
Dollars and other good and valuab1 iisiderations the receipt and sufficiency of which is

hereby acknowledged by these presents does hereby grant bargain sell alien remise release

convey and confirm unto the Grantee all that certain land situate lying in Miami-Dade County
Florida to-wit

All of Parcel and the South 80.00 feet of Parcel PALM BEACH
THOROUGHBRED TRAINING FARM according to the plat thereof as recorded in

Plat Book 96 Page 164 through 171 inclusive Public Records of Palm Beach County
Florida

TOGETHER with all tenements hereditaments and appurtenances thereto belonging or in

anywise appertaining

TO HAVE AND TO HOLD the same unto Grantee in fee simple

Grantor hereby covenants with said Grantee that Grantor is lawfully seized of said land in

2odEBook21565/page798 Page of



fee simple that Grantor has good right and lawful
authority to sell and convey said land that

Grantor hereby fully warrants the title to said land and will defend the same against the lawful

claims of all persons claiming by through or under Grantor

IN WITNESS WHEREOF Grantors have executed this indenture as of the day and year
above written

cgid sealed and delivered

presence of Grantors

PALM MEADOWS ESTATES LLC
Delaware limited liability compan

____ By _______
PrintNaifiA 1wooc Name AJUWV

/4

Title Ja4

Print Name
By CLAA.ifl
Name 4//f4i L1
Title Li H1 jo1 DrD 1O-1

PROVINCE OF ONTA9o

YORK REGION

The fore oing inst ótas acknowledged before me this
23rd

day of March 2007

byJOv Palm Meadows Estates LLC
Delaware limited liability conÆIky They are personally known to me

Notary Public ovince of Ontario

Printed Name 01 Nntry Walter Wagnleithner

Commission No._n/a

My Commission Expires_ n/a

.ocEEook21565/Page799 Page of



änada
vince of Ontario

of Toronto SS CERTIFICATE OF AUTHENTICATION
coulate General of the

Uid States of America

thecijdersigned

JUUE STINEHART

Consul of th.-1nited States of America at Toronto
Ontario Can duly commissioned and qualified do hereby
certify that

L_

-ALAIN MOSSE-

whose fascimile \e signature and seal are respectively
subscribed and affitp the annexed document was at the
time of attaching tscribing the same

Recording Officer SecrAa\of the Management Board of Cabinet Province
of Ontario Canada

to whose official acts fatiand credit are due For the
contents of the annexed document assume no responsibility

IN WITNESS WHEREOF have hereunto set my hand and
affixed the seal of the Consulate General of the United States
of America at Toronto Ontario Canada
this 26th day of March 2007

ççy
SEAL Julie Stinehart

Consul of the United States of

America

3/26/2007

odEook21565/Page8OO Page of4



MINISTRY OF GOVERNNT SERVICZS

HER _CERTIFY AS FOLLOWS

WALTER WAGNLEITHNER

of the Province of Ontario whose name is subscribed to the attached

Instrument jr at the time of subscribing thereto NOThRY PUBLIC

in and for tçovince of Ontario Canada duly commissioned and

duly authorizethe laws thereof to administer oaths to take

affidavits and rtify the proof of deeds and other instruments in

writing to be reco.within the said Province

FURTHER CERTIFY THr have compared the signature of the said

NOTARY PUBLIC
subscribedt

the attached Instrument with the specimen

signature of the said NR PUBLIC filed in this office and verily

believe the said signatur4be genuine arid THAT have compared

the impression of the Seal tae said NOThRY PUBLIC appearing on the
C--

attached Instrument with tITe specimen of the Seal filed in this

office and verily believe the impression of the Seal to be genuine

IN TESTIMONY WHEREOF have hereunto set

my Hand and affixed the Seal of the

Ministry of Government Services of the
Province of Ontario at the City of

Toronto in the said Province this
twenty-sixth day of March A.D 2007

for the MINISTER OF GOVERNMENT SERVICES

2ocdB.ook21565/page8o1 Page of4
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2009 GPRA Vhrouuhbrcd rainnw Center inc. Delaware cot 3ra1n ocat
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2010 CB Richard Ellis Inc



Purpose The purpose of this Easement is to support preserve and perpetuate hona tide

agricultural and open space uses of the Properly and to preserve any environmentally

signilicant upland or wetland habitats located on the Property

Permitted Uses Grantor may use the Property br

Crop production pasture equestrian activities wholesale or retail nurser

operation or lallow land

onstruction anti maintenance of structures essential to the uses listed in

subsection 2a above such as barns stables pumps and pump houses but specifically

excluding agricultural support structures such as processing facilities and packing plants
which are prohibited

Maintenance and occupation of security caretaker f.trm worker or grooms

quarters or other residential struclure provided that the quarters or structure is used solely for

one of the purposes listed under Table 3.L.l B-PDD Use Matrix of the Code any applicable

special permit is obtained fbi such use and requisite density exists on the Property for such

USC

Water Preserve Area if designated the South Florida Water \4anaement

District SFW11D or for regional water management purposes as certified by either Lake

Worth lrainage District or SFWMD or for icr management purposes not directly related

to the Project ii approved by the Palm Beach County Department of Environmental

Resources Manaeemcni ERM and manaced for environmental resource values

\etland reStoration and maintenance or hona ide a2riculture as defined by the

ode and

Those other activities authorized within Preservation Area under iablc 3.li 13-

PDD Use Matrix of the Code and consistent with applicable provisions of the Comp llan and

consistent with the uses approved by Resolution No R-2008 1141 and shown on Palm

Beach County Master Ilan Control No 2006-99 and Exhibit No attached hereto and

made part of hereof as Exhibit

Prohibited Uses Any use of or on the Property that is not specifically listed or included

in Section above or that is inconsistelfl with agricultural environmentally signilicant

uplands or etlands or open space preservation is prohibited by this Easement

Rieh.pfag To accomplish the purpose of this Eascrncnt the lblluwint rights are

conveyed to Grantee by this Easement

To enter upon the Property at reasonable times at Grantees sole risk in order to

monitor Grantors compliance ith and otherwise enforce the terms of this Easement

provided that such entry shall be upon reasonable notice to Grantor and shall not

unreasonably interfere with the use and quiet enjoyment of the Property by Grantor and

2010 CE Richard Ellis Inc



lo enjoin any activity on or use of the Property that is inconsistent with this

Easement and to enforce the restoration of such areas or features of the Propem that may be

damaed by any inconsistent activity or use

No RCCOLIrSC Development Area Grantor acknowledges and agrees that the Properly

constitutes the Preservation Area for the PToject approved under the Resolution Grantee

acknowledges and agrees that notwithstanding anything to the contrary in the event of any

violation or threatened violation of any of the terms of this Easement Grantee shall have no

recourse or remedy against the development area of the AUR-PUD approved under the

Resolution the Development Area and Grantees sole remedy or rccourse for any such

violation or threatened violation of this Easement shall be against Grantor and the Property

and not the Development Area

No Recourse to Preservation Area Grantee acknowledges and agrees that the Property

coflstnuteS the Preservation Area for the Project approved under the Resolution Grantee

acknowledges and agrees that notwithstanding anything to the contrary in the event that the

Development Area becomes in violation or there is threatened violation of any applicable

approvals for the Project the Grantor shall have no liability whatsoever and Grantees sole

remedy or recourse lr any such violation or threatened violation shall be against the owner
of the Development Area and not against the Grantor in the capacity as Grantor of this

casement for the Preserve Property

Exotic Plant Removal Grantor shall maintain the Property free and clear of all prohibited

and invasive non-native plant species Exotics as defined in the Code and the most

current Florida Environmental Pest Plant Council Category llant I.ist as required by

condition ot approval for the Project Grantor shall remove all Exotics from the Property and

thereafter maintain the Property free of Exotics pursuant to the Exotic Vegetation

Management Removal Plan approved by ERM

Wetlands ihcre are no wetlands located on the subject property

ive There are no native uplands located on the subject property

10 Access No right of access by the general public is conveyed or restricted by this

Easement

II Operation and Upkeep Grantee shall not be responsible ihr an costs or liabilities

related to the operation upkeep or maintenance of the Property

12 Enhxccmcnt Enforcement of the terms conditions and restrictions 01 this Easement

shall he at the reasonable discretion of Grantee and an\ lirbearancc on behalf of Grantee to

exercise its rights hereunder in the event of any breach hereof by Grantor shall not he

deemed or construed to he waiver of Grantees rights hereunder No third
party shall have

the riuhi to enforce this lasement

13 Warranties Grantor hereby warrants and represents that Grantor is lawfully seized ut

the
Property in fee simple and has good right and title to grant and convey this Easement to

fl92g2M
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riuen aereement heveen the parties their successors or assiens which shall be flied in the

public records of Palm I3each County Florida

Notices .Ai notices or other communicatIons hereunder shall he in wutine and shall he

deemed propcrl ai en niled State cern iicd mail addressee the

pur1 or successor

l\ VI .NE 10 101.1 unto Grantee lorever lhe eoenants terms eandithns

resirclmrts and purpese tniposed this Inxsement shall he hindin upon Grantor and shall

continue as scri.udc running in perpciuit with the Propen

IN \\ II NI SS \\ LERI UI Grantor and taranlec have xecutcd this onser aliun

kasernent this 21 da of

IRAN FOR
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Lir4J
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\\jtfl5 sionature

\Vintcss printed name
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CONSENT AND JOINDER OF MORTGAGEE/LJENHOLDER

MID ISLANDI SF an Islandic Partnership hereby certifies that it is the mortgagee/ienholder

under those certain documents set torth on ScheduleA aitached hereto and made part hereof

and hereby consents to and joins in the execution of the Conservation Easement granted to Palm

Beach County political subdivision of the Stale of Florida by GPRA THOROUGHBRED

TRALT4iING CENTERS INC Delaware corporation

MID Islandi si as mortgagee/lienholder aforesaid consents to the recording by GIRA

Thoroughbred Training Center inc or Palm Beach County Florida in the Public Records

of Palm Beach County Florida of the easement

fReuiinder of page insessiiouhly left blank Signature appears on following page

2010 CE Ellis Inc



IN WITNESS WHEREOF the undersigned has executed this instrument on this 41_
da of March 2009

NESSfE
Signature

Tped or Primed Narn

Sinaiure

c-E
Typed or Printed Name

2010 CB Richord Ellis Inc

an Islandic Partnership

ATTACH NOTARY CERTIFICATE



SCHEDULE TO CONSENT AND JOINJER OF MORTCAGEEILIENHOLDER

Mortgage by and between GPRA Thoroughbred Training Center Inc. Delaware

corporation Mortgagor and MID Icelandi sf1 an Icelandic partnership acting through its

Zug Branch Mortgagee dated July 22 2005 in the original principal amount of

$115.000000.00 recorded July 27 2005 in Official Records Rook 18967 Page 320
Public Records of Palm Beach County Florida

Assignment of Rents and Lessors Interest In Leases by and between GPRA

Thoroughbred Training Center Inc. Delaware corporation Assignor and MID Icelandi

sf an Icelandic partnership acting through its Zug Branch Assignee recorded July 27
2005 in Official Records Book 18967 Page 357 Public Records of Palm Beach County
Florida

IJCC-l Financing Statement by and between GPRA Thoroughbred Training Center Inc
Delaware corporation Debtor and MID leelandi sf an Icelandic partnership acting

through its Zug Branch Secured Party recorded July 27 2005 in Official Records Book

18967 Page 374 Public Records of Palm Beach County Florida

UCC.l Financing Statement by and between GPRA Thoroughbred Training Center Inc.

Delaware corporation Debtor and MID Icelandi sf an Icelandic partnership acting

through its Zug Branch Secured Party recorded July 27 2005 in Official Records Book

18967 Page 380 Public Records of Palm Beach County Florida

UCC- Financing Statement by and between GPRA Thoroughbred Training Center Inc.

Delaware corporation Debtor and MID Icelandi sf1 an Icelandic partnership acting

through its Zug Branch Secured Party recorded July 27 2005 in Official Records Book

18967 Page 386 Public Records of Palm Beach County Florida

Mortgage by and between GPRA Thoroughbred Training Center Inc. Delaware

corporation Mortgagor and MID Icelandi sf an lcelandic partnership acting through its

Zug Branch Mortgagee dated July 22 2005 in the original principal amount of

S40.000.000.00 recorded September 29 2005 in Official Records Book 19323 Page 24

Public Records of Palm Beach County Florida

Assignment of Rents and Lessors Interest In Leases by and between GPRA

Thoroughbred Training Center Inc. Delaware corporation Assignor and MID Icelandi

sf an Icelandic partnership acting through its Zug Branch Assignee recorded September

29 2005 in Official Records Book 19323 Page 60 Public Records of Palm Beach

County Florida

UCC-l Financing Statement by and between GPRA Thoroughbred Training Center Inc.

Delaware corporation Debtor and MID Icelandi sf1 an Icelandic partnership acting

through its Zug Branch Secured Party recorded September 29 2005 in Official Records

2010 CB Richard Hits Inc



Book 19323 Page 77 Public Records of Palm Beach County Florida

UCC-1 Financing Statement by and between GPRA Thoroughbred Training Center Inc
Delaware corporation Debtor and MID Icelandi sf an Icelandic partnership acting

through its Zug Branch Secured Party recorded September 29 2005 in Official Records

Book 19323 Page 84 Public Records of Palm Beach County Florida

UCC-I Financing Statement by and between GPRA Thoroughbred Training Center Inc.

Delaware corporation Debtor and MID Icelandi sf an Icelandic partnership acting

through its Zug Branch Secured Party recorded September 29 2005 in Official Records

Book 19323 Page 90 Public Records of Palm Beach County Florida

Certificate of Future Advance and First Mortgage Modification Agreement by and

between GPRA Thoroughbred Training Center lnc. Delaware corporation Mortgagor
and MID Icelandi sf an lcelandic partnership acting through its Zug Branch Mortgagee
dated July 26 2006 in the amount of $25.750.000.00 recorded August 2006 in

Official Records Book 20710 Page 1691 and Certificate of Future Advance and Second

Mortgage Modification Agreement dated December 22 2006 in the amount of

$21500000.00 recorded February 20 2007 in Official Records Book 21428 Page 262
Public Records of Palm Beach County Florida as same modit the following mortgage

Mortgage Security Agreement and Assignment of Leases by and between Gulfstream Park

Racing Association Inc Florida corporation Mortgagor and MID lcelandi sf an Icelandic

partnership acting through its Zug Branch Mortgagee dated December 2004 in the amount of

$1 15.000.000.00 recorded December 2004 in Official Records Book 22894 Page 1167 and

Certificate of Future Advance and First Mongage Modification Agreement dated July 26 2006

in the amount of $25.750.000.00 recorded August 2006 in Official Records Book 24804 Page
2335 and Certificate of Future Advance and Second Mortgage Modification Agreement dated

December 22 2006 in the amount of $21500000.00 recorded February 16 2007 in Official

Records Book 25374 Page 2807 Public Records of Miami-Dade County Florida

2010 CB Rich ord Ellis Inc



Notarial Certification

lic.iur Dominik Schwerzmann Notary Public of the Canton of Zug residing and

practising at ZugSwitzerland do hereh certify that the aforegoing signatures of Mr Thomas

Schultheiss born 2512.1961 Swiss citizen and Mr Peter Nideroest Swiss citizen horn

12.09 1960 both v. ith business address Baarerstrassc 16 6304 Zug are genuine and that

Thomas Schuitheiss and Peter Nideroest are duly authorised to sign this document with joint

signature

Lug 12 March 2009

N9IaJYP\uhlic1

Doniinik Schwerzmann

Convention de Ia Haye du octobre 1961

Land Schweizcrische Eidgenossenschafl Katuon Zug

Country Swiss onfederation Canton of Lug

liese öffentliche Urkunde This public document

ist unterschriehen von

has been signed by lic.iur Dominik Sehwerzmann

in der Eigcnschaft als

in his capaeit as Notar Public of th Canton of Zug

Sic ist versehen mit dem Stempel Siegel des tder

bears the stamp seal of Notary Public

Bestatigl certified

Ia/to 6301 Lug 6301 Lug 6.Am the 12 March 2009

durch die Staaiskanzlci des Kanions /.ug

by Chancery of State of the Canton of Lug

unterunderir

SiempeLSiegel StampSeaI

10 Unterschri fl/Signature

erscher

2010 CB Richard Ellis Inc
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Canada

Province of Ontario
City of Toronto SS CERTIFICATE OF AIJTHENTIcATION
Consulate General of the
United States of America

the undersigned

Adam Vogzang

Consul of the United States of America at Toronto
Ontario Canada duly commissioned and qualified do hereby
certify that

Sheila Tracey-

whose fascimile true signature and seal are respectively
subscribed and affixed to the annexed document was at the
time of attaching subscribing the same

Recording Officer Secretary of the Management Board of Cabinet Province
of Ontario Canada

to whose official acts faith and credit are due For the
contents of the annexed document assume no responsibility

IN WITNESS WHEREOF have hereunto set my hand and
affixed the seal of the Consulate General of the United States
of America at Toronto Ontario Canada

this Srd day of March 2009

EkL
Consul of the

United States ica

2010 CB Richard E/hs Inc



Ontario

MINISTRY OF GOVERNMENT SERVICES

RICHARD BRIAN FREEMAN

NOTkRY PUBLIC

by a- -z aft aa
isi -hi ria

-E 1- iIi t-.- t.I Eia- .V

NOTARY PUBLIC --i
NOTARY PUBLIC

NOTARY PUBLIC

r5L- a-t V.2ah ta-- -.-- Ii face

a.-j- -i .-
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RELATIVE EMPLOYMENT PERFORMANCE 19951 00

39.5 41.0 43.8 45.5

3.6 3.8 6.7 3.9

513.8 527.3 550.9 564.5

0.6 2.6 4.5 2.5

5.7 5.1 4.2 3.7

1.7 12.3 7.4 9.9

1208.9 1240.2 1263.0 1265.7

10920 10266 8689 4652

4924 4253 3802 3725

240.1 305.8 392.2 384.0

23479 19209 26539 23341

22.1 30.1 21.3 0.6

4548 3936 5978 1020

STRENGTHS
Healthy demographic and income trends

Vibrant professional/business services

Well-positioned to grow international trade

WEAKNESSES

High costs of living and business

Income significantly tied to interest rates and

stock prices

Low housing affordability

CURRENT EMPLOYMENT TRENDS

OCTOBER 2010

change yr ago 3-mo MA

UPSIDE

Biotech cluster flourishes on Scripps Max

Planck FAU
Business confidence improves sooner than

expected

DOWNSIDE
Financial markets falter

Foreclosure moratoriums delay housing

recovery

Headquarters are relocated

Rising costs deter business expansion

Recent Performance West Palm Beachs recov

ery has cooled as the impetus provided by the fis

cal stimulus census hiring and the inventory cycle

has waned Private sector payrolls are rebounding

at slower rate as job losses in construction and

business services temper gains from healthcare and

retail expansions WES is one of the few areas in

Florida in which retailers are hiring thanks to its

concentration of wealthy retirees who benefit from

the recent improvement in financial conditions

Population The resumption of robust popula

tion growth will enable consumer-driven industries

to expand at rapid clip but this is more likely

to occur in 2012 than in 2011 Even though low

mortgage rates and severe house price declines

have restored housing affordability retirees are still

stung by the diminution of their nest eggs
that oc

curred during the financial crisis and house price

declines Retirement to WES will not accelerate

until asset values are much higher and home prices

stop declining which is not expected to occur na

tionally until the second half of 2011 Non-retiree

in-migration is still constrained by low labor force

mobility hiring remains dormant and many hom
eowners are under water on their

mortgages

Since WES is first and foremost retiree desti

nation the
pace

of in-migration will determine its

economic performance more than any other sta

tistic The local population has expanded during

the past two years after contracting in 2007 but

more robust in-migration is

necessary
for WES to

reclaim its status as one of the faster-growing met

ropolitan economies in the nation

Housing Home
prices are expected to fall by an

additional 16% in WES by mid-2012 less than in

neighboring Miami or Fort Lauderdale but more than

in most areas in the region Roughly 23% of first-

mortgage debt is in delinquency or default in WES
the fifth highest percentage in the nation Now that

45.2 47.2 50.0 52.7 54.5

3.7 4.5 5.8 5.5 3.4

499.6 507.6 521.9 541.2 557.1

-1.1 1.6 2.8 3.7 2.9

12.0 11.7 9.8 7.3 5.8

2.4 4.8 6.9 7.7 6.8

1287.5 1303.4 1330.6 1369.4 1411.8

1383 2229 4997 7780 7629
230 979 2521 3440 3444

212.1 160.8 161.4 182.6 214.4

9203 9083 8286 8993 10295

5.9 14.2 25.6 37.1 40.9

6142 6773 6372 5749 5514

trial mortgage modifications are fading and courts

are digesting the backlog of foreclosures distress sales

are accounting for
larger percentage of home sales

weighing on house prices One silver lining is that in

the last
year no large metro area in Florida has made

more progress in reducing its excess housing inven

tory than WES New construction has been
virtually

nonexistent even though sales picked up
in

response

to the homebuyer tax credit Residential construction

is expected to pick up next year alongside housing

demand but risks are weighted to the downside pro

longed foreclosure moratoriums could lengthen the

time it will take to purge excess housing inventory

Biotech The biotechnology cluster is growing

as firms position themselves around Scripps Max

Planck Florida Atlantic University and the areas

multitude of hospitals CHS Pharma which re

searches treatments for skin conditions will move

its headquarters from Miami to WES to be closer

to FAUs Molecular Biology Center and GLG
Pharma is expanding at site near Scripps and Max

Planck to develop anti-cancer drugs In addition

Scripps Florida has received two grants the first to

study cancer and tobacco-related diseases and the

second to develop treatments for drug addiction

skilled workforce and the presence of world-class

research firms will continue to transform biotech

nology into the areas foremost economic engine

once baby-boomer retirement slows down

West Palm Beach will continue to recover at

moderate rate until it once again becomes the

retiree magnet that it was prior to the recession

This is more likely to occur in 2012 than in 2011

Coupled with an emerging biotech industry

tiree in-migration will
power

economic expan
sion in the long term enabling WES to be an

above-average performer

Chris Lafakis

November2010
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11971
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Gross metro product C$B
change

Total employment 000
change

Unemployment rate

Personal income growth

Population 000
Single-family permits

Multifamily permits

Existing-home price $ths

Mortgage originations $mil
Net migration 000

Personal bankruptcies

-0.8

Total

Construction

Manufacturing

Trade

Trans/Utilities

Information

Financial Activities

Prof Business Svcs

Edu Health Svcs

Leisure Hospitality

Other Services

Government

3.s
0.4

2.3
3.8
1.3

0.6

Ii .1
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5127

Hospital Corporation of America 4150

Florida Power Light Company 3658

Wackenhut Corporation 3000

Florida Atlantic University 2776

Bethesda Memorial Hospital 2300

James Haley Veterans Hospital 2205

Boca Raton Resort Club 2200

Office Depot Headquarters 2100

Boca Raton Community Hospital 2100

Florida Crystals 1900

The Breakers 1800

U.S Sugar Corporation 1700

South Florida Water Management District 1700

Jupiter Medical Center 1500

IJ.Y1I tiII1U1II3

TOP EMPLOYERS INDUSTRIAL DIVERSITY INTO WEST PALM BEACH FL NUMBER
Tenet Healthcare Cornoration Most Olverse U.S OF MIGRANTS

1.00 Fort Lauderdale FL 10607

0.80 0.76
Miami FL 3081

0.60
Nassau NY 1603

40
1I1UIII97

Tampa FL 1125

0.20
Atlanta GA

___________ Edison NJ 783

oo jhtaPa

Least Diverse Total In-migration 50041

EMPLOYMENT VOLATILITY FROM WEST PALM BEACH FL

Due to U.S fluctuations Relative to U.S Fort Lauderdale FL 6984AT
Hollander Home Fashions 1200 lO%
Southland Formin Inc 200 ________ Miami FL 2196

1200 ao
Duds Sons Growers 1100 Orlando FL 2151

rc no Do pm tBnodofP In Bo ty 010 60

Tampa FL 1315

40%

al

PUBLIC

Local 51302
Not due to U.S Due to U.S WjA

2009

COMPARATIVE EMPLOYMENT AND INCOME

Mining $8542 $41276 $117938

Construction 5.4% 5.4% 4.6% $57428 $47601 $52710

Manufacturing
_________

3.2% 4.4% 9.1%

Durable 70.5% 65.9% 61.5%

Nondurable 29.5% 34.1% 38.5%

Transportation/Utilities
_______

1.9% 3.2% 3.7%

Wholesale Trade 4.3% 4.4% 4.3%

RetailTrade 13.2% 12.7% 11.1%

Information 1.9% 2.0% 2.1%

Financial Activities
_______ 6.9% 6.7% 5.9%

ProL and Bus._Services 16.2% 14.4%

Educ and Health Services
_______

15.7% 14.6%
_________

Leure and Hosp Services 13.4% 12.5% 10.0%

Other Services
_______ 4.6% 4.3% 4.1%

Government 13.2% 15.4% 17.2%

Charlotte NC 825IJIII
Total Out-migration 52421

Net Migration -2380

Net Migration WES

10000

8000

6000

4000

2000

-2000

-4000

06 07 08 09

2006 2007 2008 2009

Domestic -6681 -10.274 -3.093 2391

Foreign 7268 6562 6425 6454

Total 587 -3712 3332 8845

WES FL U.S

nd

$52388 $49976 $59314

$88895 $68419 $73175

$32848 $30408 $29661

$75166 $74670 $88888

$34637 $35632 $48603

12.7% $53420 $46983 $59464

14.7% $49747 $48633 $47833

NAICS INDUSTRY EMPLOYEES 000
GVSL State Local Government 60.3

7221 Full-Service Restaurants 25.3

6221 General Medical and Surgical Hospitals 15.1

6211 Offices of Physicians 14.1

7222 Limited-Service Eating Places 14.0

4451 Grocery Stores 12.8

5617 Services to Buildings and Dwellings 12.3

7139 Other Amusement and Recreation Industries 11.7

7211 TravelerAccommodation 9.3

8139 Business Prof Labor Political Similar 9.1

5613 Employment Services 8.7

5511 Management of Companies and Enterprises 8.6

5411 Legal Services 8.1

6231 Nursing Care Facilities 7.8

2382 Building Equipment Contractors 7.7

High-tech employment 20.7

As of total employment 4.0

Sector

WES
0.0%

of Total Employment Average Annual Earnings

FL U.S

0.1% 0.5%

WES FL U.S

$73650 $63589 $70637

nd $66475 $71783

$57776 $68675

Sources Percent of total employment Moodys Analytics BLS 2009 Average annual earnings BEA 2008

$27555 $26501 $22976

$28191 $26806 $32180

$64415 $63495 $63226

HOUSE PRICES LEADING INDUSTRIES PER CAPITA INCOME

350

300

250

200

150

100

50
071O

Sources IRS top 2008 Census Bureau 2009

98 01 04

WES U.S

Source FHFA 199601 100 NSA

Sources BLS Moodys Analytics 2009 Source Bureau of Economic Analysis 2008
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Healthcare Retail Are Behind the Recovery

Employment change yr ago 3-mo MA

lIda

Source BLS

09

Payrolls Will Receive Rare Upward Revision

Employment change yr ago

-2

-4

-6

-8

Source BLS

Smaller Declines Are Expected in Area..

Case-Shiller single-family home price index change from peak

-10

-20

-30

-40

-50

-60

-70

Sources Fiserv Moodys Analytics

West Palm Beachs International Link Is Weak

Passenger traffic change yr ago 3-mo MA

15

10

-5

-10

-15

07 08 09 10

Sources Local aviation authorities Moodys Analytics

Retail sales rebounded vigorously last year even though payrolls were

still in decline Consumers were aided by new tax cuts larger tax

refunds lower
energy prices higher stock prices and transfer pay

ments to Social Security recipients of which WES has dispropor

tionate number Even more important all of these measures helped

to restore consumers confidence which was badly damaged during

the recession It was an evaporation of confidence not job loss that

precipitated the collapse in WES spending at the end of 2008

.But Risks Are Weighted to the Downside

Foreclosures started per 1000 households 3-mo MA

14

12

09

Sources RealtyTrac Moodys Analytics

High Vacancies Reflect Weak Demand

Vacancy rate

Sources Equifax Moodys Analytics

While consumer confidence and income have improved over the

past year consumers are still electing to forgo vacations Although

international passenger traffic is 10% higher than it was year ago

the increase is insufficient to counterbalance the 3% decline in

domestic passenger traffic Tourism expenditure has been slower to

recover in WES than neighboring Miami
recovery

in consumer

confidence is vital Private sector employers hire only when they

observe sustained increases in consumption which subsequently

convince them that sustainable recovery is under way
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About Moodys Analytics

Economic Consumer Credit Analytics

Moodys Analytics helps capital markets and credit risk management professionals

worldwide respond to an evolving marketplace with confidence Through its team of

economists Moodys Analytics is Leading independent provider of data analysis

modeling and forecasts on national and regional economies financial markets and

credit risk

Moodys Analytics tracks and analyzes trends in consumer credit and spending output and income mortgage activity popu

lation central bank behavior and prices Our customized models concise and timely reports and one of the largest assembled

financial economic and demographic databases support firms and policymakers in strategic planning product and sales fore

casting credit risk and sensitivity management and investment research Our customers include multinational corporations

governments at all levels central banks and financial regulators retailers mutual funds financial institutions utilities residen

tial and commercial real estate firms insurance companies and professional investors

Our web and print periodicals and special publications cover every
U.S state and metropolitan area countries throughout Eu

rope Asia and the Americas and the worlds major cities plus the U.S housing market and other industries From our offices in the

U.S the United Kingdom and Australia we provide up-to-the-minute reporting and analysis on the worlds major economies

Moodys Analytics added Economy.com to its portfolio in 2005 Its economics and consumer credit analytics arm is based in

West chester PA suburb of Philadelphia with offices in London and Sydney More information is available at www.economy.com

2010 Moodys Analytics Inc and/or its licensors and affiliates together Moodys All rights reserved ALL INFORMATION CONTAINED HEREIN

IS PROTECTED BY COPYRIGHT LAW AND NONE OF SUCH INFORMATION MAY BE COPIED OR OTHERWISE REPRODUCED REPACKAGED FURTHER

TRANSMITTED TRANSFERRED DISSEMINATED REDISTRIBUTED OR RESOLD OR STORED FOR SUBSEQUENT USE FOR ANY PURPOSE IN WHOLE

OR IN PART IN ANY FORM OR MANNER OR BY ANY MEANS WHATSOEVER BY ANY PERSON WITHOUT MOODYS PRIOR WRITTEN CONSENT

All information contained herein is obtained by Moodys from sources believed by it to be accurate and reliable Because of the possibility of human

and mechanical error as well as other factors however all information contained herein is provided AS IS without warranty of any kind Under no

circumstances shall Moodys have any liability to any person or entity for any loss or damage in whole or in
part

caused by resulting from or

relating to any error negligent or otherwise or other circumstance or contingency within or outside the control of Moodys or any of its directors

officers employees or agents in connection with the procurement collection compilation analysis interpretation communication publication or

delivery
of any such information or any direct indirect special consequential compensatory or incidental damages whatsoever including without

limitation lost profits even if Moodys is advised in advance of the possibility
of such damages resulting from the use of or inability to use any such

information The financial reporting analysis projections observations and other information contained herein are and must be construed
solely as

statements of opinion and not statements of fact or recommendations to purchase sell or hold any securities NO WARRANTY EXPRESS OR IMPLIED

AS TOTHE ACCURACY TIMELINESS COMPLETENESS MERCHANTABILITY OR FITNESS FOR ANY PARTICULAR PURPOSE OF ANY SUCH OPINION OR

INFORMATION IS GIVEN OR MADE BY MOODYS IN ANY FORM OR MANNER WHATSOEVER Each opinion must be weighed solely as one factor

in any investment decision made by or on behalf of any user of the information contained herein and each such user must accordingly make its own

study and evaluation prior to investing
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QUALIFICATIONS OF THE APPRAISER

QUALIFICATIONS OF

STUART LIEBERMAN MAI

Vice President

Retail Office Industrial Multi-Housing Specialist

CB Richard Ellis Inc Valuation and Advisory Services

777 Brickell Avenue Suite 910

Miami Florida 33131

305 381-6472

stuartlieberman@cbre.com

EDUCATIONAL

BA Political Science University of South Florida Tampa Florida 985

Appraisal Institute American Institute of Real Estate Appraisers Society of Real Estate Appraisers and

Florida Real Estate Commission core courses eledives and seminars

LEED for New Construction Technical Review Workshop Odober 11 2007

PROFESSIONAL LICENSES/CERTIFICATIONS

Registered Real Estate BrokerAssociate State of Florida BK -0477878

Certified General Real Estate Appraiser State of Florida RZ 1074

PROFESSIONAL AFFILIATIONS

MAI Member of the Appraisal Institute Designation No 2003

APPOINTMENTS

Present Treasurer North Orchard at Forest Ridge Home Owners Association

EMPLOYMENT EXPERIENCE

Real Estate Appraisal and Consulting experience throughout the State of Florida and in the Caribbean

2005 to Present CB Richard Ellis Inc Valuation Advisory Services Miami FL

995 to 2005 American Realty Consultants Inc Davie FL

986 to 994 Clobus Valuation Co Inc Fort Lauderdale FL

986 M.J Saxon Associates Plantation FL

2Cfl



AC 5302325 STATE OF FLORIpA .. .1

DEPARTMENT OP BUSINESS AND PROFESSIONAL REGULATION
FLORIDA REAL ESTATE APPRAISAL SD sEQL1o1on3

110/22/2010 1100193871 RZ1074

The CERTIFIED GENERAL APPRAISER
Named below IS CERTIFIED
Under the provisions of Chapter 47S P5.4

Expiration date NOV 30 2012

LIEBERMAN STUART JAY
777 BRICKELL AVE
STE 910
MIAMI FL 33131

CRA.RLIZ tItIST
GOVERNOR

DISPLAY AS 14EQUIRED BY LAW



QUALI FICATIONS

QUALIFICATIONS OF

JAMES AGNER MAI SGA
Managing Director Florida/Caribbean

National Director Net Lease Valuation Group
National Director Golf Valuation Group

CB Richard Ellis Inc Valuation and Advisory Services

777 Brickell Avenue Suite 910

Miami Florida 33131

305 381-6480

EDUCATIONAL

BS Marketing Florida State University Tallahassee Florida 1981

Real Estate Malor Florida Atlantic University 984

Appraisal Institute

Appraisal Institute Courses and Attended numerous educational seminars sponsored by the

Appraisal Institute including Standards of Professional Pradice Market and Feasibility Studies for

Shopping Centers USPAP Florida State Law Public Safety and Property Values and Real Estate

Valuation in the Appraisal Industry

LICENSES/CERTIFICATIONS

Registered Real Estate Broker-Salesman State of Florida No BL0404088

Certified General Appraiser State of Florida No RZ382

PROFESSIONAL

Appraisal Institute

Designated Member MAI Certificate No 7791 1988
South Florida Chapter of Appraisal Institute Board of Directors Past Director

Society of Golf Appraisers Designated Member SGA 2005

Qualified Expert Witness

Circuit Courts State of Florida

United States Bankruptcy Courts

EMPLOYMENT EXPERIENCE

Thirty years of Real Estate Appraisal and Consulting experience throughout the State of Florida and in the

Caribbean

981 to 984 Florida Dept of Transportation Ft Lauderdale FL

984 to 985 Raymond Kaiser Engineer Ft Lauderdale FL

985 to 995 Quinlivan Appraisal Consulting South Miami FL

4/95 to 10/95 Coastal Appraisal Services Naples FL

995-Present CB Richard Ellis Inc Miami FL

Valuation and Advisory Services Managing Director Florida/Caribbean
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ROMULUS LAND

Wick Road/E Vining Road

Romulus Wayne County MI 481 74

CBRE File No 11-156DT-0019-O1

Summary

Appraisal Report

Prepared For

John Medland CFA

Vice President

BLAIR FRANKLIN CAPITAL PARTNERS INC

Commerce Court West Suite 905

199 Bay Street P.O Box 147

Toronto Ontario M5L E2

CBRE
CB RiCHARD ELLIS

VALUATION ADVISORY SERVICES



VALUATION ADVISORY SERVICES

CBRE
CL3RCHARD ELU

2000 Town Center 500
Southfield MI 48075

248 351-2070

248 351-2050

www.cbre.com

January 27 2011

John Medland CFA

Vice President

BLAIR FRANKLIN CAPITAL PARTNERS INC
Commerce Court West Suite 905

99 Bay Street P.O Box 147

Toronto Ontario M5L E2

RE Appraisal of Romulus Land

Wick Road/E Vining Road

Romulus Wayne County Ml 481 74

CBRE File No 1-1S6DT-0019-01

Dear Mr Medland

At your request and authorization CB Richard Ellis CBRE has prepared an appraisal of the as is

market value of the referenced property Our analysis is presented in the following Summary

Appraisal Report

The subject consists of three non-contiguous parcels that total 202.34 acres The individual acreages

of the three parcels are 66.77 04.23 and 31 .34 The subject parcels are all located on the North

Side of Wick Road and the East Side of Vining Road in the city of Romulus Wayne County MI The

city indicated that the overall subject was recently split into three parcels The overall parcel is

bisected by two roads that are owned by the city Please see the plat map below



John Medland CFA

January 27 2011

Page
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The road on the left exists but has been vacated blocked off by the city The road on the right does

not exist but is legally identified as parcel The subject parcels are zoned RC-Regional Center

District and are surrounded by other parcels with the same zoning

The City of Romulus planning department indicated that there was speculation that the subject

property was going to be developed into horse racing track However new horse race track

named Pinnacle Race Course was recently built less than six miles south of the subject property

Other proper-ties in the area were to be developed into casino and large mixed-use project with

commercial office research and technology and multi-family uses To date none of these projects

have been executed and the city indicated that there are no current development plans for the subject

The City of Romulus indicated that all three subject parcels have access to municipal water and sewer

According to the city of Romulus there is balance owed for the 201 faxes The amount owned is

about $93690 the majority of which is from the winter bill

The subject property is not currently listed for sale Furthermore the sublect property has not

sold/transferred in the last three years The subject property was part of sale that took place in

October 2003 The October 2003 sale included 205.91 acres that transferred for total

consideration of $27506385 or $1 33585 per acre The subject has recently been split and the city

of Romulus acquired two parcels for roads that were originally included in the overall site

Therefore the current sublect acreage is little lower than what was originally purchased The subject

property is more fully described legally and physically within the following report

Based on the analysis contained in the following report the market value of the subject is concluded

as follows

CBFIE



John Medland CFA

January 27 2011

Page

MARKET VALUE CONCLUSION

Appraisal Premise Interest Appraised Date of Value Value Conclusion

As Is 66.77 Acres Fee Simple Estate January 13 2011 $2000000
As Is 104.23 Acres Fee Simple Estate January 13 2011 $3500000

As Is 31.34 Acres Fee Simple Estate January 13 2011 $800000

Overall Subject Fee Simple Estate January 13 2011 $6300000

Compiled by CBRE

Data information and calculations leading to the value conclusion are incorporated in the report

following this letter The report in its entirety including all assumptions and limiting conditions is an

integral part of and inseparable from this letter

The following appraisal sets forth the most pertinent data gathered the techniques employed and the

reasoning leading to the opinion of value The analyses opinions and conclusions were developed

based on and this report has been prepared in conformance with our interpretation of the guidelines

and recommendations set forth in the Uniform Standards of Professional Appraisal Practice USPAP
the requirements of the Code of Professional Ethics and Standards of Professional Appraisal Practice

of the Appraisal Institute It also conforms to the Financial Institutions Reform Recovery and

Enforcement Act of 989 FIRREA and Title Xl Regulations

CBRE hereby expressly grants to Client the right to copy this report and distribute it to other parties in

the transaction for which this report has been prepared including employees of Client other lenders

in the transaction and the borrower if any It has been pleasure to assist you in this assignment IT

you have any questions concerning the analysis or if CBRE can be of further service please contact

us

Respectfully submitted

CBRE VALUATION ADVISORY SERVICES

David Mielnicki SRA

Appraiser

Certified General Appraiser-

State of Michigan

License No 1201071119

Expires 7/31/2011

Phone 248-351-2056

Fax 248-351-2050

Dave.mieInickicbre.com

/1L1
Jeffrey Jozwick MAI

First Vice President

Certified General Appraiser-

State of Michigan

License No 1201006193

Expires 7/31/2011

Phone 248-351-2090

Fax 248-351-2050

Jeff .iozwickcbre.com

Marshall Brulez MAI MRCIS

Managing Director

Certified General Appraiser-

State of Michigan

License No 1201004884

Expires 7/31/2011

Phone 248-351-2070

Fax 248-351-2050

Marshall.brulezcbre.com

CBFIE



VACANT LAND CERTIFICATION OF THE APPRAISAL

CERTIFICATION OF THE APPRAISAL

We certify to the best of our knowledge and belief

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

The reported analyses opinions and conclusions are limited only by the reported assumptions and limiting conditions

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

We have no present or prospective interest in or bias with respect to the property that is the subject of this report and

have no personal interest in or bias with respect to the parties involved with this assignment

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

Our compensation for completing this assignment is not contingent upon the development or reporting of

predetermined value or direction in value that favors the cause of the client the amount of the value opinion the

attainment of stipulated result or the occurrence of subsequent event directly related to the intended use of this

appraisal

This appraisal assignment was not based upon requested minimum valuation specific valuation or the approval of

loan

Our analyses opinions and conclusions were developed and this report has been prepared in conformity with the

Uniform Standards of Professional Appraisal Practice as well as the requirements of the State of Ml

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 and Standards of Professional Appraisal Practice of the

Appraisal Institute

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

representatives

10 As of the date of this report David Mielnicki SRA Jeff Jozwick MAI and Marshall Brulez MAI MRICS have completed

the continuing education program of the Appraisal Institute

11 As of the date of this report David Mielnicki SPA Jeff Jozwick MAI and Marshall Brulez MAI MRICS have completed

the Standards and Ethics Education Requirement of the Appraisal Institute for Associate Members

12 David Mielnicki SPA has and Jeff Jozwick MAI and Marshall Brulez MAI MRICS have not made personal inspection

of the property that is the subject of this report

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

14 Valuation Advisory Services operates as an independent economic entity within CBRE Although employees of other

CBRE divisions may be contacted as part of our routine market research investigations absolute client confidentiality

and privacy were maintained at all times with regard to this assignment without conflict of interest

In Michigan appraisers are required to be licensed/certified and are regulated by the Michigan Department of

Consumer and Industry Services Licensing Division P0 Box 30018 Lansing Michigan 48909

Marshall Brulez MAI MRICS Jeff Jozwick MAI and David Mielnicki SPA have not provided real estate related services

on this property in the three years prior to accepting this assignment

David Mielnicki SRA Jeffrey Jozwick MAI Marshall Brulez MAI MRCIS

Appraiser First Vice President Managing Director

Certified General Appraiser- Certified General Appraiser- Certified General Appraiser-

State of Michigan State of Michigan State of Michigan

License No 1201071119 License No 1201006193 License No 1201004884

Expires 7/31/2011 Expires 7/31/2011 Expires 7/31/2011

Phone 248-351-2056 Phone 248-351-2090 Phone 248-351-2070

Fax 248-351-2050 Fax 248-351-2050 Fax 248-351-2050

Dave.mielnicki@jcbre.com Jeff.iozwickccbre.com Marshall.brulezcbre.com
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VAauT LAND SUBJECT PHOTOGRAPKS

SUBJECT PHOTOGRAPHS
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VAC4NT LAND SUBJECT PHOTOGRAPHS

BIRDS EYE VIEW OF THE SUBJECT
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SUBJECT PHOTOGRAPHS

BFE

TYIPCAL VIEW OFTHE SUBJECT
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VACANT LAND SUMMARY OF SALIENT FACTS

SUMMARY OF SALIENT FACTS

Property Name

Location

Assessors Parcel Numbers

Sub Parc Num

Sub Parc Num

Sub Parc Num

Highest and Best Use

As Vacant

Property Rights Appraised

Date of Inspection

Total Land Area

80-039-99-000 -707

80-039-99-0001 -708

80-040-99-0002-714

Estimated Marketing/Exposure Time

Appraisal Premise

As Is 66.77 Acres

As Is 104.23 Acres

As Is 31.34 Acres

Overall Subject

Compiled by CBRE

Industrial

Fee Simple Estate

January 13 2011

202.34 AC

66.77 AC

104.23 AC

31.34 AC

24-48 Months

CONCLUDED MARKET VALUE

Interest Appraised

Fee Simple Estate

Fee Simple Estate

Fee Simple Estate

Fee Simple Estate

8813930 SF

2908501 SF

4540259 SF

1365170 SF

STRENGTHS WEAKNESSES OPPORTUNITIES AND THREATS SWOT

Strengths and weaknesses are internal to the subject opportunities threats are external to the

subect

Strengths

The subject is located close to Detroit-Metro Airport and close to 1-94 Expressway

The subject parcels have large amount of road frontage on multiple roads

Weaknesses

The subject is located directly in the flight pattern of Detroit-Metro Airport

Opportunities

None

CE3RE
rHAc LJ

Romulus Land

Wick Road/E Vining Road Romulus Wayne

County MI 48174

80-039-99-0001-707

80-039-99-0001 -708

80-040-99-0002-714

Date of Value

January 13 2011

January 13 2011

January 13 2011

January 13 2011

Value

$2000000

$3500000

$800000

$6300000



VACANT LAND SUMMARY OF SALIENT FACTS

Threats

There is large amount of raw undeveloped industrial for sale in the market area which includes

land controlled by Wayne County The land controlled by Wayne County is being offered at low

cost to spur economic development in the area

Financing for vacant land is difficult to obtain The market area has seen an increase in cash

buyers of developmental land which further limits potential buyers

EXTRAORDINARY ASSUMPTIONS HYPOTHETICAL CONDITIONS

Extraordinary assumptions are defined by the Uniform Standards of Professional Appraisal Practice as

..an assumption directly related to specific assignment which if found to be false could alter the

appraisers opinions or conclusions Extraordinary assumptions presume as fact otherwise uncertain

information 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 This appraisal employs the following extraordinary assumptions

None

Hypothetical conditions are defined by the Uniform Standards of Professional Appraisal Practice as

..that which is contrary to what exists but is supposed for the purpose of analysis Hypothetical

conditions assume conditions contrary to known facts about physical legal or economic

characteristics of the sublect properly or about conditions external to the properly such as market

conditions or trends or about the integrity of data used in the analysis This appraisal employs the

following hypothetical conditions

None
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INTRODUCTION

Property Identification

Location

Assessors Parcel Number

Sub Parc Num

Sub Parc Num

Sub Parc Num

Properly History

Current Owner

Current Asking Price

Previous Sale Date

Previous Sale Price

Other Sales Past Years

Appraisal Premise

As Is

Date of Inspection

Date of Report

Intended Use User of Report

Special Appraisal Instructions

Estimated Exposure/Marketing Time

PROPERTY IDENTIFICATION

Romulus Land

Wick Road/E Vining Road

Romulus Ml

80-039-99-000 -707

80-039-99-000 -708

80-040-99-0002-714

20030 Delaware Inc

N/A

N/A

N/A

None Noted See

Date of Value

January 13 2011

January 13 2011

January 27 2011

The intended user of this appraisal is Blair Franklin

Capital Partners Inc The intended use is for financial

reporting purposes

None noted

24-48 Months

The subect property is located on the South Side of Wick Road and the East Side of Vining Road in

the city of Romulus Wayne County Ml The sublect is designated by three individual parcel ID

numbers Information regarding the legal descriptions can be found in the addenda section of the

report

OWNERSHIP AND PROPERTY HISTORY

The sublect property is currently vested in the name of 20030 Delaware Inc The subject property has

not sold or transferred in the last three years Furthermore the sublect property is not currently listed

for sale

CBRE
03

Below

Properly Rights Appraised

Fee Simple Estate
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The subject property was part of sale that took place in October 2003 The October 2003 sale

included 205.91 acres that transferred for total consideration of $27506385 or $133585 per

acre The subject has recently been split and the city of Romulus acquired two parcels for roads that

were originally included in the overall site Therefore the current subject acreage is little lower than

what was originally purchased

PREMISE OF THE APPRAISAL

The following table illustrates the various dates associated with the valuation of the subject the

valuation premises and the rights appraised for each premise/date

PREMISE OF THE APPRAISAL

Item Date Interest Appraised

Date of Report January 27 201

Date of Inspection January 13 201

Date of Value

As Is January 13 2011 Fee Simple Estate

Compiled by CBRE

PURPOSE OF THE APPRAISAL

The purpose of this appraisal is to estimate the as is market value of the sublect property The

current economic definition of market value agreed upon by agencies that regulate federal financial

institutions in the U.S and used herein is as follows

The most probable price which
property

should bring in competitive and open market under all

conditions requisite to fair sale the buyer and seller each acting prudently and knowledgeably and

assuming the price is not affected by undue stimulus Implicit in this definition is the consummation of

sale as of specified date and the passing of title from seller to buyer under conditions whereby

buyer and seller are typically motivated

both parties are well informed or well advised and acting in what they consider their own best

interests

reasonable time is allowed for exposure in the open market

payment is made in terms of cash in U.S dollars or in terms of financial arrangements

comparable thereto and

the price represents the normal consideration for the property sold unaffected by special or

creative financing or sales concessions granted by anyone associated with the sale

Office of Comptroller of the Currency 0CC 12 CFR Pa 34 Subpa Appraisals 34.42 Office of Thrift

Supervision OTS 12 CFR 564.2 Appraisal Institute The Dictionary of Real Estate Appraisal ed Chicago Appraisal

Institute 2002 77-1 78 This is also compatible with the RTC FDIC FRS and NCUA definitions of market value as well as

the example referenced in the Uniform Standards of Professional Appraisal Practice USPAP
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TERMS AND DEFINITIONS

The Glossary of Terms in the Addenda provides definitions for additional terms that are and may be

used in this appraisal

INTENDED USE AND USER OF REPORT

The intended user of this appraisal is Blair Franklin Capital Partners Inc The intended use is for

financial reporting purposes

SCOPE OF WORK

The scope of the assignment relates to the extent and manner in which research is conducted data is

gathered and analysis is applied all based upon the following problem-identifying factors stated

elsewhere in this report

Client

Intended use

Intended user

Type of opinion

Effective date of opinion

Relevant characteristics about the subject

Assignment conditions

This appraisal of the sublect has been presented in the form of Summary Report which is intended

to comply with the reporting requirements set forth under Standards Rule 2-2b of the USPAP That is

this report incorporates summary of all information significant to the solution of the appraisal

problem It also includes summary descriptions of the subject and the market for the subject type

CBRE completed the following steps for this assignment

Data Resources Utilized in the Analysis

RESOURCE VERIFICATION

Site Data Source/Verification

Size Frontage City of Romulus

Other Source/Verification

Legal Description City of Romulus

Zoning City of Romulus

Development Status City of Romulus

Tax Information Wayne County

Compiled by CBRE

Extent to Which the Properly is Identified

CBRE collected the relevant information about the subject from the owner or representatives public

records and through an inspection of the subject property The property was legally identified

through the following sources
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assessors records

legal description

Extent to Which the Property is Inspected

CBRE inspected the sublect and its surrounding environs on the effective date of appraisal Additional

physical information regarding the sublect was obtained from the following sources

county assessors records

Type and Extent of the Data Researched

CBRE reviewed the micro and/or macro market environments with respect to physical and economic

factors relevant to the valuation process This process included interviews with regional and/or local

market participants available published data and other various resources CBRE also conducted

regional and/or local research with
respect to the following

applicable tax data

zoning requirements

flood zone status

demographics

comparable data

Type and Extent of Analysis Applied

CBRE analyzed the data gathered through the use of appropriate and accepted appraisal

methodology to arrive at probable value indication via each applicable approach to value The

steps required to complete each approach are discussed in the methodology section CBRE then

correlated and reconciled the results into reasonable and defensible value conclusion as defined

herein reasonable exposure time associated with the value estimate presented has also been

considered

CBR
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Moodys Economy.com provides the following Detroit MI Division metro area

economic summary as of Oct-lU The full Moodys Economy.com report is presented in the

Addenda

DETROIT MI LMETROPOLITAN DIVISION ECONOMIC ANALYSIS

Indicators 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

Gross Metro Product C$B 65.0 64.1 64.0 62.2 60.9 59.1 54.0 55.1 56.6 59.1 60.8 61.0

Change 1.3 4.3 -0.3 -2.7 -2.1 -2.9 -87 2.2 2.7 4.5 2.7 0.3

Total Employment 000 838.0 826.9 819.6 802.9 782.8 758.7 699.0 681.8 679.7 693.3 708.5 715.2

Change 2.0 -1.3 -0.9 -2.0 -2.5 -3.1 -7.9 -2.5 -0.3 2.0 2.2 0.9

Unemployment Rate 8.5 8.6 8.6 8.4 8.7 10.1 16.2 15.5 15.8 13.5 10.6 8.5

Personal Income Growth 3.7 .0.1 1.2 1.6 1.9 2.3 -3.3 1.5 2.2 5.2 5.8 4.6

Population 000 2046.5 2037.0 2025.1 2008.7 1981.2 1949.0 1925.8 1912.6 1897.6 1886.7 1878.0 1869.5

Single-Family Permits 3729.0 4211.0 3138.0 2056.0 919.0 524.0 264.0 273.9 2104 810.1 1712.6 2071.3

Multifamily Permits 1909.0 2106.0 1436.0 378.0 76.0 371.0 24.0 73.8 3.4 11 2.1 343.4 437.9

Existing-Rome Price $Ths 123.4 11 9.5 118.9 110.1 101.8 91.6 84.4 83.5 78.7 75.6 82.5 92.4

Mortgage Originations $Mil 23287.7 13811.5 12638.1 9842.7 7151.0 7456.1 9122.4 9203.1 7013.3 4700.3 4788.4 5640.5

Net Migration 000 -25.1 -26.2 -28.2 -32.6 -36.2 -40.6 -30.7 -20.6 -22.2 -1 7.9 -15.7 -15.4

Personal Bankruptcies 18325.0 18852.0 25007.0 10532.0 12808.0 14110.0 16859.0 19256.8 22270.0 23272.1 19737.6 18210.5

Source Moodys Economy.com
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RECENT PERFORMANCE

Unlike many U.S metro areas that began to recover from the recession earlier this year Detroit has

yet to emerge from its decade-long recession The modest boost from stronger vehicle production

earlier in the year has faded Private employment whether manufacturing is included or not is now at

new low reversing the modest gains made earlier in the year Despite the beginning of recovery in

the motor vehicle industry Detroit has had to absorb the closure of General Motors engine plant in

Livonia and the elimination of shift at Fords Auto Alliance plant

The unemployment rate which exceeds 5% remains among the nations highest although the labor

force seems to be stabilizing one good sign

AUTO INDUSTRY

Just as Detroits auto-related industries led to its devastating downturn they are now leading its

recovery as production increases and spate of new investments by automakers and their suppliers

get under way Moreover Detroit may be at less risk than in the
past because the automakers are

operating much more nimbly However the expansions involve the retooling of existing facilities rather

than the addition of new facilities and many of the new jobs will pay half of what veteran workers

earn Ford is restarting its Michigan Assembly plant and rehiring 000 workers to build the new Focus

and recently announced plans to invest in several transmission plants and the Detroit Truck Plant GM
will start production of its Chevy Volt at the end of this year and rehire 200 workers for its Orion

plant next year GM will also receive state tax credit to employ 4000 people at its Renaissance

Center headquarters

SPILLOVER GROWTH

More suppliers and other vendors to the auto industry are again choosin to expand in Detroit to take

advantage of the new needs in the recovering auto industry the available automotive talent cheap

office and industrial space and tax credits number of the expansions involve technological

solutions for the auto industry such has San Diego-based automotive digital marketing agency Search

Optics and Silk Route Global supply chain solutions provider or industries that can piggyback off

the auto industry For example Navistar will build an engineering center for its defense and

commercial truck products and General Electric is building an aviation tech center

CHALLENGES

While the developments in the auto and other industries are certainly welcome and make strong

statement about the enduring role of Detroit as the center of the U.S auto industry Detroit faces huge

challenges before it can be called healthy Many of the announced expansions will evolve over

number of
years and the actual number of jobs created could be much smaller than expected Over

the
past decade Detroit has lost nearly one-quarter of its employment base and despite the net out
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migration of nearly 300000 residents growth in the motor vehicle industry will not be sufficient to

absorb the 00000 workers who have lost their jobs and are still looking for work The large amount

of labor market slack devastated residential and commercial real estate markets weak

demographics and poor fiscal conditions will weigh on income growth the revitalization of consumer

industries and al-Iractiveness for migrants Detroit will never regain its former size

CONCLUSION

The stabilization of payrolls new products and investments at auto plants and
parts expansions will

allow for modest recovery The rebound will be much weaker than elsewhere since the auto industry is

much smaller part of the economy than it once was The metro division will struggle to diversify its

economy info such areas as life sciences and alternative fuel industries because of formidable

competition throughout the country for such initiatives
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Rive

The neighborhood is located in the city of Romulus and is considered suburban location The city of

Romulus is located in southwest Wayne County about 20 miles southwest of the Detroit Central

Business District Further the sublect property is located about one mile north of the Detroit-Metro

Airport

BOUNDARIES

The neighborhood boundaries are detailed as follows

LAND USE

The eastern portion of the neighborhood consists of hotel and retail land use This land use is

primarily situated along Merriman Road and Wickham Road The northern portion of the
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neighborhood consists of airport parking for Detroit-Metro Airport and vacant undeveloped land The

western portion of the neighborhood consists of vacant undeveloped land and residential land The

majority of the neighborhood consists of vacant undeveloped land The Detroit-Metro Airport is

located to the south of the subject neighborhood south of 1-94

Numerous plans to develop the raw land in the subjects neighborhood area and in the surrounding

areas have been tabled Separate plans for the development of the vacant land in the subjects

neighborhood called for casino horse racing track and large mixed-use project with

commercial office research and technology and multi-family uses horse race track named

Pinnacle Race Course was recently built less than six miles south of the subject and the casino

approval was voted down

ECONOMIC DEVELOPMENT

The subject property is located in an area named the Detroit Region Aerotropolis The area was

created by the Wayne County Economic Development office The Aerotropolis area consists of the

land between Detroit-Metro Airport and Willow Run Airport to the west The area also includes land

to the north of Detroit-Metro Airport where the subject is located and land to the south of Detroit-

Metro Airport The Aerotropolis was created as new international commercial nexus to catalyze

growth and development throughout Southeast Michigan To date minimal

development/construction has transpired as result of the Aerotropolis planning

An area south of Detroit-Metro Airport called Pinnacle Aeropark was also created to spur growth and

development in the area The Pinnacle Aeropark is located in Huron Township The Pinnacle

Aeropark master plan calls for mixed-use development with three phases of development The

development includes the Pinnacle Race Course which has been built The remainder of the area

consists of vacant undeveloped land and development in this area is not expected in the near future

Furthermore the Pinnacle Race Course does not seem to be finding success the course has shut

down for the winter while original plans called for year round operation

Finally there is large amount of raw undeveloped industrial land for sale in the market area which

includes land controlled by Wayne County The land controlled by Wayne County is being offered at

low cost to spur economic development in the area

EMPLOYMENT

Given the subjects proximity to the Detroit-Metro Airport the area has high percentage

employment in total manufacturing transportation/warehouse/shipping receiving health

care/social assistance and accommodation/food services The following chart demonstrates

comparative employment statistics for one- three- and five-mile radius from the subject
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EMPLOYMENT BY INDUSTRY

Mile Mile Mile

Occupation Radius Radius Radius

Agr/Frst/Fish/Hunt/Mine 0.99% 0.21% 0.17%

Construction 2.48% 4.75% 5.64%

Total Manufacturing 14.69% 20.61% 19.49%

Wholesale Trade 2.97% 3.20% 3.03%

Retail Trade 4.79% 10.56% 11.89%

Transport/Warehse/Utils 14.52% 9.89% 8.39%

Information 0.99% 1.41% 1.72%

Fin/Insur/RE/Rent/Lse 5.94% 4.93% 5.67%

Prof/Sci/Tech/Admin 1.32% 2.92% 3.91%

Mgmt of Companies 0.00% 0.08% 0.05%

Admin/Spprt/Wasfe Mgmt 5.45% 5.20% 4.39%

Educational Svcs 5.45% 5.39% 5.88%

Health Care/Soc Asst 15.35% 12.35% 11 .65%

Entertainment Rec Services 0.66% 0.86% 1.48%

Accommdtn/Food Svcs 15.35% 10.16% 9.62%

OthSvcs Not PubAdmin 5.28% 4.98% 4.71%

Public Administration 3.80% 2.51% 2.33%

Source CBRE

To the east of the subject along Merriman Road north of 1-94 is large grouping of hotels/motels

and retail properties This is the main corridor that serves the high traffic coming in and out of

Detroit-Metro Airport Furthermore the 1-94 corridor surrounding the Detroit-Metro Airport has

large amount of land use focuses on shipping/receiving and warehouse/distribution The high

percentage categories in the chart above are indicative of an area centered around large

transportation hub like Detroit-Metro Airport

GROWTH PATTERNS

The malor growth that has occurred in the past few years has been the expansion of Detroit

Metropolitan Airport with the new McNamara Terminal and new North Terminal The terminal is

million square feet and is comprised of 97 gates Romuluss commercial growth has been spurred by

the airport with the primary commercial area centered on the entrance to the
airport at the intersection

of Merriman Road and lnterstate-94 The subject neighborhood lies adjacent to this intersection and

is generally undeveloped in nature

ACCESS

Primary access to the subject neighborhood is provided by Interstate 94 1-94 and Interstate 275

275 1-94 is located less than one mile south of the subject and provides access to the city of Detroit

to the east and the city of Ann Arbor to the west 1-275 is located less than two miles west of the

subject and provides access to the
city of Novi to the north and the city of Monroe to the south

10
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The sublect is located about one mile north of the Detroit Metropolitan Airport Detroit-Metro Airport

In 2008 Detroit Metropolitan Wayne County Airport was the 3th -busiest airport in the United States

and the 24th busiest airport in the world in terms of passenger traffic

DEMOGRAPHICS

Selected neighborhood demographics in one- three- and five- mile radius from the sublect are

shown in the following table

SELECTED NEIGHBORHOOD DEMOGRAPHICS

31800 Smith Road Mile Mile Mile

Romulus Ml Radius Radius Radius

Population

2015 Population 1181 29869 134497

2010 Population 1235 31918 145202

2000 Population 1375 35898 166552

1990 Population 1656 38499 173248

Annual Growth 2010-2015 -0.89% -1.32% -1.52%

Annual Growth 2000-2010 -1.07% -1.17% -1.36%

Annual Growth 1990- 2000 -1.84% -0.70% -0.39%

Households

2015 Households 489 11280 50354

2010 Households 511 12031 54353

2000 Households 566 13542 62599

1990 Households 643 13528 60906

Annual Growth 2010-2015 -0.88% -1.28% -1.52%

Annual Growth 2000-2010 -1.02% -1.18% -1.40%

Annual Growth 1990-2000 -1.27% 0.01% 0.27%

Income

2010 Median HH Inc $36962 $42805 $46453

2010 Estimated Average Household Income $50953 $53053 $54958

2010 Estimated Per Capita Income $20232 $20174 $20771

Age 25 College Graduates 2000 99 1688 10040

Age 25 Percent College Graduates 2010 10.1% 7.0% 8.9%

Source CBRE

CONCLUSION

The demographics indicate profile of lower-income community Wayne Countys economy is

rather dependent on the manufacturing sector making it susceptible to economic fluctuations The

low number of households in the one mile radius can be attributed to the presence of the Detroit

Metro Airport and the heavy industrial/warehouse corridor along 1-94 near the subject The

neighborhood is adequately located with regard to the major employment and shopping centers

Based on the aforementioned significant recovery needs to occur before anything new will be

demanded here
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MARKET ANALYSIS

The subject is located in the city of Romulus Down River submarket market The market analysis

forms basis for assessing market area boundaries supply and demand factors and indications of

financial feasibility Primary data sources utilized for this analysis include CB Richard Ellis Inc.s local

industrial research statistics as well as data from CoStar Information Systems Inc the foremost

surveyor of industrial properties in Metropolitan Detroit and discussions with local brokers

MARKET OVERVIEW

The Detroit Metropolitan Industrial market anchored by its vehicle-manufacturing sector has long been

one of the largest industrial markets in the United States Accordingly when the economy slowed to

standstill in the early part of 2001 this market took one of the hardest hits and has yet to regain its

dominance With the continual loss of market share by the domestic automakers the outlook on the

manufacturing sector is not overly positive However the continued
activity

from logistics and

transportation companies appears promising in assisting in the stabilization of somewhat declining

market

As of the 4th Quarter 2010 CS Richard Ellis reported that

The end of the fourth quarter 2010 brings an optimistic outlook for Detroits industrial market While

recoveiy will surely be slow process 2010 exhibited in creases in most categories and sectors

Improvements are visible across the board and the industrial market exemplifies one of the more

fortunate markets due in part to the specialization of the buildings Not dissimilar to last quarter the

market
portrays

slow demand and continuing low-cost bargains available for sale or for lease Current

market conditions definitely favor the consumers and now are the time to invest in some never-before

seen deals The foreclosure situation has brought about some of the markets lowest sale prices since

the 980s While this sets positive scene on the buyer end these conditions are frustratingly dim for

landlords The fourth quarter closes with only slightly negative net absorption of -242715 SF

Despite its first impression this number is actually indicative of rather standard quarter in the market

For the entire year of 2010 absorption is the best the market has seen since 2005 The year ends with

net absorption of nearly 3.5 million square feet which is on the opposite end of the spectrum from

2009s year-end which was -4.8 million square feet

There were number of significant transactions during the fourth quarter American Axle and

Manufacturing Inc bought 76060 SF in Auburn Hills from Cardell and Indiana Metal purchased an

impressive 1.9 million square feet from Automotive Component Holdings in Shelby Township Though

not always evident at first there are many signs of hope in the market Chrysler Groups Sterling

Heights Assembly Plant was scheduled to close at the end of 2012 Now though the plant is

anticipated to be Chryslers highest producing factory Chrysler CEO Sergio Marchionne has even

12
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hinted at the definite possibility of the plant producing Alfa Romeos which are to reappear in the

United States sometime in 2012

The Brookings Institute rated Metro Detroit as number seven amongst national metro areas in

economic growth from 2009-2010 This honorable position is yet another indication that there are

good things to come in the upcoming quarters and with continued effort and hard work both buyers

and sellers should be pleased with the results

The average asking direct lease rates NNN remained constant during the fourth quarter 2010 and

there was negligible increase of Iwo cents since the third quarter In fact the rates for 2010 in its

entirety were practically unchanged This apparent stagnancy in prices is positive sign compared with

the dramatic decreases that have occurred in the past few years Since 2005 the average lease rates

have had net change of almost one dollar to the negative It is probable that the rates have

bottomed out which means that the market is in the midst of sluggish recovery Any improvement is

better than none and the fourth quarter holds true to that statement

The market exhibited slight increase in availability during the fourth quarter The Washtenaw

submarket had the biggest surge in availability increasing from 10 11 in the third quarter to 13.35%

in the fourth quarter Many submarkets however showed an unquestionable decrease in their

availability Macomb Northwest Suburbs and Western Wayne County Since the first quarter of 2005

there has been net increase of almost 32000000 square feet of availability in the market As the

market begins to recover availability is expected to slowly decrease The low lease rates and sale

prices are incentives for increased activity in the upcoming quarters which will consequently lower

availability levels

The industrial employment sector in Michigan had the most job losses in 2010 in the country

according to Manufacturers News reported 79 101 industrial-related job loss results in 10.7%

decrease from 2009 At the end of the fourth quarter the U.S Bureau of Labor Statistics states that

Michigan employs roughly 462800 people in the manufacturing industry and about 707000 in

distribution-related jobs The reason for this major decrease is multi-faceted Michigan has lost 913

manufacturing plants in the past year 5.8% decrease in the States total manufacturing plants In

addition advances in technology continue to replace actual human workers in the manufacturing

industry Many companies are utilizing automated systems and robotics in place of human beings in

order to increase efficiency and cut costs The end-of-quarter unemployment rate for the United States

is 9.8% which is considerably lower than Michigans 12.4% The Metro Detroit area is in even worse

condition at 13.5% Despite these grim-sounding numbers the unemployment rates are noticeably

lower than this time last year The national rate has decreased 2.5% and the states is 1% lower than

fourth quarter 2009 Metro Detroit is in line with these figures as well featuring 2.5% drop over the

course of 2010 This data shows that although Michigans unemployment rates are higher than the

countrys average the recovery rate is equivalent with that of the rest of the nation

13
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The Metropolitan Detroit Industrial Market and its submarkets are illustrated on the following map and

are further discussed below

The following table provides detailed market summary for the eight industrial submarkets within the

Detroit MSA

DETROIT INDUTRIAL MARKET SUMMARY BY SUBMARKET

Average
Net Absorptbn Under

AskingExisting Supply Avaikibilily Aoilabillty
Past 12 Months ConstructionSubmarket

SF SF Lease Rate
SF SF

$SF/YR
Macomb 102477159 17523594 17.1% 225917 $4.39

1-75 Corridor 79009903 13747723 17.4% 1062416 $5.24

SE Oakland 14802601 2916112 19.7% 24877 $4.01

NWSuburbs 58766681 9343902 15.9% 585595 $6.18

Western Wayne 86650168 12044373 13.9% 3049235 $4.36

Down River 66389916 10954336 16.5% 377038 $4.17

Detroit aty 94827152 21336109 22.5% -1915886 $3.22

Washtenaw 22558182 3022796 13.4% 48366 $5.96

DetroitMSA 525481762 90888947 17.3% 3457558 $4.51

Source CB Richard Ellis Inc

4th Quarter2Ol0

Net Basis

In terms of
existing inventory the largest submarket within the Detroit MSA is Macomb County at

approximately 02.5 million square feet or approximately 9.50% of the total inventory The

smallest submarket is Southeast Oakland County at approximately 14.8 million square feet or about

2.82% of the total inventory

14



VACANT LAND MARKET ANALYSIS

Among the eight submarkets the City of Detroit submarket has the highest availability rate at 22.50%

while the Washtenaw County submarket has the lowest availability rate at 3.40%

In terms of current absorption activity which includes all leasing and sales activity the Western

Wayne County submarket led the way at 3049235 square feet over the past twelve months As

shown new construction is at standstill in Detroit

In terms of average asking lease rates the surveyed range among the submarkets is from $3.22 to

$6.18 per square foot per year The highest asking lease rate surveyed was within the Western

Wayne County submarket and the lowest asking lease rate was within the Detroit City submarket

MARKET BREAKDOWNS

Overall the Detroit market is experiencing increasing vacancy with change from 6.5% to 7.3%

4th 2009 to 4th 2010 Additionally lease rates have decreased from $4.55 to $4.51 during

the same time period Overall the malority of the markets continue to struggle throughout the

metropolitan area

15
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SUBMARKET OVERVIEW

The Downriver industrial submarket reflected positive absorption of 377038 square feet in 201 and

there is no new construction Two notable transactions that occurred in the fourth quarter of 2010

were Owens Minor lease of 211000 square feet at the Romulus Business Center and the sale of

the 61237 square foot building at 15385 Pine in Romulus to Randall Industries Current market

statistics for the Detroit Industrial Market and the subjects Down River submarket are shown in the

following table

16 CBRE
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INDUSTRIAL MARKET STATISTICS

Category Metropolitan Area Submarket

Existing Supply SF 525481762 66389916

New Construction SF

Absorption SF 3457558 377038

Average Occupancy 82.7% 83.5%

Average Rent ISF $4.51 $4.17

Date of Survey 4th Qtr 2010

ource BRE Ma rketView

As of Fourth Quarter 201 the overall Detroit industrial
inventory consists of approximately 525

million square feet The current availability or vacancy rate is 7.3% or about 90.9 million square

feet Current absorption which includes all lease and sale activity is 3457558 square feet with all

but the City of Detroit submarket experiencing positive absorption Current construction activity is at

standstill and the average asking rent is $4.51 per square foot

The Downriver submarket had total inventory of approximately 66.4 million square feet and ranks as

the fifth largest submarket in the Detroit MSA This equates to about 3% of the entire Detroit

industrial inventory The submarket availability or vacancy rate is 6.5% meaning the submarket

holds approximately 2% of the entire available inventory in the Detroit market There is no new

construction occurring within this submarket

As shown above the average occupancy rate for the sublect submarket closely mimics that of the

overall market area The average asking rental rate in the Downriver submarket is $4.17 per square

foot while the market in general is slightly higher at $4.51 per square foot The lower asking rental

rates are attributable to the older supply of the submarket Both the overall market and the subject

submarket are expected to recover as the economy improves

Local Area Market Statistics Mile Radius

survey of improved industrial properties within three-mile radius of the subject has been conducted

in order to identify occupancy and average rental rate trends The results of the survey are shown

below

17
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LOCAL AREA MARKET STATISTICS

Period Bldgs Total RBA Occupied Total Average Rate

2010 4Q 394 15135286 80.9% $4.25/nnn

2010 3Q 394 15135286 80.3% $4.22/nnn

2010 2Q 394 15135286 85.0% $4.26/nnn

2010 1Q 394 15135286 85.3% $4.23/nnn

2009 4Q 394 15135286 85.7% $4.26/nnn

2009 3Q 394 15135286 86.6% $4.30/nnn

2009 2Q 394 15135286 86.8% $4.37/nnn

2009 1Q 394 15135286 87.9% $4.41/nnn

2008 4Q 394 15135286 90.4% $4.49/nnn

2008 3Q 394 15135286 91.0% $4.59/nnn

2008 2Q 394 15135286 91.4% $4.53/nnn

2008 1Q 395 15141126 91.4% $4.57/nnn

2007 4Q 393 14878762 93.3% $4.57/nnn

2007 3Q 392 14846842 92.5% $4.76/nnn

2007 2Q 392 14846842 91.2% $4.73/nnn

2007 1Q 392 14846842 91.0% $4.49/nnn

Source CoStar

Using CoStar Properly we have compiled survey of 401 industrial buildings located within three-

mile radius of the subject This survey included approximately 15135286 square feet of industrial

space of which 80.9% is currently occupied with an average asking rental rate of $4.25 per square

foot on triple net basis Since the first quarter of 2007 vacancy rates have fluctuated from 6.7% to

9.7% with an average of 11 .8% and asking rental rates have ranged from $4.22 to $4.76 with an

average of $4.44 per square foot

Based on this survey the local market is generally performing similar to the Detroit MSA in regards to

occupancy levels and asking rental rates The majority of the vacancy in the industrial market may be

attributed to the recent economic recession and is not considered measure of the long-term market

viability Conversations with local brokers active in the market indicate that the local industrial market

continues to be viable as such the local market is expected to recover in the long term

CONCLUSION

Overall Detroit has become less attractive investment market for industrial properties due to its

reliance on the auto industry causing total investment activity and overall capitalization rates to lag the

Midwest and national industrial investment trends This increased risk and deteriorating market

conditions have caused the industrial investment sales market to become almost non-existent at this

time
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SITE ANALYSIS

The following chart summarizes the salient characteristics of the sublect site

Physical Description

SITE SUMMARY AND ANALYSIS

Parcel 80-039-99-0001-707
Gross Site Area

Primary Road Frontage

Secondary Road Frontage

Secondary Road Frontage

Shape

Topography

66.77 Acres

Smith Road

Vining Road

Wick Road

Rectangular

Generally Level

2908501 Sq Ft

200 Feet

2500 Feet

200 Feet

Parcel 80-039-99-0001-708
Gross Site Area

Primary Road Frontage

Secondary Road Frontage

Shape
Topography

104.23 Acres

Smith Road

Wick Road

Rectangular

Generally Level

4540259 Sq Ft

900 Feet

1677 Feet

Parcel 80-040-99-0002-714
Gross Site Area

Primary Road Frontage

Secondary Road Frontage

Shape
Topography

31.34 Acres

Smith Road

Wick Road

Rectangular

Generally Level

13651 70 Sq Ft

600 Feet

400 Feet

Zoning/Flood

Zoning District

Flood Map Panel No Date

Flood Zone

Adjacent Land Uses

Comparative Analysis
Access

Visibility

Functional Utility

Traffic Volume

Adequacy of Utilities

Landscaping

Drainage

Utilities

Water

Sewer

Natural Gas

Electricity

Other
Detrimental Easements

Encroachments

Deed Restrictions

Reciprocal Parking Rights

Common Ingress/Egress

Average

Average

Average

Average

Assumed adequate

Average

Assumed adequate

Provider

Municipal

Municipal

Consumers
Detroit Edison

Rating

Adeci uacv

Yes

Yes

Yes

Yes

Source Various sources compiled by CBRE
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RC Regional Commerce

Not Mapped N/A
N/A
Hotels/Detroit-Metro Airport/Vacant/I -94

Yes No Unknown
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COMMENTS

The three subject parcels have acreages of 66.77 104.23 and 31 .34 acres All three parcels have

frontage on main roads in the area All three parcels have rectangular shape and generally level

topography According to the Federal Emergency Management Agency FEMA the subject parcels

are located in an area that is unmapped According to the
city of Romulus the subject parcels are

served by municipal water and sewer

The adjacent land uses consist of multiple hotels 1-94 expressway vacant land and the Detroit-Metro

Airport The subject property is directly in line with the inbound flight patterns for the Detroit-Metro

Airport

CONCLUSION

The sublect parcels have an average location and are afforded average access and visibility from

roadway frontages The subject parcels have average functional utility The sizes of the parcels are

average for the market area and use and there are no known detrimental uses in the immediate

vicinity Overall there are no known physical factors that are considered to prevent the parcels from

development of their highest and best use
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ZONING ANALYSIS

The following chart summarizes the subjects zoning requirements

ZONING SUMMARY

RC Regional Center District

Based on the current zoning regulations for the RC Regional Center District the subjects

improvements are legal and conforming land use The land is zoned Regional Center District which

allows for wide variety of commercial uses

Current Zoning

Legally Conforming Yes

uses Permitted Large scale commercial and office developments

Hotels restaurants convention centers trade centers

education and training facilities car rental parking

facilities An adjunct land use which would complement

the high rise hotel motel complex would include multi

story apartments and condominiums

Zoning Change Not likely

Category Zoning Requirement

Minimum Lot Size 43560 Feet

Minimum Lot Width 150 Feet

Maximum Height 150 Feet

Minimum Setbacks

Front Yard 50 Feet

Street Side Yard 20 Feet

Interior Side Yard 20 Feet

Rear Yard 35 Feet

Maximum Bldg Coverage 35%

Source Planning Zoning Dept
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PURPOSE

The RC Regional Center District is intended to promote large scale commercial and office

developments which can take advantage of the potential trade of passengers visitors and

employments at the Metro Airport It is also recognized that this international air facility will

encourage adjacent land uses for conventions trade centers educational and training facilities as

well as the hotels motels restaurants car rental and parking facilities An adjunct land use which

would complement the high rise hotel motel complex would include multi-story apartments and

condominiums The combination of diversified uses must be planned to complement each other and

be coordinated to utilize utility and road networks This district is intended to encourage innovation

and variety in type design and arrangement of uses that create vibrant and unified Regional Center

In the highest and best use section of the report which is presented later we conclude that the highest

and best use of the subject parcels as vacant would be the development an industrial property

demand warranting Therefore in the valuation section we have used industrial comparables

The industrial uses include warehouse/distribution research and development and flex office space

w/ industrial all of which is geared around the presence of the Detroit-Metro Airport and the already

existing large industrial corridor in the area along 1-94 New hotel construction in the area has been

limited to the tear down of old hotels and construction of new hotels on the original site Land for

new hotels is not demanded in the area as growth has been minimal
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TAX AND ASSESSMENT DATA

The assessor in the subject municipality maintains two assessments the Taxable Value TV and State

Equalized Value SEV The Taxable Value is what the annual tax burden is based on in Michigan and

its annual increase is limited to the lesser of CPI or 5% The State Equalized Value is also reviewed

each year and is to represent 50% of the properlys market value When property sells the State

Equalized Value becomes the propertys new Taxable Value There is often gap between the TV and

the SEV if the property had not recently traded As such following sale there would be significant

increase in the annual tax burden market value opinion assumes sale has/will occur and we

have therefore based our fax estimate on the State Equalized Value

Subject Properly

The resulting tax estimates for the subject property appear in the following table The subject is

located in the Romulus Public School District

AD VALOREM TAX INFORMATION

True Cash State Equalized Taxable

Value Value Value

The total current taxes for the subject property are $368911 and the projected taxes based on the

SEV are $524744 The City of Romulus charges .0% administration fee According to the city of

Romulus there is balance owed for the 2010 taxes The amount owned is about $93690 the

malority of which is from the winter bill

24

Tax Year Tax Rate Calculated

2010
per $1000 Tax Expense

Parcel

80-039-99-0001-707 $6009400 $3004700 $2 12394 $570600 $120533

80-039-99-0001-708 $9380600 $4690300 $3297422 $570600 $188151

80-040-99-0002-714 $2820600 $1410300 $991484 $570600 $56574

Totals $18210600 $9105300 $6401300 $365258

Administration Fee 1.0% $3653

Total Current Taxes $36891

Projected Taxes Based on SEV $524744

Source Assessors Office
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HIGHEST AND BEST USE

In appraisal practice the concept of highest and best use represents the premise upon which value is

based The four criteria the highest and best use must meet are

legal permissibility

physical possibility

financial feasibility and

maximum profitability

The highest and best use analysis of the sublect is discussed on the following pages This analysis

incorporates the information presented in the Market Analysis section as well as any unique

characteristics of the subject described previously

AS VACANT

Legal Permissibility

The subject property is zoned RC Regional Center District The legally permissible uses for the RC

Regional Center District are

Large scale commercial and office developments Hotels restaurants convention centers

trade centers education and training facilities car rental parking facilities An adjunct land

use which would complement the high rise hotel motel complex would include multi-story

apartments and condominiums

The zoning makes the subject parcels available for several different developments however do to their

secondary location some uses would not be applicable Residential/Multi-family is not applicable as

current market values and high inventories do not support construction costs Due to the lack of

demand for commercial development and the flexibility of the zoning less intensive use is likely

Given the infrastructure in the area we believe light industrial/warehousing or distribution use is

more likely use for the subject parcels

Physical Possibility

The subject parcels are adequately served by utilities have an adequate shape and size sufficient

access etc to be separately developable sites The subject parcels would reasonably accept site

layout for any of the legally probable uses There are no known physical reasons why the subject

parcels would not support any legally probable development

Financial Feasibility

The determination of financial feasibility is dependent primarily on the relationship of supply and

demand for the legally probable land uses versus the cost to create the uses Residential/Multi family

is currently not applicable as current market values and high inventories do not support construction
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costs The sublects industrial market is generally soft with increasing vacancy rates and declining

rental rates These factors indicate that it would not be financially feasible to complete new

residential project at the site at this time new industrial project would be feasible if the site

acquisition cost was low enough to provide an adequate developers profit

Maximum Profitability

The final test of highest and best use of the parcels as if vacant is that the use be maximally

productive yielding the highest return to the land In the case of the sublect as if vacant the analysis

has indicated that development of an industrial property would be most appropriate

CONCLUSION HIGHEST AND BEST USE AS VACANT

We conclude that the highest and best use of the subject parcels as vacant would be the

development of an industrial property demand warranting Due to the lack of demand for

commercial development and the flexibility of the zoning less intensive use is likely Given the

infrastructure in the area we believe light industrial/warehousing or distribution use is more likely

use the subject parcels Due to the significant amount of available land in the area we do not believe

demand for the subject parcels will exist for some time

Given that the subject exists in three non-contiguous parcels we have valued each parcel separately
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APPRAISAL METHODOLOGY

In appraisal practice an approach to value is included or omitted based on its applicability to the

property type being valued and the quality and quantity of information available Based on

information contained in the Thirteenth Edition of The Appraisal of Real Estate published in 2008

depending on specific appraisal assignment any of the following four methods may be used to

determine the market value of the fee simple interest of land

Sales Comparison Approach

Income Capitalization Procedures

Allocation and

Extraction

The following summaries of each method are paraphrased from the text

The first is the sales comparison approach This is process of analyzing sales of similar recently

sold parcels in order to derive an indication of the most probable sales price or value of the property

being appraised The reliability of this approach is dependent upon the availability of comparable

sales data the verification of the sales data regarding size price terms of sale etc the degree

of comparability or extent of adjustment necessary for differences between the subject and the

comparables and the absence of non-typical conditions affecting the sales price This is the

primary and most reliable method used to value land if adequate data exists

The income capitalization procedures include three methods land residual technique ground rent

capitalization and Subdivision Development Analysis discussion of each of these three techniques

is presented in the following paragraphs

The land residual method may be used to estimate land value when sales data on similar

parcels of vacant land are lacking This technique is based on the principle of balance

and the related concept of contribution which are concerned with equilibrium among the

agents of production--i.e labor capital coordination and land The land residual

technique can be used to estimate land value when building value is known or can be

accurately estimated stabilized annual net operating income to the property is known

or estimable and both building and land capitalization rates can be extracted from the

market Building value can be estimated for new or proposed buildings that represent the

highest and best use of the property and have not yet incurred physical deterioration or

functional obsolescence

The subdivision development method is used to value land when subdivision and

development represent the highest and best use of the appraised parcel In this method

an appraiser determines the number and size of lots that can be created from the

appraised land physically legally and economically The value of the underlying land is

then estimated through discounted cash flow analysis with revenues based on the

achievable sale price of the finished product and expenses based on all costs required to

complete and sell the finished product
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The ground rent capitalization procedure is predicated upon the assumption that ground

rents can be capitalized at an appropriate rate to indicate the market value of site

Ground rent is paid for the right to use and occupy the land according to the terms of the

ground lease it corresponds to the value of the landowners interest in the land Market-

derived capitalization rates are used to convert ground rent into market value This

procedure is useful when an analysis of comparable sales of leased land indicates range

of rents and reasonable support for capitalization rates can be obtained

The allocation method is typically used when sales are so rare that the value cannot be estimated by

direct comparison This method is based on the principle of balance and the related concept of

contribution which affirm that there is normal or typical ratio of land value to property value for

specific categories of real estate in specific locations This ratio is generally more reliable when the

subject property includes relatively new improvements The allocation method does not produce

conclusive value indications but it can be used to establish land value when the number of vacant

land sales is inadequate

The extraction method is variant of the allocation method in which land value is extracted from the

sale price of an improved property by deducting the contribution of the improvements which is

estimated from their depreciated costs The remaining value
represents the value of the land Value

indications derived in this way are generally unpersuasive because the assessment ratios may be

unreliable and the extraction method does not reflect market considerations

METHODOLOGY APPLICABLE TO THE SUBJECT

The sales comparison approach has been used to value the subject parcels The cost approach and

income approach are not applicable and have not been used

28 CBRE
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SALES COMPARISON APPRAOCH 66.77 ACRES

We have chosen comparables from nearby surrounding communities based upon combination of

property characteristics zoning and use The following map and table summarize the comparable

data used in the valuation of the sublect detailed description of each transaction is included in the

addenda
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SUMMARY OF COMPARABLE LAND SALES

Transaction Actual Sale Adjusted Sale Size Size Price

No Property Location Type Date Zoning Price Price Acres SF Per SF

WS of Van Dyke of Lynch Sole Sep-08 M-4 Industrial $2100000 $2100000 45.82 1995919 $1.05

Road Detroit MI

ES of commerce of Sale Jan-06 1-2 Heavy $1637000 $1637000 26.14 1138658 $1.44

Pennsylvania Huron Industrial

Township Ml

lnkster and Annapolis Sale Jul-09 Light Industrial $1045545 $1045545 30.61 1333372 $0.78

Dearborn Heights Ml

17275 Huron River Huron Sale Dec-07 and B-i $740000 $740000 18.02 784951 $0.94

Township Ml

swc of Tyler Quirk Roads Sale May-06 Ml Light $2215000 $2215000 42.22 1839103 $1.20

Van Buren Township Ml Industrial

Subject Wick RoadIE Vinirig Road --- --- Rt Regional --- --- 66.77 2908501

Romulus MI commerce

Transaction amount adjusted for cash equivalency and/or development costs where applicable

Compiled by CBRE
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Comparable Sale One

This comparable represents the September 2008 sale of the 45.82 acre tract of industrial zoned land

located on the west side of Van Dyke Avenue south of Lynch Road in Detroit Michigan The property

has 312 feet of frontage on Van Dyke Avenue and also small amount of frontage on Lynch Road as

well as having rail way along the western property line The site is irregular in shape and is the

former site of Chryslers Winfield Foundry According to the broker any environmental issues were

cleared up before the sale The property sold to local developer for $2100000

Comparable One warranted downward adjustment for declining market conditions since the time of

sale Comparable One also warranted an upward adjustment for its inferior amount of road

frontage

Comparable Sale Two

This comparable represent the January 2006 sale of the 26.14 acre tract of industrial zoned land

located on the east side of Commerce Drive south of Pennsylvania Road in Huron Township

Michigan The property is situated approximately one half mile west of Interstate 275 and has frontage

on Commerce and Woodland Drives The property sold to private investor for $1637000

Comparable Two warranted downward adjustment for declining market condition since the time of

sale Comparable Two also warranted downward adjustment for its superior size and an upward

adjustment for its inferior amount of road frontage

Comparable Sale Three

This comparable is bounded by Inkster Road Annapolis Road and Powers Avenue in Dearborn

Heights Wayne County Michigan The property is 30.61-acre site that sold in July 2009 for

$1045545 or $0.78 per square foot The property is zoned for industrial use and was purchased by

the city The site is surrounded by residential on three sides and industrial to the south across Powers

Comparable Three warranted downward adjustment for declining market condition since the time of

sale Comparable Three also warranted downward adjustment for its superior size and an upward

adjustment for its inferior amount of road frontage

Comparable Sale Four

This comparable is located at 7275 Huron River Road which is at the corner of Pennsylvania Road

and Huron River Road in Huron Township Wayne County Michigan The property is an 8.02-acre

site that sold in December 2007 for $740000 or $0.94 per square foot The property has dual

zoning with B-i Local Business in the front and I-Light Industrial in the rear

30 CBRE
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Comparable Four warranted downward adjustment for declining market condition since the time of

sale Comparable Four also warranted downward adjustment for its superior size and an upward

adjustment for its inferior amount of road frontage

Comparable Sale Five

This comparable is located at the southwest corner of Tyler Road and Quirk Road near Willow Run

Airport in Van Buren Wayne County Michigan The properly is 42.22-acre site that sold in June

2006 for $2215000 or $1 .20 per square foot The property is zoned for industrial use and was

purchased by the township

Comparable Five warranted downward adjustment for declining market condition since the time of

sale Comparable Five also warranted an upward adlustment for its inferior amount of road frontage

Based on our comparative analysis the following chart summarizes the adjustments warranted to each

comparable

LAND SALES ADJUSTMENT GRID

Comparable Number Subject

Transaction Type Sale Sale Sale Sale Sale

Transaction Date Sep-08 Jan-06 Jul-09 Dec-07 May-06

Zoning M-4 Industrial 1-2 Heavy Light Industrial and B-i Mi Light RC Regional

Industrial Industrial Commerce

Actual Sale Price $2100000 $1637000 $1045545 $740000 $2215000

Adjusted Sale Price $2100000 $1637000 $1045545 $740000 $2215000

Size Acres 45.82 26.14 30.61 18.02 42.22 66.77

Size SF 1995919 1138658 1333372 784951 1839103 2908501

Price PerSF $1.05 $1.44 $0.78 $0.94 $1.20

Price PSF $1.05 $1.44 $0.78 $0.94 $1.20

Property Rights Conveyed 0% 0% 0% 0% 0%

Financing Terms 0% 0% 0% 0% 0%

Conditions of Sale 0% 0% 0% 0% 0%

Market Conditions -20% -40% -10% -30% -40%

Subtotal $0.84 $0.86 $0.71 $0.66 $0.72

Size 0% -10% -10% -10% 0%

Shape 0% 0% 0% 0% 0%

Corner 0% 0% 0% 0% 0%

Frontage 10% 5% 10% 5% 5%

Topography 0% 0% 0% 0% 0%

Location 0% 0% 0% 0% 0%

Zoning/Density 0% 0% 0% 0% 0%

Utilities 0% 0% 0% 0% 0%

Highest Best Use 0% 0% 0% 0% 0%

Total Other Adjustments 10% -5% 0% -5% 5%

value Indication for Subject $0.93 $0.82 $0.71 $0.63 $0.76

Transaction amount adjusted for cash equivalency and/ar development costs where applicable

Compiled by CBRE
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CONCLUSION

This portion of the sublect 66.77 acre parcel has large amount of road frontage on three main

roads The large amount of road frontage increases the utility of the site The comparables indicate

an adjusted range of $0.63 to $0.93 per SF with an average of $0.77 per SF Comparables Two

Three Four and Five are the most proximate to the subject and among those Comparables Three

and Four are the most recent Comparables Three and Four were given the most weight and the

remainder of the comparables lends support to the opinion of value The following table presents the

valuation conclusion for this portion of the subject

CONCLUDED LAND VALUE

PSF Sublect SF Total

$0.63 2908501 $1823392

$0.71 2908501 $2052594

Indicated Value $2000000

Rounded PSF $0.69

Compiled by CBRE
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SALES COMPARISON APPRAOCH 104.23 ACRES

We have chosen comparables from nearby surrounding communities based upon combination of

property characteristics zoning and use The following map and table summarize the comparable

data used in the valuation of the subject detailed description of each transaction is included in the

addenda
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SUMMARY OF COMPARABLE LAND SALES

Trensectien Actual Sale Adjusted Sale Size Size Price

Na Preperty Lecatien Type Date Zaning Price Price Acres SF Per SF

WS of Van Dyke of Lyarh Road Detroit MI Sale Sep-08 M.4 ledastrial $2100000 $2100000 4S.82 1995919 $1.05

ES at Commerce at Pennsylvania Haran Sale Jan-06 .2 Hea-cy ledustrial $1637000 $1637000 26.14 11386S8 $1.44

Township Ml

af Ridge Ed ot Pive Mile Ed Plymoath Sale Dec-04 IHD-lndastrinl $14570078 $14578070 102.82 4478839 $3.25

Taweship Ml

labster sad Annapolis Dearborn Heights Ml Sale Jul-09 Light ladastrial $1045545 $1045545 30.61 1333372 $0.78

SWC of Tyler Quirk Roads Van Boron Sale May-06 Ml Light ladostrial $2215000 $2215000 42.22 1839103 $1.20

Township Ml

Sabjed Wick Rd/E Vining Ed -- --- RC Regional Commerce .. -. 104.23 4540259

Ramalos Ml

Transaction amount odastnd toc mob eqaivalency nnd/or development cast where applicable

Compiled by CBRt
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Comparable Sale One

This comparable represents the September 2008 sale of the 45.82 acre tract of industrial zoned land

located on the west side of Van Dyke Avenue south of Lynch Road in Detroit Michigan The property

has 312 feet of frontage on Van Dyke Avenue and also small amount of frontage on Lynch Road as

well as having rail way along the western property line The site is irregular in shape and is the

former site of Chryslers Winfield Foundry According to the broker any environmental issues were

cleared up before the sale The properly sold to local developer for $2100000

Comparable One warranted downward adjustment for declining market conditions since the time of

sale Comparable One also warranted downward adlustment for its superior size and an upward

adjustment for its inferior amount of road frontage

Comparable Sale Two

This comparable represent the January 2006 sale of the 26.14 acre tract of industrial zoned land

located on the east side of Commerce Drive south of Pennsylvania Road in Huron Township

Michigan The properly is situated approximately one half mile west of Interstate 275 and has frontage

on Commerce and Woodland Drives The properly sold to private investor for $1637000

Comparable Two warranted downward adlustment for declining market conditions since the time of

sale Comparable Two also warranted downward adjustment for its superior size and an upward

adjustment for its inferior amount of road frontage

Comparable Sale Three

This comparable represents the sale of raw land located east of Ridge Road and south of Five Mile

Road The land is located
just north of Johnson Controls corporate headquarters The site was

irregularly shaped and generally level The site included 02.82 acres and was zoned IND-Industrial

In addition the properly had 4454 of frontage along the south right of way line of the

Railroad and 2095 feet of frontage along Ridge Road In December 2004 Demco 52 LLC sold the

site to Johnson Controls Technology Company for $1 4578078 or $3.25/SF

Comparable Three warranted downward adlustment for declining market conditions since the time

of sale

Comparable Sale Four

This comparable is bounded by lnkster Road Annapolis Road and Powers Avenue in Dearborn

Heights Wayne County Michigan The property is 30.61-acre site that sold in July 2009 for

$1045545 or $0.78 per square foot The property is zoned for industrial use and was purchased by

the
city The site is surrounded by residential on three sides and industrial to the south across Powers
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Comparable Four warranted downward adjustment for declining market conditions since the time of

sale Comparable Four also warranted downward adlustrnent for its superior size and an upward

adjustment for its inferior amount of road frontage

Comparable Sale Five

This comparable is located at the southwest corner of Tyler Road and Quirk Road near Willow Run

Airport in Van Buren Wayne County Michigan The property is 42.22-acre site that sold in June

2006 for $221 5000 or $1 .20 per square foot The property is zoned for industrial use and was

purchased by the township

Comparable Five warranted downward adjustment for declining market conditions since the time of

sale Comparable Five also warranted downward adjustment for its superior size and an upward

adjustment for its inferior amount of road frontage

Based on our comparative analysis the following chart summarizes the adjustments warranted to each

corn parable

LAND SALES ADJUSTMENT GRID

Comparable Number Subject

Transacfion Type Sale Sale Sale Sale Sale

Transaction Date Sep-08 Jan-06 Dec-04 Jul-09 May-06

Zoning M-4 1-2 Heavy IND-Industrial Light Ml Light RC Regional

Industrial Industrial Industrial Industrial Commerce

Actual Sale Price $2100000 $1637000 $14578078 $1045545 $2215000

Adjusted Sale Price1 $2100000 $1637000 $14578078 $1045545 $2215000
Size Acres 45.82 26.14 102.82 30.61 42.22 104.23

Size SF 1995919 1138658 4478839 1333372 1839103 4540259

Price Per Acre $45832 $62624 $141783 $34157 $52463

Price Per SF $1.05 $1.44 $3.25 $0.78 $1.20

Price PSF $1.05 $1.44 $3.25 $0.78 $1.20

Property Rights Conveyed 0% 0% 0% 0% 0%

Financing Terms 0% 0% 0% 0% 0%

Conditions of Sale 0% 0% 0% 0% 0%

Market Conditions Time -20% -40% -70% -10% -40%

Subtotal $0.84 $0.86 $0.98 $0.71 $0.72

Size -20% -20% 0% -20% -20%

Shape 0% 0% 0% 0% 0%

Corner 0% 0% 0% 0% 0%

Frontage 20% 20% 0% 20% 20%

Topography 0% 0% 0% 0% 0%

Location 0% 0% 0% 0% 0%

Zoning/Density 0% 0% 0% 0% 0%

Utilities 0% 0% 0% 0% 0%

Highest Best Use 0% 0% 0% 0% 0%

Total Other Adjustments 0% 0% 0% 0% 0%

Value Indication for Subject $0.84 $0.86 $0.98 $0.71 $0.72

Transaction amount adjusted for cash equivalency and/or development casts where applicable

Compiled by CBRE
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Market Conditions Adfustment

matched-pairs analysis of the market area indicates three matched-pairs which help identify and

support the market conditions adlustment Due to the lack of recent sales of larger sized industrial

parcels smaller parcels were used in the matched-pairs analysis The grid below identifies the three

matched pairs

MATCHED-PAIRS ANALYSIS

Matched Pair Location Parcel ID Size ac Sale Date Sale Price SF Change

Auburn Hills 14-02-451-016 6.0 November-08 $1.78 70%

Auburn Hills 14-03-100-045 -049 7.65 June-04 $5.94

Tray 20-29-401-025 1.0 February-09 $2.18 71%

Troy 88-20-35-226-099 0.76 October-02 $7.55

Milford 16-22-300-002 2.95 March-10 $1.13 64%

Milford 16-25-100-059 4.11 November-03 $3.14

Total/Average 71%

Source CBRE

The matched-pairs were all identified by searching for recent and older sales of similar type land tracts

in the same city/township The older sales range in sale date from October 2002 to June 2004 and

the newer sales range in sale date from November 2008 to March 201 The matched-pairs

indicated decline in value ranging between 64% 71% over the last four to seven years This

percentage was then extrapolated from the data set that includes smaller land sales and applied to

sales of larger parcels

Given the aforementioned we believe 65% 70% adjustment is warranted for any sales prior to

2005 with declining adjustment as the sales become more recent

CONCLUSION

This portion of the subject 04.23 acre parcel has large amount of road frontage on two main

roads The large amount of road frontage increases the utility of the site The comparables indicate

an adjusted range of $0.71 to $0.98 per SF with an average of $0.82 per SF Comparables One

and Four are the most recent sales and were given the most weight in the opinion of value The

following table presents the valuation conclusion for this portion of the subject

CONCLUDED LAND VALUE

PSF Subject SF Total

$0.71 4540259 $3204162

$0.84 4540259
$3821615

Indicated Value
$3500000

Rounded $/SF $0.77

36



VACANT ND LAND VALUE

SALES COMPARISON APPRAOCH -31.34 ACRES

We have chosen comparables from nearby surrounding communities based upon combination of

property characteristics zoning and use The following map and table summarize the comparable

data used in the valuation of the subject detailed description of each transaction is included in the

addenda
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SUMMARY OF COMPARABLE LAND SALES

Transaction Actual Sale Adlusted Sale Size Size Price

No Property Location Type Date Zoning Price Price Acres SF Per SF

WS of Van Dyke of Lynch Sale Sep-08 M-4 Industrial $2100000 $2100000 45.82 1995919 $1.05

Road Detroit Ml

ES of Corrmerce of Sole Jan-06 1-2 Heavy Industrial $1637000 $1637000 26.14 1138658 $1.44

Pennsylvania Huron

Township Ml

lnkster and Annapolis Sale Jul-09 Light Industrial $1 045545 $1045545 30.61 1333372 $0.78

Dearborn Heights Ml

17275 Huron River Huron Sale Dec-07 and B-i $740000 $740000 18.02 784951 $0.94

Township MI

SWC of Tyler Quirk Roads Sale May-06 Ml Light Industrial $2215000 $2215000 42.22 1839103 $1.20

Van Buren Township Ml

Subject Wick Rood/E Vining Road --- --- Rc Regional --- --- 31.34 1365170

Romulus MI commerce

Transaction amount adjusted tar cash nquivalency and/or developmnnt costs whnrn applisablel

Compiled by CBRE

37



VAANT L4ND LAND VALUE

Comparable Sale One

This comparable represents the September 2008 sale of the 45.82 acre tract of industrial zoned land

located on the west side of Van Dyke Avenue south of Lynch Road in Detroit Michigan The property

has 312 feet of frontage on Van Dyke Avenue and also small amount of frontage on Lynch Road as

well as having rail way along the western property line The site is irregular in shape and is the

former site of Chryslers Winfield Foundry According to the broker any environmental issues were

cleared up before the sale The property sold to local developer for $2 00000

Comparable One warranted downward adjustment for declining market conditions since the time of

sale Comparable One also warranted an upward adjustment for its inferior size

Comparable Sale Two

This comparable represent the January 2006 sale of the 26.14 acre tract of industrial zoned land

located on the east side of Commerce Drive south of Pennsylvania Road in Huron Township

Michigan The property is situated approximately one half mile west of Interstate 275 and has frontage

on Commerce and Woodland Drives The property sold to private investor for $1637000

Comparable Two warranted downward adjustment for declining market condition since the time of

sale Comparable Two also warranted downward adlustment for its superior amount of road

frontage

Comparable Sale Three

This comparable is bounded by lnkster Road Annapolis Road and Powers Avenue in Dearborn

Heights Wayne County Michigan The property is 30.61 -acre site that sold in July 2009 for

$1045545 or $0.78 per square foot The property is zoned for industrial use and was purchased by

the city The site is surrounded by residential on three sides and industrial to the south across Powers

Comparable Three warranted downward adjustment for declining market condition since the time of

sale Comparable Three also warranted downward adjustment for its superior amount of road

frontage

Comparable Sale Four

This comparable is located at 7275 Huron River Road which is at the corner of Pennsylvania Road

and Huron River Road in Huron Township Wayne County Michigan The property is an 8.02-acre

site that sold in December 2007 for $740000 or $0.94 per square foot The property has dual

zoning with B-i Local Business in the front and I-Light Industrial in the rear
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Comparable Four warranted downward adjustment for declining market condition since the time of

sale Comparable Four also warranted downward adjustment for its superior size and downward

adjustment for its superior amount of road frontage

Comparable Sale Five

This comparable is located at the southwest corner of Tyler Road and Quirk Road near Willow Run

Airport in Van Buren Wayne County Michigan The property is 42.22-acre site that sold in June

2006 for $2215000 or $1.20 per square foot The property is zoned for industrial use and was

purchased by the township

Comparable Five warranted downward adlustment for declining market condition since the time of

sale Comparable Five also warranted downward adjustment for its superior size and downward

adjustment for its superior amount of road frontage

Based on our comparative analysis the following chart summarizes the adlustments warranted to each

comparable

LAND SALES ADJUSTMENT GRID

comparable Number Subject

Transaction Type Sale Sale Sale Sale Sale

Transaction Date Sep-08 Jan-06 Jul-09 Dec-07 May-06

Zoning M-4 1-2 Heavy Light Industrial and B-i Ml Light Industrial RC Regional

Industrial Industrial commerce

Actual Sale Price $2100000 $1637000 $1045545 $740000 $2215000

Adjusted Sale Price1 $2100000 $1637000 $1045545 $740000 $2215000

Size Acres 45.82 26.14 30.61 18.02 42.22 31.34

Size SF 1995919 1138658 1333372 784951 1839103 1365170

Price PerSF $1.05 $1.44 $0.78 $0.94 $1.20

Price PSF $1.05 $1.44 $0.78 $0.94 $1.20

Property Rights conveyed 0% 0% 0% 0% 0%

Financing Terms 0% 0% 0% 0% 0%

Conditions of Sale 0% 0% 0% 0% 0%

Market Conditions Time -20% -40% -10% -30% -40%

Subtotal $0.84 $0.86 $0.71 $0.66 $0.72

Size 5% 0% 0% -5% 5%

Shape 0% 0% 0% 0% 0%

Corner 0% 0% 0% 0% 0%

Frontage 0% -10% -10% -10% -10%

Topography 0% 0% 0% 0% 0%

Location 0% 0% 0% 0% 0%

zoning/Density 0% 0% 0% 0% 0%

utilities 0% 0% 0% 0% 0%

Highest Best Use 0% 0% 0% 0% 0%

Total Other Adjustments 5% -10% -10% -15% -5%

Value Indication for Subject $0.88 $0.78 $0.64 $0.56 $0.69

Transaction amount adjusted for cash equivalency and/or development costs where applicable

Compiled by CBRE
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CONCLUSION

This portion of the subject 31 .34 acre parcel has an average amount of road frontage on two main

roads The road frontage is on the north and south ends of the parcel thus decreasing utility The

comparables indicate an adjusted range of $0.56 to $0.88 per SF with an average of $0.71 per SF

Comparables Two Three and Four are the most proximate to the subject and among those

Comparables Three and Four are the most recent sales Comparables Three and Four were given the

most weight and the remainder of the comparables lends support to the opinion of value The

following table presents the valuation conclusion for this
portion of the subject

CONCLUDED LAND VALUE

PSF Subject SF Total

$0.56 1365170 $765761

$0.64 1365170 $867088

Indicated Value $800000

Rounded PSF $0.59

Compiled by CBRE

SUMMARY OF VALUE

The chart below summarizes the value conclusions

Appraisal Premise

As Is 66.77 Acres

As Is 104.23 Acres

As Is 31.34 Acres

Overall Subject

Compiled by CBRE

MARKET VALUE CONCLUSION

Interest Appraised Date of Value

Fee Simple Estate January 13 2011

Fee Simple Estate January 13 2011

Fee Simple Estate January 13 2011

Fee Simple Estate January 13 2011

Value Conclusion

$2000000

$3500000

$800000

$6300000
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ACTIVE LISTINGS

Given the current depressed market area and the limited amount of comparable sales active listings

often provide sound information regarding market performance The following active listings were

used to help support the opinion of value The active listings are as follows

ACTIVE LISTINGS

41 CBRE

Size Days on Market Months on

Location List Price Acres S/Acre S/SF Zoning DOM Market

-275 Eureka Road Romulus Ml $7000000 57.28 $122207 $2.81 M-2 Industrial 979 33

Wahrman Street Romulus Ml $5488560 28 $196020 $4.50 Light Industrial 275

Van Born Road Romulus Ml $3000000 57.4 $52265 $1.20 M-2 Industrial 141

Pennsylvania Road Romulus Ml $2548260 18 $141570 $3.25 Light Industrial 275

Ecorse Road Romulus MI $2500000 40 $62500 $1.43 Light Industrial 227

Beverly Street Romulus Ml $2178000 20 $108900 $2.50 Light Industrial 211

Hannan Road Romulus Ml $2000000 19.73 $101368 $2.33 Industrial 213

36411 Ecorse Road Romulus MI $1800000 30 $60000 $1.38 Light Industrial 841 28

Northline Road Romulus Ml $1522800 16.92 $90000 $2.07 Industrial 1533 51

Van Born Road Romulus MI $1125000 15 $75000 $1.72 Industrial 1220 41

Smith Road Middlebelt Road

Romulus MI $1125000 15 $75000 $1.72 Industrial 1956 65

28758 Northline Road Romulus

MI $1000000 10 $100000 $2.30 Industrial 1673 56

Wick Road Romulus MI $990000 15.18 $65217 $1.50 Industrial 818 27

Middlebelt Road Romulus MI $975000 15 $65000 $1.49 Light Industrial 1193 40

36300-363 10 Eureka Road

Romulus Ml $957000 33.8 $28314 $0.65 Industrial 433 14

8045 Belleville Road Van Buren

Township Ml $1330000 14.09 $94393 $2.17 Industrial 1.136 38

Wayne Wick Romulus Ml $2950000 50.45 $58474

Source CBRE

Rc Regional

$1.34 commerce NI/A N/A
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The active listings in the chart above help identify two key market issues First there is large amount

of actively listed properties in the market area and few sales Second many of the active listing have

been listed for 24 months indicating that list prices will have to be reduced in order to achieve

sale The
properties in the chart above range from $0.65 to $4.50 per SF with an average of $2.02

per SF The opinion of value for the three sublect parcels ranges from $0.59 to $0.77 which given

the aforementioned is considered to be reasonable for the market area
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ASSUMPTIONS AND LIMITING CONDITIONS

Unless otherwise specifically noted in the body of the report it is assumed that title to the property or properties

appraised is clear and marketable and that there are no recorded or unrecorded matters or exceptions to title that

would adversely affect marketability or value CBRE is not aware of any title defects nor has it been advised of any

unless such is specifically noted in the report CBRE however has not examined title and makes no representations

relative to the condition thereof Documents dealing with liens encumbrances easements deed restrictions clouds

and other conditions that may affect the quality of title have not been reviewed Insurance against financial loss

resulting in claims that may arise out of defects in the subjects title should be sought from qualified title company that

issues or insures title to real property

Unless otherwise specifically noted in the body of this report it is assumed that the existing improvements on the

property or properties being appraised are structurally sound seismically safe and code conforming that all building

systems mechanical/electrical HVAC elevator plumbing etc are in good working order with no major deferred

maintenance or repair required that the roof and exterior are in good condition and free from intrusion by the

elements that the property or properties have been engineered in such manner that the improvements as currently

constituted conform to all applicable local state and federal building codes and ordinances CBRE professionals are

not engineers and are not competent to judge matters of an engineering nature CBRE has not retained independent

structural mechanical electrical or civil engineers in connection with this appraisal and therefore makes no

representations relative to the condition of improvements Unless otherwise specifically noted in the body of the report

no problems were brought to the attention of CBRE by ownership or management CBRE inspected less than 100% of

the entire interior and exterior portions of the improvements and CBRE was not furnished any engineering studies by the

owners or by the party requesting this appraisal If questions in these areas are critical to the decision process of the

reader the advice of competent engineering consultants should be obtained and relied upon It is specifically assumed

that
any knowledgeable and prudent purchaser would as precondition to closing sale obtain satisfactory

engineering report relative to the structural integrity of the property and the integrity of building systems Structural

problems and/or building system problems may not be visually detectable If engineering consultants retained should

report negative factors of material nature or if such are later discovered relative to the condition of improvements

such information could have substantial negative impact on the conclusions reported in this appraisal Accordingly if

negative findings are reported by engineering consultants CBRE reserves the right to amend the appraisal conclusions

reported herein

Unless otherwise stated in this report the existence of hazardous material which may or may not be present on the

property was not observed by the appraisers CBRE has no knowledge of the existence of such materials on or in the

property CBRE however is not qualified to detect such substances The presence of substances such as asbestos

urea formaldehyde foam insulation contaminated groundwater or other potentially hazardous materials may affect the

value of the property The value estimate is predicated on the assumption that there is no such material on or in the

property that would cause loss in value No responsibility is assumed for any such conditions or for any expertise or

engineering knowledge required to discover them The client is urged to retain an expert in this field if desired

We have inspected as thoroughly as possible by observation the land however it was impossible to personally inspect

conditions beneath the soil Therefore no representation is made as to these matters unless specifically considered in

the appraisal

All furnishings equipment and business operations except as specifically stated and typically considered as part of real

property have been disregarded with only real property being considered in the report unless otherwise stated Any

existing or proposed improvements on or off-site as well as any
alterations or repairs considered are assumed to be

completed in workmanlike manner according to standard practices based upon the information submitted to CBRE
This report may be subject to amendment upon re-inspection of the subject subsequent to repairs modifications

alterations and completed new construction Any estimate of Market Value is as of the date indicated based upon the

information conditions and projected levels of operation

It is assumed that all factual data furnished by the client property owner owners representative or persons designated

by the client or owner to supply said data are accurate and correct unless otherwise specifically noted in the appraisal

report Unless otherwise specifically noted in the appraisal report CBRE has no reason to believe that any of the data

furnished contain any material error Information and data referred to in this paragraph include without being limited

to numerical street addresses lot and block numbers Assessors Parcel Numbers land dimensions square footage

area of the land dimensions of the improvements gross building areas net rentable areas usable areas unit count

room count rent schedules income data historical operating expenses budgets and related data Any material error

in any of the above data could have substantial impact on the conclusions reported Thus CBRE reserves the right to

amend conclusions reported if made aware of any such error Accordingly the client-addressee should carefully review

all assumptions data relevant calculations and conclusions within 30 days after the date of delivery of this report and

should immediately notify CBRE of any questions or errors
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The date of value to which any of the conclusions and opinions expressed in this report apply is set forth in the Letter of

Transmittal Further that the dollar amount of any value opinion herein rendered is based upon the purchasing power
of the American Dollar on that date This appraisal is based on market conditions existing as of the date of this

appraisal Under the terms of the engagement we will have no obligation to revise this report to reflect events or

conditions which occur subsequent to the date of the appraisal However CBRE will be available to discuss the

necessity for revision resulting from changes in economic or market factors affecting the subiect

CBRE assumes no private deed restrictions limiting the use of the subject in any way

Unless otherwise noted in the body of the report it is assumed that there are no mineral deposits or subsurface rights of

value involved in this appraisal whether they are gas liquid or solid Nor are the rights associated with extraction or

exploration of such elements considered unless otherwise stated in this appraisal report Unless otherwise stated it is

also assumed that there are no air or development rights of value that may be transferred

CBRE is not aware of any contemplated public initiatives governmental development controls or rent controls that

would significantly affect the value of the subject

10 The estimate of Market Value which may be defined within the body of this report is subject to change with market

fluctuations over time Market value is highly related to exposure time promotion effort terms motivation and

conclusions surrounding the offering The value estimates consider the productivity and relative attractiveness of the

property both physically and economically on the open market

11 Any cash flows included in the analysis are forecasts of estimated future operating characteristics are predicated on the

information and assumptions contained within the report Any projections of income expenses and economic

conditions utilized in this report are not predictions of the future Rather they are estimates of current market

expectations of future income and expenses The achievement of the financial projections will be affected by fluctuating

economic conditions and is dependent upon other future occurrences that cannot be assured Actual results may vary

from the projections considered herein CBRE does not warrant these forecasts will occur Projections may be affected

by circumstances beyond the current realm of knowledge or control of CBRE

12 Unless specifically set forth in the body of the report nothing contained herein shall be construed to represent any direct

or indirect recommendation of CBRE to buy sell or hold the properties at the value stated Such decisions involve

substantial investment strategy questions and must be specifically addressed in consultation form

13 Also unless otherwise noted in the body of this report it is assumed that no changes in the present zoning ordinances or

regulations governing use density or shape are being considered The property is appraised assuming that all required

licenses certificates of occupancy consents or other legislative or administrative authority from any local state nor

national government or private entity or organization have been or can be obtained or renewed for any use on which

the value estimates contained in this report is based unless otherwise stated

14 This study may not be duplicated in whole or in part without the specific written consent of CBRE nor may this report or

copies hereof be transmitted to third parties without said consent which consent CBRE reserves the right to deny

Exempt from this restriction is duplication for the internal use of the client-addressee and/or transmission to attorneys

accountants or advisors of the client-addressee Also exempt from this restriction is transmission of the report to any

court governmental authority or regulatory agency having jurisdiction over the party/parties for whom this appraisal

was prepared provided that this report and/or its contents shall not be published in whole or in part in any public

document without the express written consent of CBRE which consent CBRE reserves the right to deny Finally this

report shall not be advertised to the public or otherwise used to induce third party to purchase the property or to make

sale or offer for sale of any security as such terms are defined and used in the Securities Act of 1933 as

amended Any third party not covered by the exemptions herein who may possess this report is advised that they

should
rely on their own independently secured advice for any decision in connection with this property CBRE shall

have no accountability or responsibility to any such third party

15 Any value estimate provided in the report applies to the entire property and any pro ration or division of the title into

fractional interests will invalidate the value estimate unless such pro ration or division of interests has been set forth in

the report

The distribution of the total valuation in this report between land and improvements applies only under the existing

program of utilization Component values for land and/or buildings are not intended to be used in conjunction with

any other property or appraisal and are invalid if so used

The maps plats sketches graphs photographs and exhibits included in this report are for illustration purposes only and

are to be utilized only to assist in visualizing matters discussed within this report Except as specifically stated data

relative to size or area of the subject and comparable properties has been obtained from sources deemed accurate and

reliable None of the exhibits are to be removed reproduced or used apart from this report

No opinion is intended to be expressed on matters which may require legal expertise or specialized investigation or

knowledge beyond that customarily employed by real estate appraisers Values and opinions expressed presume that
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environmental and other governmental restrictions/conditions by applicable agencies hove been met including but not

limited to seismic hazards flight patterns decibel levels/noise envelopes fire hazards hillside ordinances density

allowable uses building codes permits licenses etc No survey engineering study or architectural analysis has been

made known to CBRE unless otherwise stated within the body of this report If the Consultant has not been supplied

with termite inspection survey or occupancy permit no responsibility or representation is assumed or made for any

costs associated with obtaining same or for any deficiencies discovered before or after they are obtained No

representation or warranty is made concerning obtaining these items CBRE assumes no responsibility for any costs or

consequences arising due to the need or the lack of need for flood hazard insurance An agent for the Federal Flood

Insurance Program should be contacted to determine the actual need for Flood Hazard Insurance

Acceptance and/or use of this report constitutes full acceptance of the Contingent and Limiting Conditions and special

assumptions set forth in this report It is the responsibility of the Client or clients designees to read in full comprehend

and thus become aware of the aforementioned contingencies and limiting conditions Neither the Appraiser nor CBRE

assumes responsibility for any situation arising out of the Clients failure to become familiar with and understand the

some The Client is advised to retain experts in areas that fall outside the scope of the real estate appraisal/consulting

profession if so desired

20 CBRE assumes that the subject analyzed herein will be under prudent and competent management and ownership

neither inefficient nor super-efficient

21 It is assumed that there is full compliance with all applicable federal state and local environmental regulations and

laws unless noncompliance is stated defined and considered in the appraisal report

22 No survey of the boundaries of the property was undertaken All areas and dimensions furnished are presumed to be

correct It is further assumed that no encroachments to the realty exist

23 The Americans with Disabilities Act ADA became effective January 26 1992 Notwithstanding any discussion of

possible readily achievable barrier removal construction items in this report CBRE has not made specific compliance

survey and analysis of this property to determine whether it is in conformance with the various detailed requirements of

the ADA It is possible that compliance survey of the property together with detailed analysis of the requirements of

the ADA could reveal that the property is not in compliance with one or more of the requirements of the ADA If so this

fact could have negative effect on the value estimated herein Since CBRE has no specific information relating to this

issue nor is CBRE qualified to make such an assessment the effect of any possible non-compliance with the

requirements of the ADA was not considered in estimating the value of the subject

24 Client shall not indemnify Appraiser or hold Appraiser harmless unless and only to the extent that the Client

misrepresents distorts or provides incomplete or inaccurate appraisal results to others which acts of the Client

approximately result in damage to Appraiser Notwithstanding the foregoing Appraiser shall have no obligation under

this Section with respect to any loss that is caused solely by the active negligence or willful misconduct of Client and is

not contributed to by any act or omission including any failure to perform any duty imposed by low by Appraiser

Client shall indemnify and hold Appraiser harmless from
any claims expenses judgments or other items or costs arising

as result of the Clients failure or the failure of any of the Clients agents to provide complete copy of the appraisal

report to any third party In the event of any litigation between the parties the prevailing party to such litigation shall be

entitled to recover from the other reasonable attorney fees and costs

25 The report is for the sole use of the client however client may provide only complete final copies of the appraisal

report in its entirety but not component parts to third parties who shall review such reports in connection with loan

underwriting or securitization efforts Appraiser is not required to explain or testify as to appraisal results other than to

respond to the client for routine and customary questions Please note that our consent to allow an appraisal report

prepared by CBRE or portions of such report to become part of or be referenced in any public offering the granting of

such consent will be at our sole discretion and if given will be on condition that we will be provided with an

Indemnification Agreement and/or Non-Reliance letter in form and content satisfactory to us by party satisfactory to

us We do consent to your submission of the reports to rating agencies loan participants or your auditors in its entirety

but not component parts without the need to provide us with an Indemnification Agreement and/or Non-Reliance

letter

26 As part of the clients requested scope of work an estimate of insurable value is provided herein CBRE has followed

traditional appraisal standards to develop reasonable calculation based upon industry practices and industry accepted

publications such as the Marshal Valuation Service handbook The methodology employed is derivation of the cost

approach which is primarily used as an academic exercise to help support the market value estimate and therefore is

not reliable for Insurable Value estimates Actual construction costs and related estimates can vary greatly from this

estimate

This analysis should not be relied upon to determine proper insurance coverage which can only be properly estimated

by consultants considered experts in cost estimation and insurance underwriting It is provided to aid the

client/reader/user as part of their overall decision making process
and no representations or warranties are mode by
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CBRE regarding the accuracy of this estimate and it is strongly recommend that other sources be utilized to develop any

estimate of insurable value
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assessed value Assessed value applies in ad valorem

taxation and refers to the value of property according to

the tax rolls Assessed value may not conform to market

value but it is usually calculated in relation to market

value base

cash equivalency The procedure in which the sale

prices of comparable properties sold with atypical

financing are adjusted to reflect typical market terms

contract rent The actual rental income specified in

lease

disposition value The most probable price which

specified interest in real property is likely to bring under

all of the following conditions Consummation of

sale will occur within limited future marketing period

specified by the client The actual market conditions

currently prevailing are those to which the appraised

property interest is subject The buyer and seller is

each acting prudently and knowledgeably The seller

is under compulsion to sell The buyer is typically

motivated Both parties are acting in what they

consider their best interests An adequate marketing

effort will be made in the limited time allowed for the

completion of sale Payment will be made in cash in

U.S dollars or in terms of financial arrangements

comparable thereto and The price represents the

normal consideration for the property sold unaffected by

special or creative financing or sales concessions granted

by anyone associated with the sale.N

effective rent The rental rate net of financial concessions

such as periods of no rent during the lease term may be

calculated on discounted basis reflecting the time value

of money or on simple straight-line basis

excess land In regard to an improved site the land not

needed to serve or support the existing improvement In

regard to vacant site or site considered as though

vacant the land not needed to accommodate the sites

primary highest and best use Such land may be

separated from the larger site and have its own highest

and best use or it may allow for future expansion of the

existing or anticipated improvement See a/so surplus

land

extraordinary assumption An assumption directly

related to specific assignment which if found to be

false could alter the appraisers opinions or conclusions

Extraordinary assumptions presume as fact otherwise

uncertain information 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

See a/so hypothetical condition

fee simple estate Absolute ownership unencumbered by

any other interest or estate subject only to the limitations

imposed by the governmental powers of taxation eminent

domain police power and escheat

floor area ratio FAR The relationship between the

above-ground floor area of building as described by

the building code and the area of the plot on which it

stands in planning and zoning often expressed as

decimal e.g ratio of 2.0 indicates that the permissible

floor area of building is twice the total land area also

called building-to-/and ratio

full service lease lease in which rent covers all

operating expenses Typically full service leases are

combined with an expense stop the expense level

covered by the contract lease payment Increases in

expenses above the
expense stop level are passed

through to the tenant and are known as expense pass

throughs

going concern value Going concern value is the value

of
proven property operation It includes the

incremental value associated with the business concern

which is distinct from the value of the real estate only

Going concern value includes an intangible enhancement

of the value of an operating business enterprise which is

produced by the assemblage of the land building labor

equipment and marketing operation This process

creates an economically viable business that is expected

to continue Going concern value refers to the total value

of property including both real property and intangible

personal property attributed to the business value

gross building area GBA The total floor area of

building including below-grade space but excluding

unenclosed areas measured from the exterior of the

walls Gross building area for office buildings is

computed by measuring to the outside finished surface of

permanent outer building walls without
any

deductions

All enclosed floors of the building including basements

mechanical equipment floors penthouses and the like

are included in the measurement Parking spaces and

parking garages are excluded

hypothetical condition That which is contrary to what

exists but is supposed for the purpose of analysis

Hypothetical conditions assume conditions contrary to

known facts 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

See a/so extraordinary assumption

investment value Investment value is the value of an

investment to particular investor based on his or her

investment requirements In contrast to market value

investment value is value to an individual not value in the

marketplace Investment value reflects the subjective

relationship between particular investor and given

investment When measured in dollars investment value

is the price an investor would pay for an investment in

light of its perceived capacity to satisfy
his or her desires



VACANT LAND ADDENDA

needs or investment goals To estimate investment value

specific investment criteria must be known Criteria to

evaluate real estate investment are not necessarily set

down by the individual investor they may be established

by an expert on real estate and its value that is an

appraiser

leased fee

See leased fee estate

leased fee estate An ownership interest held by

landlord with the right of use and occupancy conveyed by

lease to others The rights of the lessor the leased fee

owner and the leased fee are specified by contract terms

contained within the lease.t

leasehold

See leasehold estate

leasehold estate The interest held by the lessee the

tenant or renter through lease conveying the rights of

use and occupancy for stated term under certain

conditions.A

liquidation value The most probable price which

specified interest in real property is likely to bring under

all of the following conditions Consummation of

sale will occur within severely limited future marketing

period specified by the client The actual market

conditions currently prevailing are those to which the

appraised property interest is subject The buyer is

acting prudently and knowledgeably The seller is

under extreme compulsion to sell The buyer is typically

motivated The buyer is acting in what he or she

considers his or her best interests limited marketing

effort and time will be allowed for the completion of

sale Payment will be made in cash in U.S dollars or in

terms of financial arrangements comparable thereto and

The price represents the normal consideration for the

property sold unaffected by special or creative financing

or sales concessions granted by anyone associated with

the sale

market rent The most probable rent that property

should bring in competitive and open market reflecting

all conditions and restrictions of the specified lease

agreement including term rental adjustment and

revaluation permitted uses use restrictions and expense

obligations the lessee and lessor each acting prudently

and knowledgeably and assuming consummation of

lease contract as of specified date and the passing of

the leasehold from lessor to lessee under conditions

whereby lessee and lessor are typically motivated

both parties are well informed or well advised and acting

in what they consider their best interests reasonable

time is allowed for exposure in the open market the

rent payment is made in terms of cash in U.S dollars and

is expressed as an amount per time period consistent with

the payment schedule of the lease contract and the

rental amount represents the normal consideration for the

property leased unaffected by special fees or concessions

granted by anyone associated with the transaction

market value Market value is one of the central

concepts of the appraisal practice Market value is

differentiated from other types of value in that it is created

by the collective patterns of the market Market value

means the most probable price which property should

bring in competitive and open market under all

conditions requisite to fair sale the buyer and seller

each acting prudently and knowledgeably and assuming

the price is not affected by undue stimulus Implicit in this

definition is the consummation of sale as of specified

date and the passing of title from seller to buyer under

conditions whereby reasonable time is allowed for

exposure in the open market Both parties are well

informed or well advised and acting in what they

consider their own best interests Buyer and seller are

typically motivated Payment is made in terms of cash

in U.S dollars or in terms of financial arrangements

comparable thereto and The price represents the

normal consideration for the property sold unaffected by

special or creative financing or sales concessions granted

by anyone associated with the sale.t

marketing period The time it takes an interest in real

property to sell on the market subsequent to the date of

an appraisal

net lease Lease in which all or some of the operating

expenses are paid directly by the tenant The landlord

never takes possession of the expense payment In

Triple Net Lease all operating expenses are the

responsibility of the tenant including property taxes

insurance interior maintenance and other miscellaneous

expenses However management fees and exterior

maintenance are often the responsibility of the lessor in

triple net lease modified net /ease is one in which

some expenses are paid separately by the tenant and

some are included in the rent

net rentable area NRA The area on which rent is

computed The Rentable Area of floor shall be

computed by measuring to the inside finished surface of

the dominant portion of the permanent outer building

walls excluding any major vertical penetrations of the

floor No deductions shall be made for columns and

projections necessary to the building Include space such

as mechanical room janitorial room restrooms and

lobby of the floor

occupancy rate The relationship or ratio between the

income received from the rented units in property and

the income that would be received if all the units were

occupied.A

prospective value opinion forecast of the value

expected at specified future date prospective value

opinion is most frequently sought in connection with real

estate projects that are proposed under construction or

under conversion to new us or those that have not
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achieved sellout or stabilized level of long-term

occupancy at the time the appraisal report is written

reasonable exposure time The estimated length of

time the property interest being appraised would have

been offered on the market prior to the hypothetical

consummation of sale at market value on the effective

date of the appraisal retrospective opinion based upon

an analysis of past events assuming competitive and

open market tt

rent

See

full service lease

net lease

market rent

contract coupon face or nominal rent

effective rent

shell rent The typical rent paid for retail office or

industrial tenant space based on minimal shell interior

finishes called plain vanilla finish in some areas Usually

the landlord delivers the main building shell space or

some minimum level of interior build-out and the tenant

completes the interior finish which can include wall

ceiling and floor finishes mechanical systems interior

electric and plumbing Typically these are long-term

leases with tenants paying all or most property expenses

surplus land Land not necessary to support the highest

and best use of the existing improvement but because of

physical limitations building placement or neighborhood

norms cannot be sold off separately Such land may or

may not contribute positively to value and may or may not

accommodate future expansion of an existing or

anticipated improvement See o/so excess land

usable area The area actually used by individual

tenants The Usable Area of an office building is

computed by measuring to the finished surface of the

office side of corridor and other permanent walls to the

center of partitions that separate the office from adjoining

usable areas and to the inside finished surface of the

dominant portion of the permanent outer building walls

Excludes areas such as mechanical rooms janitorial

room restrooms lobby and
any major vertical

penetrations of multi-tenant floor

use value Use value is concept based on the

productivity of an economic good Use value is the value

specific property has for specific use Use value

focuses on the value the real estate contributes to the

enterprise of which it is part without regard to the

propertys highest and best use or the monetary amount

that might be realized upon its sale

value indication An opinion of value derived through

application of the appraisal process

The Appraisal of Real Estate Thirteenth Edition Appraisal

Institute 2008

The Dictionary of Real Estate Appraisal Fourth Edition

Appraisal Institute 2002

Office of Comptroller of the Currency 0CC 12 CFR Part

34 Subpart Appraisals 34.42 Office of Thrift

Supervision OTS 12 CFR 564.2
ApFraisal

Institute

The Dictionary of Real Estate Appraisal 4h ed Chicago

Appraisal Institute 2002 177-178 This is also compatible

with the RTC FDIC FRS and NCUA definitions of market

value as well as the example referenced in the Uniform

Standards of Professional Appraisal Practice USPAP

2000 BOMA Experience Exchange Report

Income/Expense Analysis for Office Buildings Building

Owners and Managers Association 2000

Statement on Appraisal Standard No Appraisal

Standards Board of The Appraisal Foundation September

16 1993 revised June 15 2004
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Industrial Land

INDUSTRIAL LAND SALE No

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Corn ments

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

9/2008

30 months

Chrysler LLC

Anthony Soave

L47630 P49

$2100000

Cash to Seller

$2100000

$0

$2100000

Broker

This comparable represents the September 2008 sale of the 45.82 acre tract of industrial zoned land located on the west side of

Van Dyke Avenue south of Lynch Road in Detroit Michigan The property has 312 feet of frontage on Van Dyke Avenue and also

small amount of frontage on Lynch Road as well as having rail way along the western property line The site is irregular in shape

and is the former site of Chryslers Winfield Foundry According to the broker any environmental issues were cleared up before the

sale The property sold to local developer for $2100000

Location Data

Location WS of Van Dyke of Lynch Road

DetroitMl 48234

County Wayne

Assessors Parcel No 15002525.004 .005

Atlas Ref N/A

Physical Data

Type Industrial

Land Area Gross Usable

Acres 45.8200 45.8200

Square Feet 1995919 1995919

Topography Level At Street Grade

Shape Irregular

Utilities All Available

Zoning M-4 Industrial

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units N/A

Max FAR N/A

Frontage 312 feet of frontage on Van Dyke

Avenue Lynch Road

Analysis

Vacant

Unknown

$45831

$1.05

N/A

N/A

CBE



INDUSTRIAL LAND SALE No

Industrial Land

Type

Land Area

Acres

Square Feet

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Corn ments

Industrial

Gross

26.1400

1138658

Gently Rolling

Irregular

All Available

1-2 Heavy Industrial

N/A

N/A

N/A

Vacant

Unknown

$62624

$1.44

N/A

N/A

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

112006

12 months

Huron Portfolio Ill LLC

FR/CAL LLC

44218-1264

$1637000

Cash to Seller

$1637000

$0

$1637000

Broker Assessor CoStar

Location Data

Location ES of Commerce of Pennsylvania

Huron TownshipMl 48164

County Wayne

Assessors Parcel No 75-017-02-003-000

Atlas Ref N/A

Physical Data

Usable

26.1400

1138658

Topography

Shape

Utilities

Zoning

Allowable Bldg Area

Floor Area Ratio

No of units

Max FAR

Frontage

Analysis

537 Feet on Woodland 606 Feet on

Commerce

This comparable represent the January 2006 sale of the 26.14 acre tract of industrial zoned land located on the east side of

Commerce Drive south of Pennsylvania Road in Huron Township Michigan The property is situated approximately one half mile

west of Interstate 275 and has frontage on Commerce and Woodland Drives The property sold to private investor for

$1637000



Vacant Land

INDUSTRIAL LAND SALE No

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Vacant

$34156

$0.78

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

7/2009

18 months

Wayne County

Dearborn Heights

N/A

$1045545

Market Terms

$1045545

$0

$1045545

Warranty Deed

Location Data

Location lnkster and Annapolis

Dearborn HeightsMl 48125

County Wayne

Assessors Parcel No 33-039-99-0001-701 702

Atlas Ref N/A

Physical Data

Type Industrial

Land Area Gross Usable

Acres 30.61 00 30.61 00

Square Feet 1333372 1333372

Topography Generally Level

Shape Rectangular

Utilities All Available

Zoning Light Industrial

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units N/A

Max FAR

Frontage lnkster Annapolis

Analysis

N/A

N/A

N/A

This comparable is bounded by lnkster Road Annapolis Road and Powers Avenue in Dearborn Heights Wayne County Michigan

The property is 30.61-acre site that sold in July 2009 for $1045545 or $0.78 per square foot The property is zoned for industrial

use and was purchased by the city The site is surrounded by residential on three sides and industrial to the south across Powers



INDUSTRIAL LAND SALE No

Vacant Land

Topography

Shape

Utilities

Zoning

Allowable Bldg Area

Floor Area Ratio

No of units

Max FAR

Frontage

Generally Level

Rectangular

All Available

and B-I

Huron River Road Pennsylvania

Road

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

12/2007

N/A

Strzempek Mary

Arrow Properties LLC

N/A

$740000

Market Terms

$740000

$0

$740000

Broker Township Assessor

Analysis

UseAt Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Vacant

N/A

$41065

$0.94

N/A

N/A

Location Data

Location 17275 Huron River

Huron TownshipMl 48164

County Wayne

Assessors Parcel No 75-018-99-0005-000

Atlas Ref N/A

Physical Data

Type Industrial

Land Area Gross Usable

Acres 18.0200 18.0200

Square Feet 784951 784951

NIA

N/A

N/A

Comments

This comparable is located at 17275 Huron River Road which is at the corner of Pennsylvania Road and Huron River Road in

Huron Township Wayne County Michigan The property is an 18.02-acre site that sold in December 2007 for $740000 or $0.94

per square foot The property has dual zoning with B-i Local Business in the front and I-Light Industrial in the rear



INDUSTRIAL LAND SALE No

Vacant Land

____________________________________________________
Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

___________ ___________
Onsite/Offsite Costs

Adj Sale Price

Verification

Use At Sale Vacant Land

Proposed Use or Dev Hold for development

Price Per Acre $98619

Price Per SF of Land $2.26

Price Per Unit

Price Per SF of Bldg

Comments

This comparable represents the sale of industrial zoned land located near the corner of Ecorse Road and Cogswell Road in

Romulus Michigan The site is 20.28 acres that is irregularly shaped with frontage along both Cogswell Road and Ecorse Road

The site is partially zoned M-1 light industrial and partially zoned M-2 general industrial Liberty Property Limited Partnership sold

the site to Welsh Invest LLC along with four industrial buildings The allocated purchase price for the land was $2000000

Sale

5/2007

36 months

Liberty Property Limited

Welsh Invest LLC

N/A

$2000000

Cash to Seller

$2000000

$0

$2000000

P.A Buyer City Records

Location Data

Location Cogswell Rd Ecorse Rd

RomulusMl 48174

County Wayne

Assessors Parcel No 80 024 99 0001 704

Atlas Ref N/A

Physical Data

Type Industrial

Land Area Gross Usable

Acres 20.2800 20.2800

Square Feet 883397 883397

Topography Generally Level

Shape Irregular

Utilities All to site

Zoning M-1/M-2 Light/General Indust

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units N/A

Max FAR

Frontage Ecorse Rd 622 Cogswell Rd

1024

Analysis

N/A

N/A

CBFE



Vacant Land

INDUSTRIAL LAND SALE No

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

5/2006

N/A

Tyler-Quirk Investment Company

Township of Van Buren

N/A

$2215000

Market Terms

$2215000

$0

$2215000

Buyer

Location Data

Location SWC of Tyler Quirk Roads

Van Buren TownshipMI 48111

County Wayne

Assessors Parcel No 83-062-99-0001 -000

Atlas Ref N/A

Physical Data

Type Industrial

Land Area Gross Usable

Acres 42.2200 42.2200

Square Feet 1839103 1839103

Topography Generally Level

Shape Rectangular

Utilities All Available

Zoning Ml Light Industrial

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units N/A

Max FAR

Frontage Tyler Road Quirk Road

Analysis

Vacant

N/A

$52463

$1.20

N/A

N/A

This comparable is located at the southwest corner of Tyler Road and Quirk Road near Willow Run Airport in Van Buren Wayne
County Michigan The property is 42.22-acre site that sold in June 2006 for $2215000 or $1.20 per square foot The property is

zoned for industrial use and was purchased by the township



INDUSTRIAL LAND SALE No

Industrial Land

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

9/2008

30 months

Chrysler LLC

Anthony Soave

L47630 P49

$2100000

Cash to Seller

$2100000

$0

$2100000

Broker

This comparable represents the September 2008 sale of the 45.82 acre tract of industrial zoned land located on the west side of

Van Dyke Avenue south of Lynch Road in Detroit Michigan The property has 312 feet of frontage on Van Dyke Avenue and also

small amount of frontage on Lynch Road as well as having rail way along the western property line The site is irregular in shape

and is the former site of Chryslers Winfield Foundry According to the broker any environmental issues were cleared up before the

sale The property sold to local developer for $2100000

Location Data

Location WS of Van Dyke of Lynch Road

DetroitMl 48234

County Wayne

Assessors Parcel No 15002525.004 .005

Atlas Ref N/A

Physical Data

Type Industrial

Land Area Gross Usable

Acres 45.8200 45.8200

Square Feet 1995919 1995919

Topography Level At Street Grade

Shape Irregular

Utilities All Available

Zoning M-4 Industrial

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units N/A

Max FAR N/A

Frontage 312 feet of frontage on Van Dyke

Avenue Lynch Road

Analysis

Vacant

Unknown

$45831

$1.05

N/A

N/A



INDUSTRIAL LAND SALE No

Industrial Land

Type

Land Area

Acres

Square Feet

Topography

Shape

Utilities

Zoning

Allowable Bldg Area

Floor Area Ratio

No of units

Max FAR

Frontage

Gently Rolling

Irregular

All Available

1-2 Heavy Industrial

N/A

N/A

N/A

537 Feet on Woodland 606 Feet on

Commerce

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

1/2006

12 months

Huron Portfolio Ill LLC

FR/CAL LLC

44218-1264

$1637000

Cash to Seller

$1637000

$0

$1637000

Broker Assessor CoStar

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Vacant

Unknown

$62624

$1.44

N/A

N/A

Location Data

Location ES of Commerce of Pennsylvania

Huron TownshipMl 48164

County Wayne

Assessors Parcel No 75-017-02-003-000

Atlas Ref N/A

Physical Data

Industrial

Gross

26.1400

1138658

Usable

26.1400

1138658

Analysis

This comparable represent the January 2006 sale of the 26.14 acre tract of industrial zoned land located on the east side of

Commerce Drive south of Pennsylvania Road in Huron Township Michigan The property is situated approximately one half mile

west of Interstate 275 and has frontage on Commerce and Woodland Drives The property sold to private investor for

$1637000



Johnson Controls Site

INDUSTRIAL LAND SALE No

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

1212004

N/A

Demco 52 LLC

Johnson Controls Technology

41 953-1 305

$14578078

Not Available

$14578078

$0

$14578078

Seller transfer affidavit

This comparable represents the sale of raw land located east of Ridge Road and south of Five Mile Road The land is located just

north of Johnson Controls corporate headquarters The site was irreuglarly shaped and generally level The site included 102.82

acres and was zoned IND-Industrial In addition the property had 4454 of frontage along the south right way line of the

Railroad and 2095 feet of frontage along Ridge Road In December 2004 Demco 52 LLC sold the site to Johnson Controls

Technology Company for $14578078 or $3.25/SF

Location Data

Location of Ridge Rd of Five Mile Rd

Plymouth TownshipMl 48170

County Wayne

Assessors Parcel No 78-006-99-0001 -002

Atlas Ref N/A

Physical Data

Type Industrial

Land Area Gross Usable

Acres 102.8200 102.8200

Square Feet 4478839 4478839

Topography Generally Level

Shape Irregular

Utilities Available to Site

Zoning IND-Industrial

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units N/A

Max FAR

Frontage Ridge Road 2095 N/A

Analysis

FIVE MILE ROAD

040

Raw Land

Johnson Controls Use

$141782

$3.25

N/A

N/A



Vacant Land

INDUSTRIAL LAND SALE No

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

7/2009

18 months

Wayne County

Dearborn Heights

N/A

$1045545

Market Terms

$1045545

$0

$1045545

Warranty Deed

Location Data

Location lnkster and Annapolis

Dearborn HeightsMl 48125

County Wayne

Assessors Parcel No 33-039-99-0001-701 702

Atlas Ref N/A

Physical Data

Type Industrial

Land Area Gross Usable

Acres 30.61 00 30.61 00

Square Feet 1333372 1333372

Topography Generally Level

Shape Rectangular

Utilities All Available

Zoning Light Industrial

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units N/A

Max FAR

Frontage lnkster Annapolis

Analysis

Vacant

N/A

$34156

$0.78

N/A

N/A

This comparable is bounded by lnkster Road Annapolis Road and Powers Avenue in Dearborn Heights Wayne County Michigan

The property is 30.61-acre site that sold in July 2009 for $1045545 or $0.78 per square foot The property is zoned for industrial

use and was purchased by the city The site is surrounded by residential on three sides and industrial to the south across Powers



INDUSTRIAL LAND SALE No

Vacant Land

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

5/2006

NIA

Tyler-Quirk Investment Company

Township of Van Buren

N/A

$2215000

Market Terms

$2215000

$0

$2215000

Buyer

This comparable is located at the southwest corner of Tyler Road and Quirk Road near Willow Run Airport in Van Buren Wayne

County Michigan The property is 42.22-acre site that sold in June 2006 for $2215000 or $1.20 per square foot The property is

zoned for industrial use and was purchased by the township

Location Data

Location SWC of Tyler Quirk Roads

Van Buren TownshipMl 48111

County Wayne

Assessors Parcel No 83-062-99-0001-000

Atlas Ref N/A

Physical Data

Type Industrial

Land Area Gross Usable

Acres 42.2200 42.2200

Square Feet 1839103 1839103

Topography Generally Level

Shape Rectangular

Utilities All Available

Zoning Ml Light Industrial

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units N/A

Max FAR

Frontage Tyler Road Quirk Road

Analysis

aiTc

fTTVacant

N/A

$52463

$1.20

N/A

N/A

CBRE
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Legal Inforrnaton for 80 039 99 0001 707

1OJ1AI J2A BAI PART OF THE SOUTHWEST 1/4 OF SEON 10 MORE PARflCURLY DESCRIBED

AS FOLLOWS OMMENC1NG AT THE WEST 1/4 CORNER OF SECTION 10 THENCE ALONG THE WEST

LINE OF SECTION 10 AND CENTERLINE OF VINING ROAD 150 FOOT WIDE RIGHT OF WAY 000

5612 75.00 FEET ThENCE ALONG THE SOUTH RIGHT OF WAY LiNE OF SMITH ROAD 150 FOOT

WIDE RIGHT OF WAY 885751 75.00 FEET TO THE POINT OF BEGINNING OF THE PARCEL TO

BE DESCRIBED THENCE CONTINUING ALONG THE SOUTH RIGHT OF WAY LINE OF SMITH ROAD
8BS752 1187.40 FEET THENCE ALONG THE WEST RIGHT OF WAY LINE OF VENOY ROAD 66
FOOT WIDE RIGHT OF WAY 005914 246879 FEET THENCE ALONG THE NORTh RIGHT OF

WAY LINE OF WICK ROAD ALONG ThE FOLLOWING SIX cOURSES B90509 6.39 FEET

00054St 12.00 FEET 890S09 41144 FEET 000545V 1100 FEET

3Q0a9 73475 FEET 455532 50.92 FEET THENCE ALONG THE EAST RIGHT OF WAY

LINE OF VINING ROAD 150 FOOT WIDE RIGHT OF WAY 00512 2406.2 FEET TO THE

POINT OF BEGINNING CONTAINING 66.77 ACRES MORE OR LESS AND INCLUDING THE USE OF

EXISTING SMITH ROAD VLNOY ROAD WICK ROAD AND VINING ROAD 66.77 AC

Legal fort 99 0001 708

IOK1A LZA1 PART OF THE SOUThWEST 1/4 AND PART OF THE SOUTHEAST 1/4 OF SECTION 10

MORE PARTICULARLY DESCRIBED AS FOLLOWS COMMENCING AT THE WEST 1/4 CORNER OF

SECTION 10 THENCE ALONG THE WEST LINE OF SECTION 10 AND CENTERLINE OF VINING ROAD

150 FOOT WIDE RIGHT OF WAY 005612 7500 FEET THENCE ALONG THE SOUTH RIGHT OF

WAY LINE OF SMITH ROAD 150 FOOT WIDE RIGHT OF WAY 88057152 132840 FEET TO THE

POINT OF BEGINNING OF THE PARCEL TO BE DESCRIBED THENCE CONTINUING ALONG THE SOUTH

RIGHT OF WAY LINE OF SMIF ROAD 885352 1264.05 FEET TO POINT ON ThE NORTH
SOUTH 1/4 LINE OF SECTION 10 THENCE CONTINUING ALONG THE SOUTH RIGHT OF WAY LINE OF

SMITH ROAD IN THE SOUTHEAST 1/4 OF SECTION 10 891T11 595.39 FEET THENCE ALONG

THE WEST RIGHT OF WAY LINE OF RAFFARY ROAD 86 FOOT WIDE RIGHT OF WAY ALONG THE

FOLLOWING FIVE COURSES 0tf1603u 1421.50 FEET SOUTHEASTERLY ALONG AN ARC

LEFT HAVING LENGTH OF 266.12 FEET RADIUS OF 786.00 FEET CENTRAL ANGLE OF 190

23S7 AND LONG CHORD WHICH BEARS 1005802 264.85 FEET 20400O 408.36

FEET SOUTHEASTERLY ALONG AN ARC RIGHT HAVING LENGTH OF 237.01 FEET RADIUS OF

/00.00 FEET CENIRAL ANGLE OF 192357 AND LONG CHORD WHICH BEARS i0S802

235.87 FEET O1016O31 189.55 FEET THENCE ALONG THE NORTH RIGHT OF WAY LINE OF

WICK ROAD VARIABLE WIDTH RiGHT OF WAY 8g2V13 385.02 FEET THENCE 00384T

52300 FEET THENCE 892113 410.00 FEET THENCE 003841 508.00 FEET ThENCE

892F13 3291 FEET TO POINT ON THE NORTftSOUT Fl 1/4 LINE OF SECTION 10 THENCE

CONTINUING ALONG THE NORTH RIGHT OF WAY LINE OF WiCK ROAD IN THE SOUTHWEST 1/4 OF

SECTION 10 890509 1263.79 FEEl THENCE ALONG THE EAST RIGHT OF WAY LINE OF

VENOY ROAD 66 FOOT WIDE RIGHT OF WAY 005914 7468.93 FEET TO THE POINT OF

BEGINNING CONTAINING i0423 ACRES MORE OR LESS AND INCLUDING THE USE OF EXISTING

SMITH ROAD RAH7RY ROAD WICK ROAD AND VENOY ROAD 104.23 AC



Legal Information for 80 040 99 0002 714

1OL2BI PART OF THE SOUTHEAST 1/4 OF SECTION 10 MORE PARTICULARLY DESCRIBED AS

FOLLOWS COMMENCING AT THE EAST 1/4 CORNER OF SEcTiON 10 THENCE ALONG THE EAST

WEST 1/4 LINE OF SEGTION 10 AND CENTERLINE OF SMITH ROAD 150 FOOT WIDE RiGHT OF WAY
8g01711t 1286.63 FEET THENCE ALONG THE EAST LINE OF THE WEST 1/2 OF THE SOUTHEAST

1/4 OF SEflON 10 0114b09 7500 FEET TO THE POINT OF BEGiNNING OF THE PARCEL TO BE

DESCRIBED SAID POINT ALSO BEING THE FOLLOWING THREE COURSES FROM THE WEST 1/4

CORNER OF SECTION 10 ALONG THE WEST LINE OF SECTION 10 AND CENTERLINE OF VINING

ROAD 150 FOOT WIDE RIGHT OF WAY 00561 75.00 FEET ALONG THE SOUTH RIGHT OF

WAY LiNE OF SMITH ROAD 150 FOOT WIDE RIGHT OF WAY 885752u 2592.45 FEET TO

POINT ON THE NORTIfSOUTH 1/4 LINE OF SECTION 10 CONTINUING ALONG THE SOUTH RIGHT

OF WAY LINE OF SMITH ROAD 891T11 1286.95 FEET ThENCE ALONG THE EAST LINE OF THE

WEST 1/2 OF THE SOUTHEAST 1/4 OF SECTION 10 01i409 2488.21 FEET THENCE ALONG

THE NORTH RIGHT OF WAY LINE OF WICK ROAD VARIABLE WIDTH RIGHT OF WAY 892113
384J7 FEET THENCE ALONG THE EAST RIGHT OF WAY LINE OF RAFTARY ROAD 86 FOOT WiDE

RIGHT OF WAY ALONG THE FOLLOWING FIVE COURSES 011603 190.48 FEET

NORTHWESTERLY ALONG AN ARC LEFT HAVING LENGTH OF 266.12 FEET RADIUS OF 786.00

FEET CENTRAL ANGLE OF 19Q2357 AND LONG CHORD WHICH BEARS 10580 264.85

FEET 204000 408.36 FEET NORTHWESTERLY ALONG AN ARC RIGHT HAVING

LENGTH OF 237.01 FEET RADIUS OF 700.00 FEET CENTRAL ANGLE OF 19235T AND LONG

CHORD WHICH BEARS 105802 23587 FEET Oi01603 1420.67 FEET THENCE ALONGI

THE SOUTH RIGHT OF WAY LINE OF SMITH ROAD 891711 605.56 FEET. TO THE POiNT OF

BEGINNING CONTAINING 31.34 ACRES MORE OR LESS AND INCLUDING THE USE OF EXISTING

SMITH ROAD WICK ROAD AND VENOY ROAD 31.34 AC



VACANT LAND ADDENDA

ADDENDUM

PRÉCIS METRO REPORT ECONOMY.COM INC



.i1i1iTI1 RELATIVE EMPLOYMENT PERFORMANCE 1995100

STRENGTHS WEAKNESSES

STRENGTHS
Concentration of auto industry RD and

headquarters

High housing affordability

Well positioned for growth in green and

ivanced manufacturing

WEAKNESSES
.tependence on the highly cyclical and now

much smaller motor vehicle industry

Plunging population and income

Weak city and state fiscal conditions

CURRENT EMPLOYMENT TRENDS

SEPTEMBER 2010

change yr ago 3-mo MA

Total

Construction

Manufacturing

Trade

Trans/Utilities

Information

Financial Activities

Prof Business Svcs

Edu Health Svcs

Leisure Hospitality

Other Services

Government

FORECAST RISKS
SHORT LONG RISK-ADJUSTED _fl 470/
TERM TERM RETURN 09-14

UPSIDE

DETs growth as international transportation

hub spurs more corporate locations

Investments in DET from fuel cells and

alternative energy jump-start economy

DOWNSIDE

ryslers alliance with Fiat fails to save the

omaker

Promise of film industry as new driver fails to

materialize amid nationwide competition

14110 16859 Personal bankruptcies

Recent Performance Unlike many U.S metro

areas that began to recover from the recession ear

lier this year Detroit has yet to emerge from its de

cade-long recession The modest boost from stron

ger vehicle production earlier in the year has faded

Private employment whether manufacturing is

included or not is now at new low reversing the

modest gains made earlier in the
year Despite the

beginning of
recovery in the motor vehicle indus

try DET has had to absorb the closure of General

Motors engine plant in Livonia and the elimination

of shift at Fords Auto Alliance plant

The unemployment rate which exceeds 15%
remains among the nations highest although the

labor force seems to be stabilizing one good sign

Auto industr Just as DETs auto-related indus

tries led to its devastating downturn they are now

leading its recovery as production increases and

spate of new investments by automakers and their

suppliers get under way Moreover DET may be at

less risk than in the past because the automakers are

operating much more nimbly However the expan

sions involve the retooling of existing facilities rather

than the addition of new facilities and many of the

new jobs will
pay

half of what veteran workers earn

Ford is
restarting

its Michigan Assembly plant and

rehiring 1000 workers to build the new Focus and

recently announced plans to invest in several trans

mission plants and the Detroit Truck Plant GM will

start production of its Chevy Volt at the end of this

year and rehire 1200 workers for its Orion plant next

year
GM will also receive state tax credit to employ

4000 people at its Renaissance Center headquarters

Spillover growth More suppliers and other

vendors to the auto industry are again choosing to

expand in DET to take advantage of the new needs

in the recovering auto industry the available au
tomotive talent cheap office and industrial space

and tax credits number of the expansions involve

19257 22270 23272 19738 18211

technological solutions for the auto industry such

has San Diego-based automotive digital market

ing agency Search Optics and Silk Route Global

supply chain solutions provider or industries that

can piggyback off the auto industry For example

Navistar will build an engineering center for its de
fense and commercial truck products and General

Electric is building an aviation tech center

Challenges While the developments in the auto

and other industries are certainly welcome and make

strong statement about the enduring role of DET

as the center of the US auto industry DET faces

huge challenges before it can be called healthy Many
of the announced expansions will evolve over num
ber of years and the actual number of jobs created

could be much smaller than expected Over the past

decade DET has lost nearly one-quarter of its em
ployment base and despite the net out-migration

of nearly 300000 residents growth in the motor

vehicle industry will not be sufficient to absorb the

100000 workers who have lost their jobs and are still

looking for work The large amount of labor mar

ket slack devastated residential and commercial real

estate markets weak demographics and poor fiscal

conditions will weigh on income growth the revital

ization of consumer industries and attractiveness for

migrants DET will never regain its former size

The stabilization of payrolls new products

and investments at auto plants and parts ex

pansions will allow for modest
recovery

The

rebound will be much weaker than elsewhere

since the auto industry is much smaller part of

the economy than it once was The metro divi

sion will struggle to diversify its economy into

such areas as life sciences and alternative fuel

industries because of formidable competition

throughout the country for such initiatives

Sophia Koropeckyj

October2010

EMPLOYMENT
GROWTH RANK

Q099i1

1370
th quintile

69%

VITALITY

.I
USIOO%

RELATIV-

Best1 Worst32.l-- ..J.S.iO .j-

2009-2014

377
5th quintile

130

120

110

100

90

80

70
Iiit

DeTºIinel
DataBuffet MSA code DMDET

95 96 97 98 99 00 01 02 03 04 05 06 07 08 09 1OF hF 12F 13F 14F

U.S DET

65.0 64.1 64.0 62.2 60.9 59.1 54.0 Gross metro product C$B 55.1 56.6 59.1 60.8 61.0

1.3 -1.3 -0.3 -2.7 -2.1 -2.9 -8.7 %change 2.2 2.7 4.5 2.7 0.3

838.0 826.9 819.6 802.9 782.8 758.7 699.0 Total employment000 681.8 679.7 693.3 708.5 715.2

-2.0 -1.3 -0.9 -2.0 -2.5 -3.1 -7.9 %change -2.5 -0.3 2.0 2.2 0.9

8.5 8.6 8.6 8.4 8.7 10.1 16.2 Unemployment rate 15.5 15.8 13.5 10.6 8.5

3.7 -0.1 1.2 1.6 1.9 2.3 -3.3 Personal income growth 1.5 2.2 5.2 5.8 4.6

2046.5 2037.0 2025.1 2008.7 1981.2 1949.0 1925.8 Population 000 1912.6 1897.6 1886.7 1878.0 1869.5

3729 4211 3138 2056 919 524 264 Single-family permits 274 210 810 1713 2071
1909 2106 1436 378 176 371 24 Multifamily permits 174 13 112 343 438
123.4 119.5 118.9 110.1 101.8 91.6 84.4 Existing-home price $ths 83.5 78.7 75.6 82.5 92.4

23288 13812 12638 9843 7151 7456 9122 Mortgage originations $mil 9203 7013 4700 4788 5640
-25.1 -26.2 -28.2 -32.6 -36.2 -40.6 -30.7 Net migration 000 -20.6 -22.2 -17.9 -15.7 -15.4

18325 18852 25007 10532 12808

ANALSIS _.j
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INDUSTRIAL DIVERSITY

4.3% 4.0% $81828 $73539 $73175

9.5% 11.7% 11.1% $29890 $27029 $29661

1.3% 1.4% 2.1% $86268 $63133 $88888

4.3% 4.9% 5.9% $39986 $36873 $48603

______
$72298 $57232 $59464

$45535 $44136 $47833

_______________
$28623 $18534 $22976

$34874 $31818 $32180

$67464 $59601 $63226

NAICS INDUSTRY EMPLOYEES 000
GVSL State Local Government 89.9

6221 General Medical and Surgical Hospitals 45.0

7222 Limited-Service Eating Places 22.8

7221 Full-Service Restaurants 21.2

5511 Management of Companies and Enterprises 20.6

GVF Federal Government 15.9

3363 Motor Vehicle Parts Manufacturing 15.5

5613 Employment Services 15.4

6211 Offices of Physicians 11.8

3361 Motor Vehicle Manufacturing 11.1

5413 Architectural Engineering and Related Srvcs 10.8

5417 Scientific Research and Development Services 9.8

4811 Scheduled Air Transportation 9.7

5221 Depository Credit Intermediation 9.4

4451 Grocery Stores 9.2

Warren MI

nwArbórMI
Monroe MI 11

ChicagIL ..

Flint Ml 494

tLansjflg MIr 480

Atlanta GA 404

tedo 4o3

Virginia Beach VA 368

NewrkNy 348

Total In-migration 39513

Net Migration -32527

2006 2007 2008 2009

Domestic -37290 -40482 -44752 -34794

Foreign 4714 4257 4107 4132

Total -32576 -36225 -40645 -30662

TOP EMPLOYERS

Detroit Medical Center
___________

10.499

EMPLOYMENT INDUSTRY MIGRATION FLOWS

INTO DETROIT MI

Henry Ford Health 8502

Wayne State University 5019

General Motors Corporation 4652

Chrysler L.L.C 4517

St John Health 3816

DTE Energy Company 3771

Blue Cross Blue Shield of Michigan 3082

MGM Grand Detroit Casino 3000

Compuware Corporation 2597

MotorCity Casino 2424

American Axle Manufacturing Holdings Inc 1990

Greektown Casino 1800

Comerica Bank 1706

Selfridge Air National Guard Base 1270

SosrceS Crams Detroit Busmess Jansary 2009 and Military Installation

Guide 2050

NUMBER
OF MIGRANTS

17635

35c

PUBLIC

Federal

State

Local

2009

15887

17913

71985

FROM DETROIT MI

Warren Ml

AntiArbor MI
Monroe Ml

Atlanta GA

Chicago IL

5Phoqi.Z .o.o

Las Vegas NV

rNew..orkNy.-

Houston TX

kLansingMI

Total Out-migration

Sector

31493

4067

1719

1461

1308

1257

768

.660

644

.537

72040

COMPARATIVE EMPLOYMENT AND INCOME

of Total Employment Average Annual Earnings

DET

0.1%

Ml U.S DEl

0.1% 0.5% $141920Mining

Construction 2.3% 3.3% 4.6% $60657 $50980 $52710

Manufacturing 9.3% 11.9% 9.1% $93706 $77073 $70637

Durable 80.5% 73.6% 61.5% nd $79933 $71783

Nondurable 19.5% 26.4% 38.5% nd $68148 $68675

Transportation/Utilities 5.1% 2.9% 3.7% $71163 $62755 $59314

Wholesale Trade 4.3%

Ml U.S

$68722 $117938

Net Migration DET

Retail Trade
__________

Information

Financial Activities

Prof and Bus Services 15.3% 13.1% 12.7%

Educ and Health Services 17.8% 15.8% 14.7%

Leisure and Hosp Services 10.7% 9.8% 10.0%

Other Services 4.8% 4.3% 4.1%

Government 15.1% 16.7% 17.2%

-10000

-20000

-30000

-40000

-50000

06 07 08 09

Sources Percent of total employment Moodys Analytics BLS 2009 Average annual earnings BEA 2008

HOUSE PRICES LEADING INDUSTRIES PER CAPITA INCOME

Sources IRS top 2008 Census Bureau 2009

98 01 04 07 10

DET U.S

Source Fl-/PA 1996 Q1100 NSA

MOODYS
RATING

CREDIT QUALITY

A2 COUNTY

High-tech employment

As of total employment

Sources BLS Moodys Analytics 2009

25.0

3.5

DET MI LC U.S

Source Bureau of Economic Analysis 2008
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More Work Outside of the Metro Division

Ths

810

790

770

750

730

710

Foreclosure inventory

of housing stock 90

Case-Shiller

Home Price Index 60

2000Q1100R

O8
09 10 1112

Sources Fiserv RealtyTrac Moodys Analytics

Sources Census Bureau BLS Moodys Analytics

68

66

64

62

60

58

56

54

52

50

The weak labor market and large amount of available inventory

of housing particularly the inventory of foreclosed homes delay

the
recovery of homebuilding in DET Although permitting and

construction employment have been bouncing near bottom since

the beginning of the
year continued inflow of foreclosed homes

to the market and further depreciation in house prices mean that

ebuilding will not begin to pick up until 2012 However vari

ous investments in DETs manufacturing industries and infrastruc

ture growth support faster upturn for construction employment

Delinquencies Fall as Banks Purge Bad Loans

Delinquencies of volume all types of loans

10

Sources Equifax Moodys Analytics

Delinquencies particularly in the 30- 60- and 90-day buckets are

beginning to come down in DET This is occurring as banks
purge

bad loans from their
systems and replace them with higher quality

loans Auto loan and bankcard delinquencies have declined par

ticularly rapidly in the metro division Despite this improvement

credit quality remains worse in DET than in most other
parts of

the nation not surprising given the 15% unemployment rate and

the lingering weakness in DETs labor market particularly the lack

of new high-quality jobs

_________________ DETROIT

ayrolls Have Yet to Turn Up in Detroit

Æyrollemployment index Jan 2008100

110

100

90

80 Goods producing

Private services

State and local

government

70

60

880

875

870

08 09 10

Source BLS

More Jobs Longer Workweek Lift Incomes

Manufacturing 3-mo MA

46

865

860

08 09 10

Avg weekly hours Employment ths

45

44

43

42

855

Source BLS

Foreclosures Will Weigh on House Prices..

95

90

85

80

75

70

65

60

100

08 09 10

Source BLS

06 07 08 09 10 06 07 08 09 10
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About Moodys Economy.com

Moodys Economy.com division of Moodys Analytics Inc is Leading independent

provider of economic research analysis and data As well-recognized source of pro

prietary information on national and regional economies industries financial markets

and credit risk we support strategic planning product and sales forecasting risk and

sensitivity management and investment research Our clients include multinational

corporations governments at all levels central banks retailers mutual funds financial

institutions utilities residential and commercial real estate firms insurance companies

and professional investors

With one of the largest assembled financial economic and demographic databases Moodys Economy.com helps companies

assess what trends in consumer credit and behavior mortgage markets population income and property prices wiLl mean for

their business Our web and print periodicals and special publications cover every u.s state and metropolitan area countries

throughout Europe Asia and the Americas and the worlds major cities plus the u.s housing market and 58 other industries

We also provide up-to-the-minute reporting and analysis on the worlds major economies on our real-time Dismal Scientist

web site from our offices in the u.s the united Kingdom and Australia Our staff of more than 50 economists third of whom

hold PhDs offers wide expertise in regional economics public finance credit risk and sensitivity analysis pricing and macro

and financial forecasting

Moodys Economy.com became part of the Moodys corporation in 2005 Moodys Economy.com is headquartered in West

chester PA suburb of Philadelphia with offices in London and Sydney More information is available at www.economy.com

2010 Moody5 Analytics Inc and/or its licensors and affiliates together Moodys All rights reserved ALL INFORMATION CONTAINED HEREIN

IS PROTECTED BY COPYRIGHT LAW AND NONE OF SUCH INFORMATION MAY BE COPIED OR OTHERWISE REPRODUCED REPACKAGED FURTHER

TRANSMITTED TRANSFERRED DISSEMINATED REDISTRIBUTED OR RESOLD OR STORED FOR SUBSEQUENT USE FOR ANY PURPOSE IN WHOLE

OR IN PART IN ANY FORM OR MANNER OR BY ANY MEANS WHATSOEVER BY ANY PERSON WITHOUT MOODYS PRIOR WRITTEN CONSENT

All information contained herein is obtained by Moodys from sources believed by it to be accurate and reliable Because of the possibility of human

and mechanical error as well as other factors however all information contained herein is provided AS IS without warranty of any kind Under no

circumstances shall Moodys have any liability to any person or entity for any loss or damage in whole or in part
caused by resulting from or

relating to any error negligent or otherwise or other circumstance or contingency within or outside the control of Moodys or any of its directors

officers employees or agents in connection with the procurement collection compilation analysis interpretation communication publication or

delivery of any such information or any direct indirect special consequential compensatory or incidental damages whatsoever including without

limitation lost profits even if Moodys is advised in advance of the possibility of such damages resulting from the use of or inability to use any such

information The financial reporting analysis projections observations and other information contained herein are and must be construed
solely as

statements of opinion and not statements of fact or recommendations to purchase sell or hold any securities NO WARRANTY EXPRESS OR IMPLIED

AS TO THE ACCURACY TIMELINESS COMPLETENESS MERCHANTABILITY OR FITNESS FOR ANY PARTICULAR PURPOSE OF ANY SUCH OPINION OR

INFORMATION IS GIVEN OR MADE BY MOODYS IN ANY FORM OR MANNER WHATSOEVER Each opinion must be weighed solely as one factor

in any investment decision made by or on behalf of any user of the information contained herein and each such user must accordingly make its own

study and evaluation
prior to investing
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CBRE
VALUATION ADVISORY SERVICES

CB RICHARD EWS

CB Richard Eflis Inc

2000 Town Center Suite 500

Southfield MI 48075

January 2011
Marshall Brulez MAI MRICS

Managing Director

John Medland CFA

Vice President

Blair Franklin Capital Partners Inc

Commerce Court West Suite 905

99 Bay Street P.O Box 147

Toronto Ontario M5L E2

Phone 416.304.3988

Email jmedland@blairfranklin.com

RE Assignment Agreement

Five Land Tracts Various Locations Michigan Morylan Florida and California USA

See Property List

Dear Mr Medland

We are pleased to submit this proposal and our Terms and Conditions for the assignment related to

the referenced real estate

PROPOSAL SPECIFICATIONS

Purpose To estimate the Market Value of the referenced real estate

Premise As Is Land only as if vacant any improvements on site ore not to be

included in values

Rights Appraised Fee Simple

Intended Use Financial Reporting purposes

Intended User The intended user is Blair Franklin Capital Partners Inc

Scope of Work See description of scope below

Report Type Summary

Appraisal Standards Client Guidelines/USPAP

Appraisal Fee $29000

Report Copies Fees CB Richard Ellis is committed to becoming carbon neutral You may loin

us in achieving this goal by accepting on electronic copy of the report in

Adobe PDF format One bound final copy will be provided upon

request Current charges apply for additional copies see Terms and

Conditions

Expenses Fee includes all associated expenses

Retainer retainer of /2 the total Fee is required

Payment Terms Final payment is due and payable upon delivery of the electronic copy of

the final report or within thirty 30 days of your receipt of our draft

report whichever is sooner If draft report is requested the fee is

considered earned upon delivery of our draft report

We will invoice you for the assignment in its entirety at the completion of fr
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the assignment

Delivery Date Delivery of the appraisal conclusions and/or reports will be completed

according to the following Delivery Schedule

Delivery Schedule

Preliminary Value January 21 2011

Draft Report 21 days after the Start Date

Final Report days after completion of client review and authorization to deliver final

reports

Delivery Instructions The draft report will be delivered via email to

jmedland@blairfranklin.com

Start Date The appraisal process
will start upon receipt of your signed agreement

the retainer and the property specific data

Acceptance Date Right-click to select acceptance date text

SCOPE OF WORK

The scope of work identified for this assignment includes the following steps

Extent to Which the Properly is Identified

CBRE will collect the relevant physical characteristics about the subject via physical identification and

inspection of both the interior and exterior of the subject property The physical property
will be

legally identified through its postal address assessors records the provided legal description and the

provided title
report Economic characteristics of the subject will be identified via an analysis of leases

and/or lease briefs between the lessor and lessee recent rent roll and historical operating statements

Extent to Which the Properly is Inspected

CBRE will conduct physical inspection of both the interior and exterior of the subject property as

well as its surrounding environs on the effective date of appraisal

Type and Extent of the Data Researched

CBRE will physically inspect the micro and/or macro market environments with respect to physical and

economic factors relevant to the valuation process This knowledge will be expanded through

interviews with regional and/or local market participants available published data and other various

resources CBRE will also conduct regional and/or local research with respect to applicable tax data

zoning requirements flood zone status demographics income and expense data and comparable

listing sale and rental information

/4

CBRE
CE3 RICHARD EWS
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Type and Extent of Analysis Applied

CBRE will analyze the data gathered through the use of appropriate
and accepted appraisal

methodology to arrive at probable value indication via each applicable approach to value One of

the three traditional approaches to value will be considered and utilized Only the sales comparison

approach to value will be included CBRE will then correlate and reconcile the results into

reasonable and defensible value conclusion and estimate reasonable exposure time and marketing

time associated with the value estimate presented

PROPERTY LIST

Property Name Properly Location Report Type Appraisal Fee

Howard County Lands Laurel Maryland Summary Land $13000
64 acres residential

Only

San Luis Rey Downs Bonsall California Summary Land $4000
205 acres residential

Only

Romulus Land Romulus Michigan Summary Land $4000
203 acres Only

Salem Township Land Salem Township Summary Land $4000

Michigan Only
273 acres residential

Palm Meadows Estates Palm Springs FL Summary Land $4000

Only __________

9t2
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TERMS AND CONDITIONS

Right click to select appropriate terms and conditions paragraphs

We appreciate this opportunity to be of service to you on this assignment If you have additional

questions please contact us

Sincerely

CB RICHARD ELLIS INC
Valuation Advisory Services

Marshall Brulez MAI MRICS

Managing Director

Ml..1 201004884

248.351.2070

248.351.2050

marshall.brulez@cbre.com

AGREED AND ACCEPTED

FOR BLAIR FRANKLIN CAPITAL PARTNERS INC

44 Zoi1

Si
lure Date

kr ti Prp 1A1 .A
Name

Phone Number

cffl Address

bArkiitYTfl

Title

4t-6
Fax Number

CRE
RICHARD ELUS
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TERMS AND CONDITIONS

These Terms and Conditions between CB Richard Ellis Inc-Appraisal Services Appraiser and the Client for whom the

referenced approiol service will be performed shall be deemed part of such Agreement as though set forth in full

therein The Agreement thall be governed by the laws of the state of the CB Richard Ellis Inc office shown on the

Agreement

Client is defined as the party signing the Agreement and shall be responsible for payment of the fees stipulated in the

Agreement Payment of the appraisal fee is not contingent upon any predetermined value or on an action or event

resulting from the analyses opinions conclusions or use of the appraisal report

Final payment is due and payable upon delivery of the final report or within thirty 30 days of your receipt of our draft

report whichever is sooner If draft report is requested the fee is considered earned upon delivery of our draft report

If we are requested to give court testimony an additional fee will be charged on on hourly basis at our then-prevailing

hourly rote The hourly billings pertain to court preparation waiting and travel time document review and preparation

excludes appraisal report and all meetings related to court testimony

In the event Client requests additional services beyond the purpose stated in the Agreement Client agrees to pay an

additional charge for such services plus reimbursement of expenses whether or not the completed report has been

delivered to Client at the time of the request

It is understood that the Client has the right to cancel this assignment at any time prior to delivery of the completed

report In such event the Client is obligated only for the pro
rated share of the fee based upon

the work completed and

expenses incurred with minimum charge of $5000

Additional copies of the appraisal reports ore available at cost of $250 per original color copy and $100 per

photocopy black and white plus shipping cost of $30 per report

In the event Client fails to make payments when due and payable then from the date due and payable until paid the

amount due and payable shall bear interest at the maximum rate permitted in the state in which the office of Appraiser

executing the Agreement is located If Appraiser is required to institute legal adion against Client relating to the

Agreement Appraiser shall be entitled to recover reasonable attorneys fees and casts from Client

Appraiser assumes that there are no major or significant items that would require the expertise of professional building

contrador or engineer If such items need to be considered in Appraisers studies such services are to be provided by

others at cost which is not part of the fee proposal

10 In the event of any dispute between Client ond Appraiser relating to this Agreement or Appraisers or Clients

performance hereunder Appraiser and Client agree that such dispute shall be resolved by means of binding arbitration

in occordance with the commercial arbitration rules of the American Arbitration Association and judgment upon the

award rendered by the arbitrators may be entered in any court of competent jurisdiction Depositions may be taken

and other discovery obtained during such arbitration proceedings to the same extent as authorized in civil judicial

proceedings in the state where the office of Appraiser executing this Agreement is located The arbitrators shall be

limited to awarding compensatory damages and shall have no authority to award punitive exemplary or similar type

damages The prevailing party in the arbitration proceeding shall be entitled to recover from the losing party its

expenses including the costs of arbitration proceeding and reasonable olforneys fees

11 Client acknowledges that Appraiser is being retained hereunder as an independeni contractor to perform the services

described herein and nothing in this Agreement shall be deemed to create any other relationship between Client and

Appraiser This assignment shall be deemed concluded and the services hereunder completed upon delivery to Client

of the appraisal report discussed herein

12 All statements of fact in the report which are used as the basis of the Appraisers analyses opinions and conclusions will

be true and correct to the best of the Appraisers knowledge and belief Appraiser does not make any representation or

warranty express or implied as to the accuracy or completeness of the information or the state of affairs of the Property

furnished to Appraiser by Client

13 Appraiser shall have no responsibility for legal matters questions of survey or title soil or subsoil conditions

engineering or other similar technical matters The report will not constitute survey of the property analyzed

14 Client shall provide Appraiser with such materials with respect to the Assignment as are requested by Appraiser and in

the possession or under the control of Client Client shall provide Appraiser with sufficient access to the real property to

be analyzed and hereby grants permission for entry unless discussed in advance to the contrary

CBRE
CB RICHARD LLI$
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15 The data gathered in the course of the Assignment except data vm shed by CJtortt and the erxrt propa ed pursuant to

the Agreement are and will remain the property of Appraiser Wttn espect to data orovtded by Cient Aporaiser shali

not violate the confidential nature of the appraiser
c1 eat relationship impropirly didosing any confide tiol

information furnished to Appraiser Notwithstanding the foregoing Appraiser is authorized by Client to disdose all

any portion of the report and the related data to appropnae represtritativos at ne Appraisal Institute ii such sciosure

is required to enable Appraiser to comply with the Bylaws and Regukttons of such lnstilute as now or hereafter in effect

16 Unless specifically
noted in the appraisal we will not be taking into consideration the possibility of the existence of

asbestos PCB transformers or other toxic hazardous or contaminated substances and/or underground storage tanks

hazardous material or the cost of encapsulation or removal thereof Further Appraiser understands that there is no

major or significant deferred maintenance in the property which would require the expertise of professional cost

estimator or contractor If such repairs ore needed the estimates are to be prepared by others and are not part of

this fee proposal

17 Client sha rtdemnty and hold Appraiser fully harmiess oganst any lois damocier claims or expenses of any kind

whosoevo irtclud ng costs and reasonable attorneys fees sustatneo on incurrea by third party as result of the

negligence or intentional acts or omissions of Client inducting any iilure io perform arty duty imposed by law and for

which ecovery is sought against Appraiser by that tnird patty nowovet such obligation defend and indemnify shall

not apply if the claim or cause of action is based upon or arises in any way out of an act failure to act or representation

of Appraiser Client shall indemnify and hold Appraiser harmless from any claims expenses judgments or other items

or costs arising as result of the Clients failure or the failure of any of the Clients agents to provide complete copy of

the appraisal report to any third party

18 LIMITATION OF LIABILITY EXCEPT FOR THE HOLD HARMLESS PROVISION ABOVE ANYTHING IN THE

AGREEMENT TO THE CONTRARY NOTWITHSTANDING UNDER NO CIRCUMSTANCES WHATSOEVER SHALL

EITHER PARTY BE LIABLE TO THE OTHER FOR ANY SPECIAL CONSEQUENTIAL PUNITIVE OR INCIDENTAL

DAMAGES OF ANY KIND WHATSOEVER EXCEPT FOR THE HOLD HARMLESS PROVISION ABOVE IN NO EVENT

WHATSOEVER SHALL EITHER PARTYS TOTAL LIABILITY TO THE OTHER FOR DIRECT DAMAGES UNDER THE

AGREEMENT OR ANY OTHER DAMAGES WHATSOEVER EXCEED IN THE AGGREGATE THE SUM OF TEN

THOUSAND DOLLARS $10000.00

19 Client and its affiliates rating agencies and limited number of investors involved in the securitization may use and rely

upon Approisers report in connection with planned loan securitization involving the subject property including without

limitation utilizing seleded information in the appraisal report in the offering documents relating to the securitization

and Appraiser agrees to cooperate in answering reasonable questions by any of the above parties in connection with

the securitization

Client agrees that
it

will not file use or permit or cause to be used in any offering documents or any other document

any portion or extract of the appraisal report or any reference to the appraisal report without first having provided

the portion or portions of an offering document or other document to Appraiser for review and ii having obtained the

prior written consent of Appraiser to any such filing use amendment or modification which consent shall not be

unreasonably withheld Appraiser shall have the right to require Client to include in any offering document or other

document disclosure concerning the conditions qualifications and assumptions of the appraisal and such other

disclosure concerning the appraisal as Appraiser shall reasonably require

Client can use the appraised value without attribution to the appraisal report and selected information in the appraisal

report provided Client agrees that it has complied and at all times will comply and will use Clients best efforts to cause

any underwriters to comply with all applicable Federal and state securities laws in connection with any offering and

offering document and any use of the appraisal report Client further agrees that neither any offering document nor any

other document used in connection with any offering will contain an untrue statement of material fact or omit to state

material fact necessary to make the statements contained therein not misleading regarding the appraisal report or

any portion or extract thereof or any reference to the appraisal report Appraiser represents that the information

contained in the appraisal report does not contain an untrue statement of material fact or omit to state material fact

necessary to make the statement contained therein not misleading

ffrt

CBRE
CB RICHARD ELLIS
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SPECIFIC PROPERTY DATA REQUEST

In order to complete this assignment in the timely manner requested CB Richard Ellis Inc Valuation

Advisory Services will require the following specific information for the property

Current title report and title holder name

Legal description

Survey and/or plat map
Site plan for proposed or entitled development if applicable

Current county property tax assessment or tax bill

Details on any sole contract or listing of the property within the past three years

Engineering studies soil tests or environmental assessments

Ground lease if applicable

Planning/Zoning application or approval if applicable

10 Any previous market/demand studies or appraisals

11 Name and telephone number of property contact for physical inspection and additional

information needed during the appraisal process

12 Any other information that might be helpful in valuing this property

If any of the requested data and information is not available GB Richard Ellis Inc reserves the right to

extend the delivery date by the amount of time it takes to receive the requested information or make

other arrangements Please have the requested information delivered to the following

Marshall Brulez MAI MRICS

Managing Director

GB Richard Ellis Inc

Valuation Advisory Services

2000 Town Center Suite 500

Southfield Ml 48075

RE
GB RICHARD ELLIS
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BOARD or REAL ESTATE APPRAISERS
CERTIFIED GENERAL APPRAISER

LICENSE

MARSHALL ALBERT BRULEZ
2426 SUMMER LANE
FLAT ROCK MI 4813tj

gtt Nt1201004584 01/31/2011 2fl9Th5
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EOA1D OF REAL ESTATE APPRAIER
CERTJFIED GENERAL APPRAiSER

LICENSE

JEFFREY CLINTON JOZLdICK

7Lj E3RAMBLWATE MI 48J2L

LID fl -ì El



BOARD OF REAL ESTATE APPRAISERS
CERTIFIED GENERAL APPRAISER

LICENSE

DAVID BRIAN MIELNICKI
2000 TOIN CENTER1 SUITE 500

SOUTHFIELD MI 4O75

1201071119 07/31/2011 216759



QUALIFICATIONS OF
MARSHALL BRULEZ MAI MRICS

Managing Director

CB Richard Ellis Inc Valuation and Advisory Services

2000 Town Center Suite 500

Southfield MI 48075-1 239

248 351-2070

EDUCATIONAL

Bachelor of Science Degree

Michigan State University East Lansing Michigan

CERTIFICATION

State Certified General Real Estate Appraiser State of Michigan No 1201004884
State Certified General Real Estate Appraiser State of Ohio No 000424182

PROFESSIONAL

Designated Member Appraisal Institute MAI Member 10278
Professional Member Royal Institution of Chartered Surveyors MRICS 221426

Member CBRE VAS National Litigation Support Practice

EMPLOYMENT EXPERIENCE

1984-1 994 Various Appraisal and Consulting Firms

Appraiser Atlanta GA
1994-1997 Treadwell Associates

Senior Appraiser Southgate Ml

1997-2004 Real Estate Appraisal Services Inc

Commercial Group Manager Troy MI

2004-2008 RBS Citizens N.A Charter One
Vice President Chief Appraiser Troy MI

2008-Present CB Richard Ellis Inc

Managing Director Southfield Ml

Valuation assignments included all types of existing as well as proposed commercial

industrial multiple-family residential and special purpose properties throughout the state

of Michigan and the Midwest including apartments office buildings industrial

manufacturing and warehouse facilities automobile dealerships shopping centers

restaurants hotels motels manufactured home communities and wide variety of

investment and special purpose properties and unimproved land



QUALIFICATIONS OF

JEFFREY JOZWICK MAI

First Vice President

CB Richard Ellis Inc Valuation and Advisory Services

2000 Town Center Suite 625

Southfield MI 48075-1239

248 351-2090

EDUCATIONAL

Bachelors of Business Administration Management Concentration

Western Michigan University Kalamazoo Michigan

CERTIFICATION

Designated Member Appraisal Institute MAI Member No 12300

LICENSURE

Certified General Appraiser State of Michigan No 1201006193
Real Estate Sales Person State of Michigan No 6501287724

EMPLOYMENT EXPERIENCE

2004-Present CB Richard Ellis Inc Southfield MI

First Vice President

2001-2004 Real Estate Consulting Services Inc Farmington Hills MI

Senior Appraiser Vice President

1997-2001 AlIen Associates Appraisal Group Inc Birmingham MI

Associate Appraiser

Valuation assignments include all types of existing as well as proposed commercial

properties including industrial multiple-family residential office shopping centers

vacant land automobile dealerships restaurants manufactured housing/land leased

communities subdivision and condominium developments as well as variety of

special purpose properties and mixed-use developments Appraisal reports and market

analyses prepared for mortgage financing acquisition/disposition property

assessment/tax appeal estate planning and divorce



David Mielnicki SRA

CB Richard Ellis Inc Valuation and Advisory Services

2000 Town Center Suite 625

Southfield MI 48075

Cell 248.535.5166

EXPERIENCE

2009-Present CB Richard Ellis Inc

Valuation Associate prepare appraisals for residential

properties and subdivisions

Southfield Ml

2006 2009 Williams Associates Inc

Prepare residential and commercial appraisals and run day-to-day

operations

Rochester Hills Michigan

2006-2009 Digital Appraisals LLC

Prepare residential and commercial appraisals and run day-to-day

operations

Troy MI

EDUCATION

2008 Appraisal Institute

SRA Designated Appraiser

2005 Michigan State University

B.A Finance

East Lansing Michigan

LICENSES HELD

Certified General Appraiser State of Michigan 201071119

APPRAISAL COURSES COMPLETED

Appraisal Institute

Michigan Laws Rules

Online Business Practices and Ethics

Appraisal Challenges Declining Markets and Sales Concessions

Online Residential Sales Comparison and Income Approach

Advanced Residential Report Writing Pt II

Adv Residential Applications Case Studies Pt

Residential Report Writing and Case Studies

Online Apartment Appraisal Concepts Applications

Residential Site Valuation and Cost Approach

Residential Market Analysis and Highest Best Use

Real Estate Finance Statistics and Valuation Modeling



Other Real Estate Appraisal

Real Estate Appraisal II

USPAP
Introduction to Income Property Appraisal

Residential Income Appraisal Development

Advanced Income Analysis and Investment

Land 101

Narrative Appraisal Report Writing
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SALEM TOWNSHIP LAND

South of Territorial Rd/West of Gotfredson Rd

Salem Township Washtenaw County Ml 481 70

CBRE File No 1-156DT-0019-02

Summary

Appraisal Report

Prepared For

John Medland CFA

Vice President

BLAIR FRANKLIN CAPITAL PARTNERS INC

Commerce Court West Suite 905

99 Bay Street P.O Box 147

Toronto Ontario M5L E2

CBRE
CB RiCHARD ELLIS

VALUATION ADVISORY SERVICES



VALUATION ADVISORY SERVICES

CBRE
CE RICHARD ELLIS

2000 Town Center 500
Southfield MI 48075

248 351-2070

248 351-2050

www.cbre.com

January 26 2011

John Medland CFA

Vice President

BLAIR FRANKLIN CAPITAL PARTNERS INC
Commerce Court West Suite 905

99 Bay Street P.O Box 147

Toronto ontario M5L E2

RE Appraisal of Salem Township Land

South of Territorial Rd/West of Gotfredson Rd

Salem Township Washtenaw County Ml 481 70

CBRE File No 11 -1 56DT-001 9-02

Dear Mr Medland

At your request and authorization CB Richard Ellis CBRE has prepared an appraisal of the as is

market value of the referenced property Our analysis is presented in the following Summary

Appraisal Report

The subject consists of thirteen contiguous parcels that total 273.57 acres The subject is located on

the South Side of Territorial Road and the West Side of Gotiredson Road in Salem Township
Washtenaw County Ml The subject has about 2753 feet of non-continuous frontage along the

south side of Territorial Road and about 639 feet of frontage on the west side of Gotfredson Road

Of the subject parcels are zoned AR-Agriculture Residential and one is zoned MR-Multiple

Family Residential The one parcel that is zoned MR-Multiple Family Residential is A-Ui -26-400-004

The township zoning department indicated that this parcel cannot be developed into residential use

until municipal water and sewer is brought to the site

According to Salem Township the winter 201 taxes have not yet been paid The amount due is

$1677 The sublect property is not currently listed for sale According to the Washtenaw County

Register of Deeds the current owner of the subject property acquired the property between October

2000 and January 2001 The sublect parcels were purchased as part of an assemblage in five

separate transactions for total consideration of $3184500 or about $11600 per acre The

subject property is more fully described legally and physically within the following report
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Based on the analysis contained in the following report the market value of the subject is concluded

as follows

MARKET VALUE CONCLUSION

Appraisal Premise Interest Appraised Date of Value Value Conclusion

As Is Fee Simple Estate January 14 2011 $900000

Compiled by CBRE

Data information and calculations leading to the value conclusion are incorporated in the report

following this letter The report in its entirety including all assumptions and limiting conditions is an

integral part of and inseparable from this letter

The following appraisal sets forth the most pertinent data gathered the techniques employed and the

reasoning leading to the opinion of value The analyses opinions and conclusions were developed

based on and this report has been prepared in conformance with our interpretation of the guidelines

and recommendations set forth in the Uniform Standards of Professional Appraisal Practice USPAP
the requirements of the Code of Professional Ethics and Standards of Professional Appraisal Practice

of the Appraisal Institute It also conforms to the Financial Institutions Reform Recovery and

Enforcement Act of 989 FIRREA and Title XI Regulations

CBRE hereby expressly grants to Client the right to copy this report and distribute it to other parties in

the transaction for which this report has been prepared including employees of Client other lenders

in the transaction and the borrower if any It has been pleasure to assist you in this assignment If

you have any questions concerning the analysis or if CBRE can be of further service please contact

us

Respectfully submitted

CBRE VALUATION ADVISORY SERVICES

David Mielnicki SRA

Appraiser

Certified General Appraiser-

State of Michigan

License No 1201071119

Expires 7/31/2011

Phone 248-351-2056

Fax 248-351-2050

Dave.mieInickicbre.com

Jeffrey Jozwick MAI

First Vice President

Certified General Appraiser-

State of Michigan

License No 1201006193

Expires 7/31/2011

Phone 248-351-2090

Fax 248-351-2050

Jeff.iozwickcbre.com

Marshall Brulez MAI MRCIS

Managing Director

Certified General Appraiser

State of Michigan

License No 1201004884

Expires 7/31/2011

Phone 248-351 -2070

Fax 248-35 -2050

Marshall.brulezcbre.com
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CERTIFICATION OF THE APPRAISAL

We certify to the best of our knowledge and belief

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

The reported analyses opinions and conclusions are limited only by the reported assumptions and limiting conditions

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

We have no present or prospective interest in or bias with respect to the property that is the subject of this report and

have no personal interest in or bias with respect to the parties involved with this assignment

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

Our compensation
for completing this assignment is not contingent upon the development or reporting of

predetermined value or direction in value that favors the cause of the client the amount of the value opinion the

attainment of stipulated result or the occurrence of subsequent event directly related to the intended use of this

appraisal

This appraisal assignment was not based upon requested minimum valuation specific valuation or the approval of

loan

Our analyses opinions and conclusions were developed and this report has been prepared in conformity with the

Uniform Standards of Professional Appraisal Practice as well as the requirements of the State of Ml

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 and Standards of Professional Appraisal Practice of the

Appraisal Institute

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

representatives

10 As of the date of this report David Mielnicki SRA Jeff Jozwick MAI and Marshall Brulez MAI MRICS have completed

the continuing education program of the Appraisal Institute

11 As of the date of this report David Mielnicki SRA Jeff Jozwick MAI and Marshall Brulez MAI MRICS have completed

the Standards and Ethics Education Requirement of the Appraisal Institute for Associate Members

12 David Mielnicki SRA has and Jeff Jozwick MAI and Marshall Brulez MAI MRICS have not made personal inspection

of the property that is the subject of this report

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

14 Valuation Advisory Services operates as an independent economic entity within CBRE Although employees of other

CBRE divisions may be contacted as part of our routine market research investigations absolute client confidentiality

and privacy were maintained at all times with regard to this assignment without conflict of interest

15 In Michigan appraisers are required to be licensed/certified and are regulated by the Michigan Department of

Consumer and Industry Services Licensing Division P0 Box 30018 Lansing Michigan 48909

Marshall Brulez MAI MRICS Jeff Jozwick MAI and David Mielnicki SRA have not provided real estate related services

on this property in the three
years prior to accepting this assignment

David Mielnicki SRA Jeffrey Jozwick MAI Marshall Brulez MAI MRCIS

Appraiser First Vice President Managing Director

Certified General Appraiser- Certified General Appraiser- Certified General Appraiser-

State of Michigan State of Michigan State of Michigan

License No 1201071119 License No 1201006193 License No 1201004884

Expires 7/31/2011 Expires 7/31/2011 Expires 7/31/2011

Phone 248-351 -2056 Phone 248-351 -2090 Phone 248-351 -2070

Fax 248-351-2050 Fax 248-351-2050 Fax 248-351-2050

Dave.mielnickicbre.com Jeff.Iozwickcbre.com Marshall.brulezcbre.com
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AERIAL VIEW
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TYIPCAL VIEW OF THE SUBJECT FACING SOUTH
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SUMMARY OF SALIENT FACTS

Properly Name

Location

Assessors Parcel Numbers

Sub Parc Num

Sub Parc Num

Sub Parc Num

Sub Parc Num

Sub Parc Num

Sub Parc Num

Sub Parc Num

Sub Parc Num

Sub Parc Num

Sub Parc Num 10

Sub Parc Num 11

Sub Parc Num 12

Sub Parc Num 13

Highest and Best Use

As If Vacant

Property Rights Appraised

Date of Inspection

Land Area

Estimated Marketing/Exposure Time

As Is

Salem Township Land

South of Territorial Rd/West of Gotfredson Rd
Salem Township Washtenaw County Ml 48170

A-01 -26-300-001

A-01 -26-300-003

A-01 -26-400-003

A-01 -2 6-400-004

A-01 -26-400-009

A-01 -26-400-010

A-01 -26-400-019

A-01 -26-400-020

A-01 -26-400-021

A-01 -26-400-022

A-01 -35-100-002

A-01 -35-200-00

A-01 -35-200-008

Agricultural

Fee Simple Estate

January 14 2011

273.57 AC

12-24 Months

CONCLUDED MARKET VALUE

Interest Appraised

Fee Simple Estate

Date of Value Value

January 142011 $900000

STRENGTHS WEAKNESSES OPPORTUNITIES AND THREATS SWOT

Strengths and weaknesses are internal to the sublect apporkinities threats are external to the

su blect

Strengths

The subject is located close to Gotfredson Road which supplies on/off access to M-1

The subject has road frontage on two main roads Territorial Road and Gotfredson Road

Weaknesses

The subject is located on the edge of the majority of residential development that stretches out

from the Detroit-metro area

CE

Appraisal Premise

11916709SF

compiled by CBRE



VACAUT Li\ND SUMMARY OF SALIENT FACTS

Opportunities

None

Threats

decline in demand for residential properties has led to an oversupply of single-family homes

and an oversupply of developed single-family lots in the market area New residential

development in the market area has stalled and in most cases construction has stopped all

together Many prospective developments have been put on hold until the market is more in

balance and demand warrants development

EXTRAORDINARY ASSUMPTIONS HYPOTHETICAL CONDITIONS

Extraordinary assumptions are defined by the Uniform Standards of Professional Appraisal Practice as

..an assumption directly related to specific assignment which if found to be false could alter the

appraisers opinions or conclusions Extraordinary assumptions presume as fact otherwise uncertain

information about physical legal or economic characteristics of the sublect property or about

conditions external to the property such as market conditions or trends or about the integrity of data

used in an analysis This appraisal employs the following extraordinary assumptions

None

Hypothetical conditions are defined by the Uniform Standards of Professional Appraisal Practice as

..that which is contrary to what exists but is supposed for the purpose of analysis Hypothetical

conditions assume conditions contrary to known facts about physical legal or economic

characteristics of the subject property or about conditions external to the properly such as market

conditions or trends or about the integrity of data used in the analysis This appraisal employs the

following hypothetical conditions

Per the request of the client the appraisal is to only include the land as if vacant and any

improvements on the site are not to be included in the appraisal Therefore the appraisal is

based on the hypothetical condition that parcels A-01 -26-400-003 A-Ui -26-400-0 and

A-Ui -26-400-02 are not improved Parcel A-Ui -26-400-003 is improved with pole barn

that was built in 982 Parcel A-Ui -26-400-Ui is improved with house that was built in

1980 and pole barn that was built in 1984 Parcel A-Ui -26-400-021 is improved with

house that was built in 987

vi CERE
ELU$
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INTRODUCTION

Property Identification Salem Township Land

South of Territorial Rd/West of Gotfredson Rd
Salem Township Ml

Location

Assessors Parcel Number Multiple

Properly History

Current Owner Sarlen LLC

Current Asking Price N/A

Previous Sale Date N/A

Previous Sale Price N/A

Other Sales Past Years
See Below

Appraisal Premise Date of Value Property Rights Appraised

As Is January 14 2011 Fee Simple Estate

Date of Inspection January 14 2011

Date of Report January 26 2011

Intended Use User of Report The intended user of this appraisal is Blair Franklin

Capital Partners Inc The intended use is for financial

reporting purposes

Special Appraisal Instructions None noted

Estimated Exposure/Marketing Time 12-24 Months

PROPERTY IDENTIFICATION

The subject property is located on the South Side of Territorial Road and the West Side of

Gotfredson Road in Salem Township Washtenaw County Ml The subject is designated by

individual parcel ID numbers Information regarding the legal descriptions can be found in the

addenda section of the report

OWNERSHIP AND PROPERTY HISTORY

The subject property is currently vested in the name of Sarlen LLC The subject property has not sold

or transferred in the last three years Furthermore the subject property is not currently listed for sale

According to the Washtenaw County Register of Deeds the current owner of the subject property

acquired the property between October 2000 and January 2001 The subject parcels were

purchased as part of an assemblage in five separate transactions for total consideration of

$31 84500 or about $1 1600 per acre
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PREMISE OF THE APPRAISAL

The following table illustrates the various dates associated with the valuation of the subject the

valuation premises and the rights appraised for each premise/date

PREMISE OF THE APPRAISAL

Item Date Interest Appraised

Date of Report January 26 201

Date of Inspection January 14 201

Date of Value

As Is January 14 2011 Fee Simple Estate

Compiled by CBRE

PURPOSE OF THE APPRAISAL

The purpose of this appraisal is to estimate the as is market value of the sublect property The

current economic definition of market value agreed upon by agencies that regulate federal financial

institutions in the U.S and used herein is as follows

The most probable price which property should bring in competitive and open market under all

conditions requisite to fair sale the buyer and seller each acting prudently and knowledgeably and

assuming the price is not affected by undue stimulus Implicit in this definition is the consummation of

sale as of specified date and the passing of title from seller to buyer under conditions whereby

buyer and seller are typically motivated

both
parties are well informed or well advised and acting in what they consider their own best

interests

reasonable time is allowed for exposure in the open market

payment is made in terms of cash in U.S dollars or in terms of financial arrangements

comparable thereto and

the price represents
the normal consideration for the property sold unaffected by special or

creative financing or sales concessions granted by anyone associated with the sale

TERMS AND DEFINITIONS

The Glossary of Terms in the Addenda provides definitions for additional terms that are and may be

used in this appraisal

Office of Comptroller of the Currency 0CC 12 CFR Pa 34 Subpa Appraisals 34.42 Office of Thrift

Supervision OTS 12 CFR 564.2 Appraisal Institute The Dictionary of Real Estate Appraisal 4th ed Chicago Appraisal

Institute 2002 177-178 This is also compatible with the RTC FDIC FRS and NCUA definitions of market value as well as

the example referenced in the Uniform Standards of Professional Appraisa/ Practice USPAP

CBRE
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INTENDED USE AND USER OF REPORT

The intended user of this appraisal is Blair Franklin Capital Partners Inc The intended use is for

financial reporting purposes

SCOPE OF WORK

The scope of the assignment relates to the extent and manner in which research is conducted data is

gathered and analysis is applied all based upon the following problem-identifying factors stated

elsewhere in this report

Client

Intended use

Intended user

Type of opinion

Effective date of opinion

Relevant characteristics about the subject

Assignment conditions

This appraisal of the subject has been presented in the form of Summary Report which is intended

to comply with the reporting requirements set forth under Standards Rule 2-2b of the USPAP That is

this report incorporates summary of all information significant to the solution of the appraisal

problem It also includes summary descriptions of the subject and the market for the subject type

CBRE completed the following steps for this assignment

Data Resources Utilized in the Analysis

RESOURCE VERIFICATION

Site Data Source/Verification

Size Frontage Salem Township Municipal Offices Washtenaw County GIS Mapping

Other Source/Verification

Legal Description Salem Township Municipal Offices

Zoning Salem Township Municipal Offices

Development Status Salem Township Municipal Offices

Tax Information Washtenaw County Treasurers Office

Compiled by CBRE

Extent to Which the Properly is Identified

CBRE collected the relevant information about the subject from the owner or representatives public

records and through an inspection of the subject property The property was legally identified

through the following sources

GIS mapping systems

assessors records

legal description

CE
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Extent to Which the Properly is Inspected

CBRE inspected the subject and its surrounding environs on the effective date of appraisal Additional

physical information regarding the subject was obtained from the following sources

county assessors records

Type and Extent of the Data Researched

CBRE reviewed the micro and/or macro market environments with respect to physical and economic

factors relevant to the valuation process This process included interviews with regional and/or local

market participants available published data and other various resources CBRE also conducted

regional and/or local research with respect to the following

applicable tax data

zoning requirements

flood zone status

demographics

comparable data

Type and Extent of Analysis Applied

CBRE analyzed the data gathered through the use of appropriate and accepted appraisal

methodology to arrive at probable value indication via each applicable approach to value The

steps required to complete each approach are discussed in the methodology section CBRE then

correlated and reconciled the results into reasonable and defensible value conclusion as defined

herein reasonable exposure time associated with the value estimate presented has also been

considered

cR
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AREA ANALYSIS
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Moodys Economy.com provides the following Ann Arbor Ml metro area economic summary as of

Oct-i The full Moodys Economy.com report is presented in the Addenda

ANN ARBOR MI ECONOMIC ANALYSIS

Indicators 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

Gross Metro Product C$B 15.1 15.0 15.2 15.1 14.8 14.7 14.0 14.5 14.9 15.4 15.8 16.1

Change -0.3 -0.6 1.5 -1.0 -1.6 -7.1 -4.8 3.3 3.0 3.7 2.6 1.5

Total Employment 000 203.4 204.1 204.0 202.7 200.5 197.3 191.1 189.8 190.0 194.0 199.0 203.2

Change -1.7 0.3 0.0 -0.6 -1.1 -1.6 -3.1 -0.7 0.1 2.1 2.6 2.1

Unemployment Rate 4.1 4.3 4.4 4.6 4.7 5.7 8.5 8.9 8.4 7.4 6.2 5.5

Personal Income Growth 4.4 2.8 -0.4 4.0 2.7 0.2 -2.0 1.3 3.6 6.1 6.6 5.7

Population 000 337.0 340.6 343.9 346.0 347.8 344.8 347.6 3516 354.9 357.6 360.3 362.7

Single-Family Permits 2153.0 1994.0 1441.0 627.0 490.0 278.0 210.0 457.2 905.1 1468.5 2089.3 2341.1

Multifamily Permits 374.0 714.0 235.0 148.0 75.0 69.0 43.0 33.2 22.5 64.6 126.9 149.9

Existing-Home Price $Ths 196.0 203.6 216.4 213.1 193.4 171.8 155.0 153.7 142.4 136.7 144.6 157.3

Mortgage Originations $Mil 8085.4 4073.0 3498.2 2638.5 2292.1 2413.7 2950.9 3004.8 2307.2 1541.4 1580.9 1884.4

Net Migration 0001 1.6 1.5 1.2 0.0 -0.5 -5.3 0.7 2.0 1.1 0.6 0.6 0.2

Personal Bankruptcies 1231.0 1271.0 2103.0 701.0 1033.0 1310.0 1596.0 1831.3 2059.6 2144.5 1935.7 1932.4

Source Moodys Economy.com

RECENT PERFORMANCE

The Ann Arbor economy is struggling to maintain its recovery The large state university system is no

longer supporting growth and the few industries that have been adding to payrolls are low-paying
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retail business and leisure/hospitality services Therefore it is not surprising that in contrast to the

national trend weekly earnings across industries are still falling on year-ago basis The

unemployment rate has fallen below 9% in recent months largely because of the stagnant labor force

UNIVERSITIES

Ann Arbors universities particularly the University of Michigan will enable the area to recover more

successfully than other parts of Michigan The ability to raise funds for research is an important reason

for UMs stability In fiscal 2010 research spending increased by 12% over the
prior year to $1.14

billion About three-quarters of these funds came from the federal government with the National

Institutes of Health alone contributing over $500 million This particular source of funding reflects the

universitys successful focus on life sciences which has implications for Ann Arbors growth prospects

New research facilities continue to be added For example the construction of new nanotechnology

research facility called the Center of Excellence in Nano Mechanical Science Engineering will begin

this spring The research institutes also foster private-sector growth directly through private spinoffs of

university research and vendor relationships and indirectly through university employee spending The

North Campus Research Center formerly Pfizer is being transformed into an incubator for life science

companies UM spun off
startups during the last fiscal year up from eight in fiscal 2009

Despite the fact that UM is public university only one-fifth of its budget is derived from state

appropriations tuition and fees which fund two-thirds of UM have been growing but this has not

deferred enrollment which is at record 42000 for the 2010-2011 school year

NEW INDUSTRIES

The Ann Arbor economys focus on knowledge-based industries and its highly educated population

are enabling it to become magnet for young professionals and for tech-based companies such as

Google and engineering centers run by Toyota Hyundai-Kia AVL Powertrain Adaptive Materials and

others California-based Systems in Motion which provides IT systems support plans to create 085

lobs over the next five years in Ann Arbor Powertrain Integration and New Eagle will develop software

for auto engine control Also indicative of the technology focus of the area new Ann Arbor venture

capital firm has also been established that will invest in computer security startups

TRANSPORTATION

Modest gains in transportation will likely be preponderated by continued cuts in the near term After

General Motors shutters its Willow Run assembly plant at the end of the year the area surrounding

the Detroit Metropolitan Airport and Willow Run Airport named Aerotropolis will be repositioned for

new companies military vehicle re-furbisher has indicated some interest in the area In addition

Ford will cut several workers at its Milan facility Longer term the automaker plans to in-source more

workers from other countries Ann Arbors Rawsonville Automotive Components plant will gain

workers but not until 201



VcAT LAND AREA ANALYSIS

CONCLUSION

Ann Arbors recovery is expected to gain momentum next year However growth will lag the U.S

average and employment will not return to the prerecession peak before 2014 later than in the U.S

Longer term growth in Ann Arbors core universities and various tech industries will enable it to

perform better than other parts of Michigan but its location in weak state will prevent the metro

area from besting the U.S
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VAc4JT Lg NEIGHBORHOOD ANALYSIS

The sublect is located in Salem Township which is considered semi-rural location Salem Township

is located in the northeastern corner of Washtenaw County The subject neighborhood is about

miles northeast of the city of Arbor and about 27 miles northwest of the Detroit Central Business

District Further Michigan Highway 14 M-1 borders the subject neighborhood to the south

BOUNDARIES

The neighborhood boundaries are detailed as follows

LAND USE

Given the sublects semi-rural location the
majority of land use within the subject neighborhood is

vacant agricultural land The residential land use within the neighborhood is limited to larger acreage
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sites located long main roads There is little new residential development in the immediate

neighborhood

The malority of single-family homes within three-mile radius of the subject may be described as

homes in the $200000 to $500000 price range Within three-mile radius of the subject about

12% of homes were built before 1969 29% were built between 1970 and 1989 and about 59%

were built after 990 The malority of new homes in three-mile radius of the subject have been built

since 990 The median home value within three-mile radius is about $308000

ECONOMIC DEVELOPMENT

The Southeast Michigan area experienced large amount of residential growth between 2000 and

2006 The residential market has taken steep decline since 2006 The subject is located in Salem

Township which is near the fringe of development for the Southeast Michigan area Salem Township

experienced peak in residential growth during 2000 and 2006 as did other surrounding townships

including Northfield Township Lyon Township Northville Township Plymouth Township and Canton

Township The steep decline in residential demand resulted in an oversupply of vacant developed

single-family lots already improved with all horizontal infrastructure including

water/sewer/electric/gas and roads

Post 2006 the sale for development and development of large vacant land tracts into residential

subdivisions essentially ceased The rising unemployment rate in Michigan further led to an

oversupply of single-family homes in the area Current absorption rates of single-family lots in the

area have pointed towards five to ten year supply in the market area This indicates that demand

for the development of large land tracts into residential subdivisions is at minimum of five to ten

years down the road

GROWTH PATTERNS

The area within three-mile radius of the subject is mostly newer area of residential development

This large amount of residential growth has declined dramatically over the last several years The

development of large tracts of land throughout southeast Michigan has declined rapidly over the last

several years
due to the decline in demand for residential properties Construction at newer

residential developments in the township has stalled due to the current oversupply of and lack of

demand for residential housing Commercial/retail growth in the area has followed suit

ACCESS

Primary access to the neighborhood is provided by M-1 which is located less than one mile from the

subject and borders the subject neighborhood to the south M-14 is primarily four lane variable

width right-of-way that traverses the area in an east/west direction M-1 provides access to the city

of Ann Arbor to the west and the city of Detroit to the east M-1 connects to US-23 and 1-94 to the
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west and 1-96 and 1-275 to the east These highways all tie into the metro-Detroit freeway system

Secondary access to the subject is provided via Gotfredson Road and North Territorial Road

DEMOGRAPHICS

Selected neighborhood demographics in one- three- and five-mile radius from the subject are

shown in the following table

SELECTED NEIGHBORHOOD DEMOGRAPHICS

92 North Territorial Mile Mile Mile

Salem Township Ml Radius Radius Radius

Population

2015 Population 463 11210 47354
2010 Population 449 10810 46213
2000 Population 417 9466 39721
1990 Population 337 5427 27432
Annual Growth 2010 2015 0.62% 0.73% 0.49%

Annual Growth 2000-2010 0.74% 1.34% 1.53%

Annual Growth 1990 2000 2.15% 5.72% 3.77%

Households

2015 Households 163 3887 15603
2010 Households 158 3768 15262
2000 Households 145 3341 13001
1990 Households 114 1903 8603
Annual Growth 2010 2015 0.63% 0.62% 0.44%

Annual Growth 2000-2010 0.86% 1.21% 1.62%

Annual Growth 1990 2000 2.43% 5.79% 4.22%

In come

2010 Median HH Inc $83903 $104369 $108205
2010 Estimated Average Household Income $106970 $130894 $132140
2010 Estimated Per Capita Income $37476 $45284 $43535

Age 25 College Graduates -2000 101 2816 11793

Age 25 Percent College Graduates 2010 27.3% 33.7% 32.9%

Source CBRE

CONCLUSION

The population and number of households in one- three- and five-mile radius of the subject is

expected to increase slightly over the next five years The largest amount of growth came between

1990 and 2000 the growth rates have been declining since that period The neighborhood exhibits

an above average median household income with respect to Washtenaw County overall The subject

consists of thirteen contiguous parcels that total 273.57 acres The subject property conforms well to

the surrounding neighborhood area

10
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MARKET ANALYSIS

market analysis of housing trends in the area is essential in providing snapshot of the overall

health of the housing industry This analysis provides specific data pertaining to the housing industry

in Michigan and Southeast Michigan which includes major counties Historical figures are presented

in order to establish and observe trends in the housing industry over time

MICHIGAN OVERVIEW

The following chart illustrates the number of building permits for the state of Michigan as delineated

by single-family and multi-family dwelling units from 2000 through 201 annualized The 2010

figures are based on preliminary data Units include both owner-occupied housing as well as rental

housing

50.000

45000

40000

35000

30000

25000

20000

15000

10000

5000

Source SOCDS

BUILDING PERMIT HISTORY STATE OF MICHIGAN

As can be seen in the graph above single-family building permits reached peak in 2004 with

45609 permits issued Multi-family permits peaked in 2001 with 9622 permits Overall permit

totals for 2004 2009 have exhibited strong downward trend However there appears to be

reversal occurring in 201 with the annualized data through July 201 indicating an increase in both

single family and multi-family building permits

11

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010YID

nnuoiid

tr Sre.Fri V4



VACANT LARD MARKET ANALYSIS

SOUTHEAST MICHIGAN OVERVIEW

Total residential permit issuance for the Detroit CBSA which includes nine counties is presented

below

Unit Type 2000 2001

Consistent with the State of Michigan the Detroit CBSA experienced significant declines from 2004 to

2009 with the 2010 annualized data indicating reversal

RECENT PERFORMANCE

The Detroit Metro area has been experiencing slow sales for new-construction and existing

development since mid-2005 few explanations for this are

Poor economy

Rising Unemployment

Rising interest rates

Auto industry bankruptcies/restructuring

Ancillary manufacturing downsizing

Existing high inventories within competitive developments

Foreclosure of
existing homes

The following chart presents the building permits history for major counties in the Southeastern

Michigan area for the
past five years

12
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BUILDING PERMIT ISSUANCE TRENDS

SOUTHEASTERN MICHIGAN FOR THE PERIOD FROM 2000 THROUGH 2010 YTD ANNUALIZED

2002 2003 2004 2005 2006 2007 2008 2009
2010

Annualized

Single-Family 20394 18364 20198 21508 22628 17698 9432 5066 2475 1634 4440

Multi-Family 4425 5581 4526 4319 5468 3158 1915 700 795 181 1294

Annualized Data through July 2010 Preliminary Data

Source SOCDS
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As the chart illustrates the issuance of building permits has universally declined at dramatic pace

over from 2005 to 2009 in all of the counties with reversal occurring in many of the counties for

201 Note that the 201 building permits numbers are preliminary numbers

SUBJECT SUBMARKET ANALYSIS

The subject properly is located south of Territorial Road and west of Gotfredson Road in Salem

Township Washtenaw County Ml Salem Township has large amount of vacant land available for

future development The market area for analysis purposes will discuss Salem Township and

Washtenaw County

SUBMARKET DEMAND FACTORS

The appraisers studied factors that influence demand for housing in the sublects market area which

primarily entailed analyzing the demographic and economic composition of the area as well as any

new commercial developments that may create new lobs in the area thus creating housing

requirements To this end demographic economic data that focuses on Washtenaw County and

Salem Township were obtained and analyzed SEMCOG and Claritas are sources for much of the

data used

FUNDAMENTAL DEMAND ANALYSIS

Fundamental analysis forecasts demand based on anticipated demographic changes Using

Washtenaw County and Salem Township area data highlights of the demographic composition of the

subjects market area are characterized as follows please note that we have utilized the three-mile

radius around the subject prolect

Based on the information provided by Claritas an estimated 97% of the housing units are

owner occupied within three-mile radius around the sublect property compared to

about 60% within the County 2000 census

The median household income within three-mile radius of the subject property was

estimated at $1 04000 compared to $59000 estimated for Washtenaw County

With regard to future demand for housing within three-mile radius of the subject the

population is expected to increase by 400 persons between 201 and 201 and

households are expected to increase by 11 within the same time period

INFERRED DEMAND ANALYSIS

Inferred analysis examines historic data to estimate future events Residential building permit data will

be examined in Washtenaw County and Salem Township from years 2002 to 2010

13 SI
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Building Permit Issuance Trends

For the Period 2002 to 2010

Geograpical Location 2002 2003 2004 2005 2006 2007 2008 2009 2010 Average

WashtenawCounty 2401 2605 2825 1724 695 512 280 222 312 1286

Salem Township 34 45 27 30 12 19

Percent of CountyTotcil 1.4% 1.7% 1.0% 1.7% 1.7% 1.8% 1.4% 2.3% 1.9% 1.5%

Source SEMCOG

Salem Township has accounted for an average of .5% of Washtenaw Countys total building permits

since 2002 The following charts identify the building permit trends in Washtenaw County as well as

Salem Township
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Permit activity in the county peaked in 2004 and has been declining since Permit activity in the

township peaked in 2003 and again in 2005 it has been declining since These declining trends ore

noted across most of the Southeast Michigan region

CONCLUSION

Washtenaw County and Salem Township have experienced downturn in demand for residential

properties which is reflected in building permits issued over the last several years Sales of

developmental land parcels and new residential construction in the market area is slow Overall the

residential market area is expected to recover as economic conditions in the region improve however

the timing of such recovery is uncertain
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FLOOD MAP
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SITE ANALYSIS

The following chart summarizes the salient characteristics of the subject site

SITE SUMMARY AND ANALYSIS

Physical Description

Gross Site Area

Net Site Area

Primary Road Frontage

Secondary Road Frontage

Average Depth

Shape

Topography

Zoning District

Flood Map Panel No Date

Flood Zone

Adjacent Land Uses

Comparative Analysis

Access

Visibility

Functional Utility

Traffic Volume

Adequacy of Utilities

Landscaping

Drainage

Utilities

Water

Sewer

Natural Gas

Electricity

Other

Detrimental Easements

Encroachments

Deed Restrictions

Reciprocal Parking Rights

Common Ingress/Egress

Source Various sources compiled by CBRE

Irregular

Irregular

Generally Level Partly Wooded Two Creeks/Drains

AR-Agriculture Residential and MR-Multiple Family

Residential

2606360002A 1-Apr-88

Zone

Agricultural/Single-Family Residential

Average

Average

Average

Average

Assumed adequate

Average

Assumed adequate

Rating

Adequacy

Yes

Yes

Yes

Yes

Unknown

18

273.57 Acres

273.57 Acres

Territorial Road

Gotfredson Road

11916709 Sq Ft

11916709 Sq Ft

2753 Feet

639 Feet

Provider

Well

Septic

Consumers

Detroit Edison

Yes



VACANT LAND SITE ANALYSIS
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COMMENTS

The subject site consists of 273.57 Acres contained in thirteen contiguous parcels The site has about

2753 feet of non-continuous frontage along the south side of Territorial Road and about 639 feet

of frontage on the west side of Gotiredson Road The site is irregular in shape and has generally

level topography The malority of the site appears to be flat tillable land with the south and

southeastern corner consisting of heavy woods Furthermore there are two creeks/drains running

through the property Of the thirteen parcels twelve are zoned AR-Agriculture Residential and one is

zoned MR-Multiple Family Residential More information regarding the subjects zoning is located in

the Zoning Analysis section of the report The subject is surrounded primarily by other vacant

agricultural land and single-family homes on large land tracts According to the Federal Emergency

Management Agency FEMA the site is located in flood zone which is an area that is determined to

be outside the 00- and 500-year loodplains According to Salem Township the site is served by well

and septic utilities

IMPROVEMENTS

It is important to note that three of the subject parcek have improvements They are as follows

Parcel A-Ui -26-400-003 is improved with pole barn that was built in 982

Parcel A-Ui -26-400-019 is improved with house that was built in 1980 and pole barn

that was built in 1984

Parcel A-Ui -26-400-021 is improved with house that was built in 1987

Per the request of the client the appraisal is to only include the land as if vacant and any

improvements on the site are not to be included in the appraisal Therefore the appraisal is based on

the hypothetical condition that parcels A-Ui -26-400-003 A-Ui -26-400-Ui and A-Ui -26-400-021

are not improved

CONCLUSION

The site has an average location and is afForded average access and visibility from roadway

frontages The site has average functional utility The size of the site is average for the market area

and use and there are no known detrimental uses in the immediate vicinity Overall there are no

known physical factors that are considered to prevent the site from development to its highest and best

use

19
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ZONING ANALYSIS

The following chari summarizes the subjects zoning requirements

ZONING SUMMARY
Current Zoning AR-Agriculture Residential and MR-Multiple Family

Residential

Legally Conforming Yes

Uses Permitted See Below

Zoning Change Not Likely

Source Planning Zoning Dept

Of the subject parcels are zoned AR-Agriculture Residential and one is zoned MR-Multiple

Family Residential The one parcel that is zoned MR-Multiple Family Residential is A-01 -26-400-004

The township zoning depariment indicated that this parcel cannot be developed for residential use

until municipal water and sewer is brought to the site

PURPOSE

AR-AQriculture Residential

This district is composed of those areas of the Township whose
principal use is or ought to be farming

The regulations of this district are designed to conserve stabilize and enhance farming and related

resource utilization activities to minimize conflicting uses of parcels lots buildings and structures
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detrimental to or incompatible with these activities and to prohibit uses of parcels lots buildings and

structures which requires streets drainage and other public facilities and services of different type

and quantity than those normally required by these activities

MR-Multiple Family Residential

This district is composed of those areas of the Township whose principal use is or ought to be multiple

family dwellings The regulations of this district are designed to permit moderate density of

population and moderate intensity of land use in those areas which are served by public sanitary

sewer system and which abut or are adlacent to such other uses buildings structures or amenities

which support complement or serve such density and intensity In addition to the dwellings

permitted in this zoning district there are permitted certain residential and public uses which have

been strictly regulated to make them compatible with the principle use of this district

PERMITIED USES

AR-Agriculture Residential

single family dwelling

parcel may be used for general and specialized farming and agricultural activities including

the raising or growing of crops plants nursery stock forest products livestock poultry bees

and other farm animals products and foodstuffs and any building structure or greenhouse

may be located thereon and used for the day-to-day operation of such activities for the

quartering storage or preservation of said crops plants nursery stock livestock poultry

bees animals products and foodstuffs until consumed on the premises or until moved to

place of collection distribution or processing and for the sale of crops plants nursery stock

products and foodstuffs raised or grown on said lot or in said building or structure or raised

by the farmer operating the lot building or structure provided that any lot that is idle land

shall be so treated as to prevent soil erosion by wind or water

parcel may be used for the raising and keeping of livestock not as farming activity and

not for the purpose of remuneration or sale but incidental to the principal use of the single

family dwelling there situated provided all livestock feed other than hay is stored in rodent

proof containers and that pens and shelters are maintained in sanitary condition and that

such livestock are fenced in or otherwise prevented from roaming at large off the premises

parcel may be used and building or structure located thereon for the raising or keeping

of poultry rabbits and other similar fur-bearing animals whether for profit or pleasure

parcel may be used and building or structure located thereon for riding academy or

stable or the raising or keeping of horses cattle hogs ponies goats and similar livestock

CBFIE
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whether for profit or pleasure upon lot having an area not less than two acres and

width not less than one hundred and
fifty 50 feet Up to two livestock on the first two

acres are allowed and it is required to provide an additional one acre for each additional

livestock There shall be no limit in the number of livestock on lot having ten or more

acres in area

parcel may be used for the raising or growing of plants trees shrubs and
nursery

stock

Any building or structure located on parcel used for such purpose shall be secondary and

incidental for such
raising or growing of such products and may be used only for the storage

of equipment and materials necessary for such raising or growing on such site or on parcels

under the same ownership used for the same purpose Except as provided in Section 2.02

above no retail sales of products shall take place on the site Landscape supply yards and/or

contracting facilities and storage yards shall not be allowed as part of such operation Trucks

trailers or other equipment not used for such on site operation shall not be allowed

parcel may be used for pick your own agricultural products

Roadside stand see definition provided it is incidental to permitted use and provided all of

the
nursery

stock or other agricultural products are raised by the farmer operating the

roadside stand roadside stand may be defined as temporary building or structure

operated for the purpose of selling only natural unprocessed produce raised or produced by

the farmer operating the roadside stand for period not to exceed eight months during

any calendar year roadside stand shall not make commercial district nor shall its use be

deemed commercial activity

Public and
private recreation areas such as forest preserve game refuge recreation park and

reservation and similar public and private use of low intensity

Public and private conservation area and structure for the development protection and

conservation of open space watersheds water soil forest and wildlife resources

parcel may be used for the growing stripping and removal there from of sod provided that

said lot or portion thereof shall be reseeded after stripping by Fall of the year in which it was

stripped so as to prevent actual or potential erosion by water or wind

Distribution lines and structures not including buildings of essential services when located

within an existing public or utility right-of-way and repeater buildings of telephone utility

company when location is approved by the Township Planning Commission

An accessory use building or structure

Home occupations subject to the requirements of Section 60.23
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Family Day Care Home

State Licensed Residential Facility

Agricultural Employee Housing as an accessory use to farm

Private kennels with six animals or less

MR-Multiple Family Residential

Single-family dwelling and any use building or structure accessory thereto

Two-family dwellings and any use building or structure accessory thereto

Multiple-family dwelling and any use building or structure accessory thereto

Lines and structures of essential services
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TAX AND ASSESSMENT DATA

The assessor in the subject municipality maintains two assessments the Taxable Value TV and State

Equalized Value SEV The Taxable Value is what the annual tax burden is based on in Michigan and

its annual increase is limited to the lesser of CPI or 5% The State Equalized Value is also reviewed

each year and is to represent 50% of the propertys market value When property sells the State

Equalized Value becomes the propertys new Taxable Value There is often gap between the TV and

the SEV if the property had not recently traded As such following sale there would be significant

increase in the annual tax burden market value opinion assumes sale has/will occur and we

have therefore based our tax estimate on the State Equalized Value

Subject Properly

The resulting tax estimates for the subject property appear in the following table The subject is

located in the Plymouth Canton Public School District

AD VALOREM TAX INFORMATION

Tax Year True Cash State Equalized Taxable Tax Rate Calculated

2010 Value Value Value per $1000 Tax Expense
Parcel

A-01-26-300-001 $206900 $103450 $59972 $402222 $2412
A-01 -26-300-003 $819700 $409850 $209851 $22.2222 $4663
A-01-26-400-003 $438000 $219000 $182957 $222222 $4066
A-01-26-400-004 $886600 $443300 $249574 $22.2222 $5546
A-01-26-400-009 $323700 $161850 $35231 $222222 $783

A-01-26-400-010 $346100 $173050 $34782 $22.2222 $773

A-01-26-400-019 $204000 $102000 $102000 $22.2222 $2267
A-01-26-400-020 $185800 $92900 $44147 $40.2222 $1776
A-01-26-400-021 $289800 $144900 $144900 $402222 $5828

A-01 -26-400-022 $404900 $202450 $42946 $402222 $1727

A-01.35-100-002 $811200 $405600 $65827 $421111 $2772
A-01 -35-200-001 $619700 $309850 $170898 $42.11 11 $7197
A-01-35-200-008 $364600 $182300 $60001 $421111 $2527

Totals $5901000 $2950500 $1403086 $42337

Total Current Taxes $42337

Projected Taxes Based on SEV $93208

Source Assessors Office

The total current taxes for the subject property are $42337 and the projected taxes based on the 5EV

are $93208 According to Salem Township the winter 2010 taxes have not yet been paid The

amount due is $1677
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HIGHEST AND BEST USE

In appraisal practice the concept of highest and best use represents the premise upon which value is

based The four criteria the highest and best use must meet are

legal permissibility

physical possibility

financial feasibility and

maximum profitability

The highest and best use analysis of the subject is discussed on the following pages This analysis

incorporates the information presented in the Market Analysis section as well as any unique

characteristics of the sublect described previously

HIGHEST AND BEST USE AS VACANT

The subjects zoning primarily allows for agricultural/farming type uses Subject parcel A-Ui -26-400-

004 is zoned MR-Multiple Family Residential which primarily allows for multi-family residential use

However the township zoning department indicated that this parcel cannot be developed for

residential use until municipal water and sewer is brought to the site The entire subject property does

not have access to municipal water and sewer Furthermore demand for single- and multi-family

residential properties is extremely low making development not financially feasible

The subject is of adequate size and utility to support development of any of the legally permissible

uses The subject is surrounded by mainly vacant agricultural properties and single-family homes on

larger acreage sites The market area for residential properties is currently in low demand with

decreased construction activity over the last several years there is an oversupply of residential

homes/developed lots on the market Based on current market conditions development of

residential related use is not currently financially feasible Based on our analysis the highest and best

use of the subject property as if vacant is currently for agricultural purposes The most likely buyer of

the subject is farmer or farming related entity

HIGHEST AND BEST USE AS IMPROVED

Per the request of the client the appraisal is to only include the land as if vacant and any

improvements on the site are not to be included in the appraisal Therefore the appraisal is based on

the hypothetical condition that parcels A-Ui -26-400-003 A-Ui -26-400-01 and A-Ui -26-400-021

are not improved Parcel A-Ui -26-400-003 is improved with pole barn that was built in 1982

Parcel A-Ui -26-400-019 is improved with house that was built in 1980 and pole barn that was

built in 1984 Parcel A-Ui -26-4UU-U2i is improved with house that was built in 1987
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APPRAISAL METHODOLOGY

In appraisal practice an approach to value is included or omitted based on its applicability to the

properly type being valued and the quality and quantity of information available Based on

information contained in the Thirteenth Edition of The Appraisal of Real Estate published in 2008

depending on specific appraisal assignment any of the following four methods may be used to

determine the market value of the fee simple interest of land

Sales Comparison Approach

Income Capitalization Procedures

Allocation and

Extraction

The following summaries of each method are paraphrased from the text

The first is the sales comparison approach This is process of analyzing sales of similar recently

sold parcels in order to derive an indication of the most probable sales price or value of the property

being appraised The reliability of this approach is dependent upon the
availability of comparable

sales data the verification of the sales data regarding size price terms of sale etc the degree

of comparability or extent of adjustment necessary for differences between the subject and the

comparables and the absence of non-typical conditions affecting the sales price This is the

primary and most reliable method used to value land if adequate data exists

The income capitalization procedures include three methods land residual technique ground rent

capitalization and Subdivision Development Analysis discussion of each of these three techniques

is presented in the following paragraphs

The land residual method may be used to estimate land value when sales data on similar

parcels of vacant land are lacking This technique is based on the principle of balance

and the related concept of contribution which are concerned with equilibrium among the

agents of production--i.e labor capital coordination and land The land residual

technique can be used to estimate land value when building value is known or can be

accurately estimated stabilized annual net operating income to the property is known

or estimable and both building and land capitalization rates can be extracted from the

market Building value can be estimated for new or proposed buildings that represent the

highest and best use of the property and have not yet incurred physical deterioration or

functional obsolescence

The subdivision development method is used to value land when subdivision and

development represent the highest and best use of the appraised parcel In this method
an appraiser determines the number and size of lots that can be created from the

appraised land physically legally and economically The value of the underlying land is

then estimated through discounted cash flow analysis with revenues based on the

achievable sale price of the finished product and expenses based on all costs required to

complete and sell the finished product
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The ground rent capitalization procedure is predicated upon the assumption that ground

rents can be capitalized at an appropriate rate to indicate the market value of site

Ground rent is paid for the right to use and occupy the land according to the terms of the

ground lease it corresponds to the value of the landowners interest in the land Market-

derived capitalization rates are used to convert ground rent into market value This

procedure is useful when an analysis of comparable sales of leased land indicates range

of rents and reasonable support for capitalization rates can be obtained

The allocation method is typically used when sales are so rare that the value cannot be estimated by

direct comparison This method is based on the principle
of balance and the related concept of

contribution which affirm that there is normal or typical ratio of land value to property value for

specific categories of real estate in specific locations This ratio is generally more reliable when the

subject property includes relatively new improvements The allocation method does not produce

conclusive value indications but it can be used to establish land value when the number of vacant

land sales is inadequate

The extraction method is variant of the allocation method in which land value is extracted from the

sale price of an improved property by deducting the contribution of the improvements which is

estimated from their depreciated costs The remaining value represents the value of the land Value

indications derived in this way are generally unpersuasive because the assessment ratios may be

unreliable and the extraction method does not reflect market considerations

METHODOLOGY APPLICABLE TO THE SUBJECT

The sales comparison approach has been used to value the subject The cost approach and income

approach are not applicable and have not been used
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SALES COMPARISON APPRAOCH

We have chasen comparables from nearby surrounding communities based upon combination of

property characteristics zoning and use Given the large size of the subject we have expanded our

search to include surrounding counties The following map and table summarize the comparable

data used in the valuation of the subject detailed description of each transaction is included in the

addenda
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SUMMARY OF COMPARABLE LAND SALES

Transaction Actual Sale Adjusted Sale Size Price Per
No Property Location Type Date Zoning Price

Price Acres Acre

9750 Coon Loke Rood losco Sale May-09 AR $250000 $250000 167.96 $1488
Twp Ml

Agricultural/Residential

Lovejoy Rd/W Owosso Rd Sole Mar-10 AR $321012 $321012 177.33 $1810
Conway Twp Ml

Agriculturol/Residentjol

500 Chukker Cove Hortlond Controct Jon-li CA Conservotion $650000 $650000 161.15 $4034
Twp Ml

Agriculturol

of Bristol Rd of Morrish Sole May-09 Residential $855000 $855000 277.10 $3086
Rd Cloyton Twp Ml

Subject South ot Territorial Rd/West -.- .-- AR.Agriculture --- --- 273.57
of Goifredson Rd Residential and MR
Solem Township Ml

Multiple Family

Residential

Tronsaction amount adjusted for cash equivalency cod/or development costs lwhere opplicoblel

Compiled by CBRF
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The comparable sales in the chart above are the largest agricultural comparables in the market area

These comparables are considered to be the most recent and relevant sales

Comparable Sale One

This comparable represents
the sale of land with an older airplane hangar/runway located east of

Bradley Rd and north of Coon Lake Rd in losco Twp Ml The site is 97.96 acres of which 20 acres is

wetlands The overall site is zoned AR Agricultural/Residential In May 2009 Independent Bank sold

the site for $250000 This equates to $1 488 per acre The buyer planned to use the runway and

was renting the tillable acreage which was 84.75 acres to farmer

Comparable One warranted an upward adjustment for conditions of sale because it is bank owned

sale Comparable One warranted downward adlustment for declining market conditions since the

time of sale Comparable One also warranted an upward adjustment for its inferior amount of

frontage and an upward adjustment for its inferior location The subject is located in Salem Township

which is nearer to the Detroit-metro area and is considered to be superior location when compared

to Comparable Ones location in losco Township

Comparable Sale Two

This comparable represents the sale of 77.33 acres of agricultural land located on the South Side of

Lovejoy Road and the West Side of Owosso Road in Conway Township Livingston County Ml The

land has well/septic utilities and has large amount of frontage on both Owosso Road and Lovejoy

Road The shape is rectangular and the topography is generally level Furthermore there are wooded

areas near the western portion of the site The property sold for $321012 or about $1800 per acre

in March 2010

Comparable Two warranted an upward adjustment for its inferior location The sublect is located in

Salem Township which is nearer to the Detroit-metro area and is considered to be superior location

when compared to Comparable Twos location in Conway Township

Comparable Sale Three

This comparable represents the pending sale of 161 .15-acre tract of agricultural land located at

500 Chukker Cove in Hartland Township Livingston County Ml The property is generally level with

two smaller lakes The parcel can be described as mostly wooded with some open areas Well and

septic utilities are available to the site The listing broker did not indicate the pending offer price

However the listing broker did indicate that the asking price is $650000 and the property is currently

pending sale The land is currently bank owned

Comparable Three warranted downward adjustment for conditions of sale The property is currently

pending sale with an asking price
of $650000 Given the decreased demand and sale activity for
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larger agricultural properties in the market area it will likely sell for less than asking Comparable

Three also warranted an upward adjustment for its inferior amount of road frontage and downward

adjustment for its superior topography Comparable Three has topography that is mostly wooded

and has Iwo smaller lakes this topography is considered superior when compared to the subjects

topography

Comparable Sale Four

This comparable represents the sale of vacant land located north of Bristol Rd west of Morrish Rd in

Clayton Twp Ml The site totaled 277.1 acres and was zoned residential/agricultural In May 2009
Citizens Bank sold the site to Kevin Mignault for $855000 or $3086 per acre The site was listed at

$1350000 and was on the market for 213 days

Comparable Four warranted downward adjustment for declining market conditions since the time of

sale Comparable Four also warranted an upward adjustment for its inferior amount of road

frontage

Based on our comparative analysis the following chart summarizes the adjustments warranted to each

comparable
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LAND SALES ADJUSTMENT GRID

Comparable Number Subject

Transaction Type Sale Sale Contract Sale

Transaction Date May-09 Mar-10 Jan-il May-09

Zoning AR AR CA Residential AR-Agriculture

Agricultural Agricultural Conservation Residential and

Residential /Residential Agricultural MR-Multiple

Family Residential

Actual Sale Price $250000 $321012 $650000 $855000

Adjusted Sale Price $250000 $321012 $650000 $855000

Size Acres 167.96 177.33 161.15 277.10 273.57

Price PerAcre $1488 $1810 $4034 $3086

Price Per AC $1488 $1810 $4034 $3086

Property Rights Conveyed 0% 0% 0% 0%

Financing Terms1 0% 0% 0% 0%

Conditions of Sale 20% 0% -20% 0%

Market Conditions Time -10% 0% 0% -10%

Subtotal $1608 $1810 $3227 $2777

Size 0% 0% 0% 0%

Shape 0% 0% 0% 0%

Corner 0% 0% 0% 0%

Frontage 20% 0% 10% 20%

Topography 0% 0% -10% 0%

Location 50% 50% 0% 0%

Zoning/Density 0% 0% 0% 0%

Utilities 0% 0% 0% 0%

Highest Best Use 0% 0% 0% 0%

Total Other Adjustments 70% 50% 0% 20%

Value Indication for Subject $2733 $2715 $3227 $3332

Transaction amount adlusted for cash equivalency and/or development costs where applicable

Compiled by CBRE

CONCLUSION

The subject property has not sold/transferred in the last three years Furthermore the subject property

is not currently listed for sale However according to the Washtenaw County Register of Deeds the

current owner of the subject property acquired the property between October 2000 and January

2001 The subject parcels were purchased as part of an assemblage in five separate

transactions for total consideration of $31 84500 or about $1 1600 per acre

The comparables indicate an adjusted range of $2715 to $3332 per acre with an average of

$3002 per acre All of the comparables are considered recent and relevant sales Comparables

One Two and Four are closed sales and Comparable Three is pending sale The greatest weight

was given to Comparables Three and Four because they received the least amount of adjustment

Comparables One and Two received larger location adlustment and provide support to the overall

CBRE
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opinion of value Given the primary emphasis is on Comparables Three and Four value near the

upper end of the indicated range is considered appropriate for the subject property The following

table presents the valuation conclusion

CONCLUDED LAND VALUE

Per AC Subject Acs Total

$3000 273.57 $820710

$3300 273.57 $902781

Indicated Value $900000

Rounded Per AC $3300

Compiled by CBRE

SECONDARY LAND SALES

There were many sales considered for use in the appraisal Some of the more similar sales although

secondary are detailed in the chart below

SECONDARY LAND SALES

Size

Location Sale Price Acres S/Acre Sale Date Comments

2700 Bradley Road losco

Township Livingston

County MI $1256648 229.19 $5483 August-07 Not used due to older sale date

3980 Dutcher Road losco

Township Livingston

County MI $1400000 228.75 $6120 October-07 Not used due to older sale date

4410 Wagner Road Lodi

Township Washtenaw

County Ml $526650 1.99 $4703 December-09 Not used due to smaller acreage

Robb Rd/N Sherwood Rd

Conway Township

Livingston County MI $330000 10.73 $2980 June-08 Not used due to smaller acreage

3160 Pinckney Road Marion

Township Livingston

County Ml $385000 106.6 $3612 May-10 Not used due to smaller acreage

Source CBRE

These sales were omitted for reasons which are explained in the chart above These sales range in

size from 1106.6 acres to 229.19 acres and range in sale price from $2980 to $6120/acre The

aforementioned sales lend support to the concluded opinion of value for the subject property

ACTIVE LISTINGS

Given the current depressed market area and the limited amount of comparable sales active listings

often provide sound information regarding market performance The following active listings were

used to help support the opinion of value The active listings are as follows
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ACTIVE LISTINGS

Size Days on Market

Location List Price Acres S/Acre Zoning DOM Months on Market

Mile Rood Salem Township Low Density

Washtenaw County Mi $5446000 194.5 $28000 Residential 1434 48

Territorial Rd/Golfredson Rood

Salem Township Washtenaw Low Density

County Ml $5355000 153 $35000 Residential 957 32

Seven Mile Road Salem Township Single-Family

Washtenaw County MI $1799000 83.2 $21623
Residential 570 19

16691 Doyle Road Unadilla

Township Livingston County Ml $800000 200 $4000 Agricultural 425 14

Crofoot Road Village of

Fowlerville Livingston County Ml $967500 215 $4500 Agricultural 409 14

44020 Hull Road Van Buren

Township Wayne County Ml $399000 126.3 $3159 Ag Agricultural N/A N/A

Source CBRE

The first three active listings represent larger tracts of land in the subjects township Salem Township

These listings are all zoned for single-family residential development Given the recent decline in

demand for residential properties in the market area these tracts were never developed and now the

current owners are looking to sell These three listings have months on market that ranges from

19 to 48 months The increased months on market indicates lack of demand for this type of

property at this price In order to achieve sale these list prices
will have to come down

Furthermore local brokers have indicated that list prices for the once next in line residential

development land are continuing to fall as there is no apparent traction at current list prices

The last three active listings represent larger tracts of agriculturally zoned land in the subjects market

area These listings indicate price per acre ranging from $3159 to $4500 Given the decreased

sales activity in the market area and the difficulty in obtaining financing for vacant land parcels these

listings will most likely sell for less than asking price The last three listings help provide support to the

concluded opinion of value for the subject property
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ASSUMPTIONS AND LIMITING CONDITIONS

Unless otherwise specifically noted in the body of the report it is assumed that title to the property or properties

appraised is clear and marketable and that there are no recorded or unrecorded matters or exceptions to title that

would adversely affect marketability or value CBRE is not aware of any title defects nor has it been advised of any
unless such is specifically noted in the report CBRE however has not examined title and makes no representations

relative to the condition thereof Documents dealing with liens encumbrances easements deed restrictions clouds

and other conditions that may affect the quality of title have not been reviewed Insurance against financial loss

resulting in claims that may arise out of defects in the subjects title should be sought from qualified title company that

issues or insures title to real property

Unless otherwise specifically noted in the body of this report it is assumed that the existing improvements on the

property or properties being appraised are structurally sound seismically safe and code conforming that all building

systems mechanical/electrical HVAC elevator plumbing etc are in good working order with no major deferred

maintenance or repair required that the roof and exterior are in good condition and free from intrusion by the

elements that the property or properties have been engineered in such manner that the improvements as currently

constituted conform to all applicable local state and federal building codes and ordinances CBRE professionals are

not engineers and are not competent to judge mailers of an engineering nature CBRE has not retained independent

structural mechanical electrical or civil engineers in connection with this appraisal and therefore makes no

representations relative to the condition of improvements Unless otherwise specifically noted in the body of the report

no problems were brought to the attention of CBRE by ownership or management CBRE inspected less than 100% of

the entire interior and exterior portions of the improvements and CBRE was not furnished
any engineering studies by the

owners or by the party requesting this appraisal If questions in these areas are critical to the decision process of the

reader the advice of competent engineering consultants should be obtained and relied upon It is specifically assumed
that

any knowledgeable and prudent purchaser would as precondition to closing sale obtain satisfactory

engineering report relative to the structural integrity of the property and the integrity of building systems Structural

problems and/or building system problems may not be visually detectable If engineering consultants retained should

report negative factors of material nature or if such are later discovered relative to the condition of improvements
such information could have substantial negative impact on the conclusions reported in this appraisal Accordingly if

negative findings are reported by engineering consultants CBRF reserves the right to amend the appraisal conclusions

reported herein

Unless otherwise stated in this report the existence of hazardous material which may or may not be
present on the

property was not observed by the appraisers CBRE has no knowledge of the existence of such materials on or in the

property CBRE however is not qualified to detect such substances The presence of substances such as asbestos

urea formaldehyde foam insulation contaminated groundwater or other potentially hazardous materials may affect the

value of the property The value estimate is predicated on the assumption that there is no such material on or in the

property that would cause loss in value No responsibility is assumed for any such conditions or for any expertise or

engineering knowledge required to discover them The client is urged to retain an expert in this field if desired

We have inspected as thoroughly as possible by observation the land however it was impossible to personally inspect

conditions beneath the soil Therefore no representation is made as to these matters unless specifically considered in

the appraisal

All furnishings equipment and business operations except as specifically stated and typically considered as part of real

property have been disregarded with only real property being considered in the
report unless otherwise stated Any

existing or proposed improvements on or off-site as well as any alterations or repairs considered are assumed to be

completed in workmanlike manner according to standard practices based upon the information submitted to CBRE
This report may be subject to amendment upon re-inspection of the subject subsequent to repairs modifications
alterations and completed new construction Any estimate of Market Value is as of the date indicated based upon the

information conditions and projected levels of operation

It is assumed that all factual data furnished by the client property owner owners representative or persons designated

by the client or owner to supply said data are accurate and correct unless otherwise specifically noted in the appraisal

report Unless otherwise specifically noted in the appraisal report CBRE has no reason to believe that
any of the data

furnished contain any material error Information and data referred to in this paragraph include without being limited

to numerical street addresses lot and block numbers Assessors Parcel Numbers land dimensions square footage

area of the land dimensions of the improvements gross building areas net rentable areas usable areas unit count

room count rent schedules income data historical operating expenses budgets and related data Any material error

in any of the above data could have substantial impact on the conclusions reported Thus CBRE reserves the right to

amend conclusions reported if made aware of any such error Accordingly the client-addressee should carefully review

all assumptions data relevant calculations and conclusions within 30 days after the date of delivery of this report and

should immediately notify CBRE of any questions or errors

BRE
CHo



VAANT LAND ASSUMPTIONS AND LIMITING CONDITIONS

The date of value to which any of the conclusions and opinions expressed in this report apply is set forth in the Letter of

Transmittal Further that the dollar amount of any value opinion herein rendered is based upon the purchasing power

of the American Dollar on that date This appraisal is based on market conditions existing as of the date of this

appraisal Under the terms of the engagement we will have no obligation to revise this report to reflect events or

conditions which occur subsequent to the date of the appraisal However CBRE will be available to discuss the

necessity for revision resulting from changes in economic or market factors affecting the subject

CBRE assumes no private deed restrictions limiting the use of the subject in any way

Unless otherwise noted in the body of the report it is assumed that there are no mineral deposits or subsurface rights of

value involved in this appraisal whether they are gas liquid or solid Nor are the rights associated with extraction or

exploration of such elements considered unless otherwise stated in this appraisal report Unless otherwise stated it is

also assumed that there are rio air or development rights of value that may be transferred

CBRE is not aware of any contemplated public initiatives governmental development controls or rent controls that

would significantly affect the value of the subject

10 The estimate of Market Value which may be defined within the body of this report is subject to change with market

fluctuations over time Market value is highly related to exposure time promotion effort terms motivation and

conclusions surrounding the offering The value estimates consider the productivity and relative attractiveness of the

property both physically and economically on the open market

11 Any cash flows included in the analysis are forecasts of estimated future operating characteristics are predicated on the

information and assumptions contained within the report Any projections of income expenses and economic

conditions utilized in this report are not predictions of the future Rather they are estimates of current market

expectations of future income and expenses The achievement of the financial projections will be affected by fluctuating

economic conditions and is dependent upon other future occurrences that cannot be assured Actual results may vary

from the projections considered herein CBRE does not warrant these forecasts will occur Projections may be affected

by circumstances beyond the current realm of knowledge or control of CBRE

12 Unless specifically set forth in the body of the report nothing contained herein shall be construed to represent any direct

or indirect recommendation of CBRE to buy sell or hold the properties at the value stated Such decisions involve

substantial investment strategy questions and must be specifically addressed in consultation form

13 Also unless otherwise noted in the body of this report it is assumed that no changes in the present zoning ordinances or

regulations governing use density or shape are being considered The property is appraised assuming that all required

licenses certificates of occupancy consents or other legislative or administrative authority from any local state nor

national government or private entity or organization have been or can be obtained or renewed for any use on which

the value estimates contained in this report is based unless otherwise stated

14 This study may not be duplicated in whole or in part without the specific written consent of CBRE nor may this report or

copies hereof be transmitted to third parties without said consent which consent CBRE reserves the right to deny

Exempt from this restriction is duplication for the internal use of the client-addressee and/or transmission to attorneys

accountants or advisors of the client-addressee Also exempt from this restriction is transmission of the report to any

court governmental authority or regulatory agency having jurisdiction over the party/parties for whom this appraisal

was prepared provided that this report and/or its contents shall not be published in whole or in part in any public

document without the
express written consent of CBRE which consent CBRE reserves the right to deny Finally this

report shall not be advertised to the public or otherwise used to induce third party to purchase the property or to make

sale or offer for sale of any security as such terms are defined and used in the Securities Act of 933 as

amended Any third party not covered by the exemptions herein who may possess this report is advised that they

should rely on their own independently secured advice for any
decision in connection with this property CBRE shall

have no accountability or responsibility to any
such third party

15 Any value estimate provided in the report applies to the entire property and any pro ration or division of the title into

fractional interests will invalidate the value estimate unless such pro ration or division of interests has been set forth in

the report

The distribution of the total valuation in this report between land and improvements applies only under the existing

program of utilization Component values for land and/or buildings are not intended to be used in conjunction with

any other property or appraisal and are invalid if so used

The maps plaNs sketches graphs photographs and exhibits included in this report are for illustration purposes only and

are to be utilized only to assist in visualizing matters discussed within this report Except as specifically stated data

relative to size or area of the subject and comparable properties has been obtained from sources deemed accurate and

reliable None of the exhibits are to be removed reproduced or used apart from this report

18 No opinion is intended to be expressed on matters which may require legal expertise or specialized investigation or

knowledge beyond that customarily employed by real estate appraisers Values and opinions expressed presume
that
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environmental and other governmental restrictions/conditions by applicable agencies have been met including but not

limited to seismic hazards flight patterns decibel levels/noise envelopes fire hazards hillside ordinances density

allowable uses building codes permits licenses etc No survey engineering study or architectural analysis has been

made known to CBRE unless otherwise stated within the body of this report If the Consultant has not been supplied
with termite inspection survey or occupancy permit no responsibility or representation is assumed or made for any

costs associated with obtaining same or for any deficiencies discovered before or after they are obtained No

representation or warranty is made concerning obtaining these items CBRE assumes no responsibility for any costs or

consequences arising due to the need or the lack of need for flood hazard insurance An agent for the Federal Flood

Insurance Program should be contacted to determine the actual need for Flood Hazard Insurance

Acceptance and/or use of this report constitutes full acceptance of the Contingent and Limiting Conditions and special

assumptions set forth in this report It is the responsibility of the Client or clients designees to read in full comprehend
and thus become aware of the aforementioned contingencies and limiting conditions Neither the Appraiser nor CBRE

assumes responsibility for any situation arising out of the Clients failure to become familiar with and understand the

same The Client is advised to retain experts in areas that fall outside the scope of the real estate appraisal/consulting

profession if so desired

20 CBRE assumes that the subject analyzed herein will be under prudent and competent management and ownership
neither inefficient nor super-efficient

21 It is assumed that there is full compliance with all applicable federal state and local environmental regulations and

laws unless noncompliance is stated defined and considered in the appraisal report

22 No survey of the boundaries of the
property was undertaken All areas and dimensions furnished are presumed to be

correct It is further assumed that no encroachments to the realty exist

23 The Americans with Disabilities Act ADA became effective January 26 992 Notwithstanding any discussion of

possible readily achievable barrier removal construction items in this report CBRE has not made specific compliance

survey and analysis of this property to determine whether it is in conformance with the various detailed requirements of

the ADA It is possible that compliance survey of the property together with detailed analysis of the requirements of

the ADA could reveal that the property is not in compliance with one or more of the requirements of the ADA If so this

fact could have negative effect on the value estimated herein Since CBRE has no specific information relating to this

issue nor is CBRE qualified to make such an assessment the effect of any possible non-compliance with the

requirements of the ADA was not considered in estimating the value of the subject

24 Client shall not indemnify Appraiser or hold Appraiser harmless unless and only to the extent that the Client

misrepresents distorts or provides incomplete or inaccurate appraisal results to others which acts of the Client

approximately result in damage to Appraiser Notwithstanding the foregoing Appraiser shall have no obligation under

this Section with respect to any loss that is caused solely by the active negligence or willful misconduct of Client and is

not contributed to by any act or omission including any failure to perform any duty imposed by law by Appraiser
Client shall indemnify and hold Appraiser harmless from any claims expenses judgments or other items or costs arising

as result of the Clients failure or the failure of any of the Clients agents to provide complete copy of the appraisal

report to any third party In the event of
any litigation between the parties the prevailing party to such

litigation shall be

entitled to recover from the other reasonable attorney fees and costs

25 The report is for the sole use of the client however client may provide only complete final copies of the appraisal

report in its entirety but not component parts to third parties who shall review such reports in connection with loan

underwriting or securitization efforts Appraiser is not required to explain or testify as to appraisal results other than to

respond to the client for routine and customary questions Please note that our consent to allow an appraisal report

prepared by CBRE or portions of such report to become part of or be referenced in any public offering the granting of

such consent will be at our sole discretion and if given will be on condition that we will be provided with an

Indemnification Agreement and/or Non-Reliance letter in form and content satisfactory to us by party satisfactory to

us We do consent to your submission of the reports to rating agencies loan participants or your auditors in its entirety

but not component parts without the need to provide us with an Indemnification Agreement and/or Non-Reliance

letter

26 As part of the clients requested scope of work an estimate of insurable value is provided herein CBRE has followed

traditional appraisal standards to develop reasonable calculation based upon industry practices and industry accepted

publications such as the Marshal Valuation Service handbook The methodology employed is derivation of the cost

approach which is primarily used as an academic exercise to help support the market value estimate and therefore is

not reliable for Insurable Value estimates Actual construction costs and related estimates can vary greatly from this

estimate

This analysis should not be relied upon to determine proper insurance coverage which can only be properly estimated

by consultants considered experts in cost estimation and insurance underwriting It is provided to aid the

client/reader/user as part of their overall decision making process and no representations or warranties are made by

36
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CBRE regarding the accuracy of this estimate and it is strongly recommend that other sources be utilized to develop any

estimate of insurable value

37
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assessed value Assessed value applies in ad valorem

taxation and refers to the value of property according to

the tax rolls Assessed value may not conform to market

value but it is usually calculated in relation to market

value base.t

cash equivalency The procedure in which the sale

prices of comparable properties sold with atypical

financing are adjusted to reflect typical market terms

contract rent The actual rental income specified in

lease

disposition value The most probable price which

specified interest in real property is likely to bring under

all of the following conditions Consummation of

sale will occur within limited future marketing period

specified by the client The actual market conditions

currently prevailing are those to which the appraised

property interest is subject The buyer and seller is

each acting prudently and knowledgeably The seller

is under compulsion to sell The buyer is typically

motivated Both parties are acting in what they

consider their best interests An adequate marketing

effort will be made in the limited time allowed for the

completion of sale Payment will be made in cash in

U.S dollars or in terms of financial arrangements

comparable thereto and The price represents the

normal consideration for the property sold unaffected by

special or creative financing or sales concessions granted

by anyone associated with the sale.t

effective rent The rental rate net of financial concessions

such as periods of no rent during the lease term may be

calculated on discounted basis reflecting the time value

of money or on simple straight-line basis

excess land In regard to an improved site the land not

needed to serve or support the existing improvement In

regard to vacant site or site considered as though

vacant the land not needed to accommodate the sites

primary highest and best use Such land may be

separated from the larger site and have its own highest

and best use or it may allow for future expansion of the

existing or anticipated improvement See a/so surplus

land.t

extraordinary assumption An assumption directly

related to specific assignment which if found to be

false could alter the appraisers opinions or conclusions

Extraordinary assumptions presume as fact otherwise

uncertain information 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

See a/so hypothetical condition

fee simple estate Absolute ownership unencumbered by

any
other interest or estate subject only to the limitations

imposed by the governmental powers of taxation eminent

domain police power and escheat.t

floor area ratio FAR The relationship between the

above-ground floor area of building as described by

the building code and the area of the plot on which it

stands in planning and zoning often expressed as

decimal e.g ratio of 2.0 indicates that the permissible

floor area of building is twice the total land area also

called bui/ding-to-Iand ratio

full service lease lease in which rent covers all

operating expenses Typically full service leases are

combined with an expense stop the expense level

covered by the contract lease payment Increases in

expenses above the expense stop level are passed

through to the tenant and are known as expense pass

throughs

going concern value Going concern value is the value

of proven property operation It includes the

incremental value associated with the business concern

which is distinct from the value of the real estate only

Going concern value includes an intangible enhancement

of the value of an operating business enterprise which is

produced by the assemblage of the land building labor

equipment and marketing operation This
process

creates an economically viable business that is expected

to continue Going concern value refers to the total value

of property including both real property and intangible

personal property attributed to the business value

gross building area GBA The total floor area of

building including below-grade space but excluding

unenclosed areas measured from the exterior of the

walls Gross building area for office buildings is

computed by measuring to the outside finished surface of

permanent outer building walls without
any

deductions

All enclosed floors of the building including basements

mechanical equipment floors penthouses and the like

are included in the measurement Parking spaces and

parking garages are excluded

hypothetical condition That which is contrary to what

exists but is supposed for the purpose of analysis

Hypothetical conditions assume conditions contrary to

known facts 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

See a/so extraordinary assumption

investment value Investment value is the value of an

investment to particular investor based on his or her

investment requirements In contrast to market value

investment value is value to an individual not value in the

marketplace Investment value reflects the subjective

relationship between particular investor and given

investment When measured in dollars investment value

is the price an investor would pay for an investment in

light of its perceived capacity to satisfy his or her desires



VACANT LtNo ADDENDA

needs or investment goals To estimate investment value

specific investment criteria must be known Criteria to

evaluate real estate investment are not necessarily set

down by the individual investor they may be established

by an expert on real estate and its value that is an

appraiser

leased fee

See leased fee estate

leased fee estate An ownership interest held by

landlord with the right of use and occupancy conveyed by

lease to others The rights of the lessor the leased fee

owner and the leased fee are specified by contract terms

contained within the lease.A

leasehold

See leasehold estate

leasehold estate The interest held by the lessee the

tenant or renter through lease conveying the rights of

use and occupancy for stated term under certain

conditions.A

liquidation value The most probable price which

specified interest in real property is likely to bring under

all of the following conditions Consummation of

sale will occur within severely limited future marketing

period specified by the client The actual market

conditions currently prevailing are those to which the

appraised property interest is subject The buyer is

acting prudently and knowledgeably The seller is

under extreme compulsion to sell The buyer is typically

motivated The buyer is acting in what he or she

considers his or her best interests limited marketing

effort and time will be allowed for the completion of

sale Payment will be made in cash in U.S dollars or in

terms of financial arrangements comparable thereto and

The price represents the normal consideration for the

property sold unaffected by special or creative financing

or sales concessions granted by anyone associated with

the sale

market rent The most probable rent that property

should bring in competitive and open market reflecting

all conditions and restrictions of the specified lease

agreement including term rental adjustment and

revaluation permitted uses use restrictions and expense

obligations the lessee and lessor each acting prudently

and knowledgeably and assuming consummation of

lease contract as of specified date and the passing of

the leasehold from lessor to lessee under conditions

whereby lessee and lessor are typically motivated

both parties are well informed or well advised and acting

in what they consider their best interests reasonable

time is allowed for exposure in the open market the

rent payment is made in terms of cash in U.S dollars and

is expressed as an amount per time period consistent with

the payment schedule of the lease contract and the

rental amount represents the normal consideration for the

property leased unaffected by special fees or concessions

granted by anyone associated with the transaction

market value Market value is one of the central

concepts of the appraisal practice Market value is

differentiated from other types of value in that it is created

by the collective patterns of the market Market value

means the most probable price which property should

bring in competitive and open market under all

conditions requisite to fair sale the buyer and seller

each acting prudently and knowledgeably and assuming

the price is not affected by undue stimulus Implicit in this

definition is the consummation of sale as of specified

date and the passing of title from seller to buyer under

conditions whereby reasonable time is allowed for

exposure in the open market Both parties are well

informed or well advised and acting in what they

consider their own best interests Buyer and seller are

typically motivated Payment is made in terms of cash

in U.S dollars or in terms of financial arrangements

comparable thereto and The price represents the

normal consideration for the property sold unaffected by

special or creative financing or sales concessions granted

by anyone associated with the sale.t

marketing period The time it takes an interest in real

property to sell on the market subsequent to the date of

an appraisal.t

net lease Lease in which all or some of the operating

expenses are paid directly by the tenant The landlord

never takes possession of the expense payment In

Triple Net Lease all operating expenses are the

responsibility of the tenant including property taxes

insurance interior maintenance and other miscellaneous

expenses However management fees and exterior

maintenance are often the responsibility of the lessor in

triple net lease modified net /ease is one in which

some expenses are paid separately by the tenant and

some are included in the rent

net rentable area NRA The area on which rent is

computed The Rentable Area of floor shall be

computed by measuring to the inside finished surface of

the dominant portion of the permanent outer building

walls excluding any major vertical penetrations of the

floor No deductions shall be made for columns and

projections necessary to the building Include space
such

as mechanical room janitorial room restrooms and

lobby of the floor

occupancy rate The relationship or ratio between the

income received from the rented units in property and

the income that would be received if all the units were

occupied.A

prospective value opinion forecast of the value

expected at specified future date prospective value

opinion is most frequently sought in connection with real

estate projects that are proposed under construction or

under conversion to new us or those that have not
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achieved sellout or stabilized level of long-term

occupancy at the time the appraisal report is written

reasonable exposure time The estimated length of

time the property interest being appraised would have

been offered on the market prior to the hypothetical

consummation of sale at market value on the effective

date of the appraisal retrospective opinion based upon

an analysis of past events assuming competitive and

open market

rent

See

full service lease

net lease

market rent

contract coupon face or nominal rent

effective rent

shell rent The typical rent paid for retail office or

industrial tenant space
based on minimal shell interior

finishes called plain vanilla finish in some areas Usually

the landlord delivers the main building shell
space or

some minimum level of interior build-out and the tenant

completes the interior finish which can include wall

ceiling and floor finishes mechanical systems interior

electric and plumbing Typically these are long-term

leases with tenants paying all or most property expenses

surplus land Land not necessary to support the highest

and best use of the existing improvement but because of

physical limitations building placement or neighborhood

norms cannot be sold off separately Such land may or

may not contribute positively to value and may or may not

accommodate future expansion of an existing or

anticipated improvement See a/so excess land

usable area The area actually used by individual

tenants The Usable Area of an office building is

computed by measuring to the finished surface of the

office side of corridor and other permanent walls to the

center of partitions that separate the office from adjoining

usable areas and to the inside finished surface of the

dominant portion of the permanent outer building walls

Excludes areas such as mechanical rooms janitorial

room restrooms lobby and
any malor vertical

penetrations of multi-tenant floor

use value Use value is concept based on the

productivity of an economic good Use value is the value

specific property has for specific use Use value

focuses on the value the real estate contributes to the

enterprise of which it is part without regard to the

propertys highest and best use or the monetary amount

that might be realized upon its sale

value indication An opinion of value derived through

application of the appraisal process.A

The Appraisal of Real Estate Thirteenth Edition Appraisal

Institute 2005

The Dictionary of Real Estate Appraisal Fourth Edition

Appraisal Institute 2002

Office of Comptroller of the Currency 0CC 12 CFR Part

34 Subpart Appraisals 34.42 Office of Thrift

Supervision OTS 12 CFR 564.2
ApFraisal Institute

The Dictionary of Real Estate Appraisal ed Chicago

Appraisal Institute 2002 177-178 This is also compatible

with the RTC FDIC FRS and NCUA definitions of market

value as well as the example referenced in the Uniform

Standards of Professional Appraisal Practice USPAP

2000 BOMA Experience Exchange Report

Income/Expense Analysis for Office Buildings Building
Owners and Managers Association 2000

Statement on Appraisal Standard No Appraisal

Standards Board of The Appraisal Foundation September

16 1993 revised June 15 2004
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AGRICULTURAL LAND SALE No

9750 Coon Lake Road

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of BUdg

Comments

Vacant Land

Airplane Hanger/Farming

$1488

$0.03

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

5/2009

N/A

Independent Bank

TracyTillman

L17238

$250000

Not Available

$250000

$0

$250000

Assessor Seller

This comparable represents the sale of land with an older airplane hanger/runway located east of Bradley Rd and north of Coon

Lake Rd in losco Twp Ml The site is 197.96 acres of which 20 acres is wetlands The overall site is zoned AR
Agricultural/Residential In May 2009 Independent Bank sold the site for $250000 This equates to $1 488 per acre The buyer

planned to use the runway and was renting the tillable acreage which was 84.75 acres to farmer

Location Data

Location 9750 Coon Lake Road

losco TwpMl 48892

County Livingston

Assessors Parcel No 4709-21 -1 00-003

Atlas Ref N/A

Physical Data

Type Agricultural

Land Area Gross Usable

Acres 197.9600 167.9600

Square Feet 8623138 7316338

Topography Gently Rolling

Shape Irregular

Utilities Well Septic

Zoning AR Agricultural/Residential

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units N/A

Max FAR N/A

Frontage Bradley Rd Coon Lake Rd

Analysis

N/A

N/A

CBR
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Vacant Land

Vacant Land

Agricultural

$1810

$0.04

N/A

N/A

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

3/2010

months

Joanna Mae

RSM Investments LLC

L08476

$321012

Cash to Seller

$321012

$0

$321012

Assessing Records

RealcompOnline MLS

This comparable represents the sale of 177.33 acres of agricultural land located on the South Side of Lovejoy Road and the West

Side of Owosso Road in Conway Township Livingston County Ml The land has well/septic utilities and has large amount of

frontage on both Owosso Road and Lovejoy Road The shape is rectangular and the topography is generally level Furthermore

there are wooded areas near the western portion of the site The property sold for $321012 or about $1800 per acre in March

2010

Location Data

Location Lovejoy RdIW Owosso Rd

Conway TwpMl 48836

County Livingston

Assessors Parcel No 4701-01-200-025

Atlas Ref N/A

Physical Data

Type Agricultural

Land Area Gross Usable

Acres 177.3300 177.3300

Square Feet 7724495 7724495

Topography Generally Level

Shape Rectangular

Utilities Well Septic

Zoning AR Agricultural/Residential

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units N/A

Max FAR

Frontage Lovejoy Road 2670 Owosso

Road 1140

Analysis

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments
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Vacant Land

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Vacant

Agricultural

$4033

$0.09

N/A

N/A

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

This comparable represents the pending sale of 161.15-acre tract of agricultural land located at 500 Chukker Cove in Hartland

Township Livingston County Ml The property is generally level with two smaller lakes The parcel can be described as mostly

wooded with some open areas Well and septic utilities are available to the site The listing broker did not indicate the pending

offer price However the listing broker did indicate that the asking price is $650000 and the property is currently pending sale The

land is currently bank owned

Sale DataLocation Data

Location 500 Chukker Cove

Hartland TwpMl 48843

County Livingston

Assessors Parcel No 4708-31-400-002

Atlas Ref N/A

Physical Data

Type Agricultural

Land Area Gross Usable

Acres 161.1500 161.1500

Square Feet 7019694 7019694

Topography Generally Level

Shape Rectangular

Utilities Well/Septic

Zoning CA Conservation Agricultural

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units N/A

Max FAR

Frontage 1828 along Chukker Cove

Analysis

Contract

1/2011

months

First National Bank

N/A

N/A

$650000

Not Available

$650000

$0

$650000

Public Records RealcompOnline

CBRE



AGRICULTURAL LAND SALE No

Vacant Land Bristol Rd

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

5/2009

N/A

Citizens Bank

Kevin Mignault

50041

$855000

Not Available

$855000

$0

$855000

Broker County Records

Location Data

Location of Bristol Rd of Morrish Rd

Clayton TwpMl 48473

County Genesee

Assessors Parcel No 04-26-400-014

Atlas Ref N/A

Physical Data

Type Agricultural

Land Area Gross Usable

Acres 277.1000 277.1000

Square Feet 12070476 12070476

Topography Gently Rolling

Shape Irregular

Utilities Well/Septic

Zoning Residential

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units N/A

Max FAR

Frontage Bristol Rd Morrish Rd

Analysis

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Vacant Land

Unknown

$3085

$0.07

N/A

N/A

This comparable represents the sale of vacant land located north of Bristol Rd west of Morrish Rd in Clayton Twp Ml The site

totaled 277.1 acres and was zoned residential/agricultural In May 2009 Citizens Bank sold the site to Kevin Mignault for $855000

or $3086 per acre The site was listed at $1350000 and was on the market for 213 days
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OLD SID 01-026-038-00 SM 26-1 6C-1 COM AT CEN OF SEC 26 TH DUEW 290.1 FT TO
P03 TH 0-12-10 400 Fl TH DUE 325.2 FT TH 0-1 2-1 OW 400 FT TH DUE 325.2 FT

TO POB PART SW 1/4 SEC 26 TiS R7E 2.99 AC

QLD SID 01 -026-036-00 SM 26-16A 1/2 OF SW 1/4 OF SEC 26 EXC 543 FT OF
833.1 FTOF 400 FTT1S R7E 75.00 AC

OLD SID 01-026-040-00 SM 26-1 8A-1A COM AT 1/4 COR OF SEC 26 TH 89-20-30W

916.55 FT TO POB TH 89-20-30 380.58 TH 0-29-29 1153.10 FT TH 89-20-30

375.61 FT TH 0-14-44W 1153.0 FT TO POB PART SE 1/4 T1S R7E SEC 26 10.01 AC

OLD SID 01-026-039-00 SM 26-17 BEG AT 1/4 COR OF SEC TH 1-39-40W 2629.67

FT IN NS 1/4 LINE TH DUE 1297.04 FT TH 1-09-44 FT TH WIN S/L OF SEC TO
POB BEING PART OF SE 1/4 SEC 26 Ti R7E 76.80 AC

OLD SID 01 -026-042-00 SM 26-1 83-2 COM AT SE COR OF SEC TH ODEG 59 928.81

FT ON LN OF SEC TO POB TH 88 DEG 20 641.23 Fl TH DEG 4415 300 FT TH

88 DEG 20 642.5 Fl TH DEG 59 300 FT TO P03 PART SE 1/4 SEC 26 uS R7E 4.42

AC

QLD SID 01-026-043-00 SM 26-i 8B-3 COM AT SE COR OF SEC TH ODEG 59
FT IN LINE OF SEC FOR PL OF BEGTH 88 DEG 1440 WEST 642.50 FT TH DEG
441 5EAST 338.61 Fl TH 88 DEG 20 643.94 FT TH DEG 59 338.61 Fl IN LINE OF
SEC TO PL OF BEG BEING PART OF 1/2 OF SE 1/4 SEC 26 Ti S-R7E 5.00 AC

SM 26-1 8A-6A 006 12-87 M.L.C 2393 839 COM AT COR SEC 26TH 89-20-30W

648.55 FTTH 00-14-44 1153.0 FTTO POBTH CONTS 00-14-44 FTTH 89-20-30

325.0 FTTH 00-14-44W 288.0 FTTH 89-20-30 325.0 FT TO POB.PT OF SE 1/4SEC

26T1S-R7E 2.15 AC

SM 26-1 8A-6B 006 12-87 M.L.C 2393 839 COM AT COR SEC 26TH 89-20-30W

648.55 FTTH 00-14-44 1441.0 FTTO POBTH CONTS 00-14-44 1084.81 FTTH 26-33-

23 117.99 FlTH 89-1 4-21 271 .79 FTTH 00-14-44 1190.47 FTTH 89-20-30

325.0 FT TO POBALSO THT PT OF 70.82 FT OF 637.26 FT OF SE 1/4 LYING NWLY OF
ALN DESC ASCOM AT SE COR SEC26TH 02-26-i 735 FTTHS 87-33-46 70 FT TO
POBTHS 02-26-14 86.23 FTTH 35-03-46 196.75 FTTH 72-33-46 250.00 FTTH
54-09-16W i80.00 FTTH S24-03-46 705.46 FITO POE.PARTOF SE i/4 SEC 26 T1S-R7E

8.84 AC

OWN REQ-MORTGAG FROM 0126400005 03/i 0/92SM 26-i8A-7A COM ATE 1/4 COR OF
SEC 26 TH 89-20-30W i297.i3 FT TH 0-29-29 El 153.1 FITO P03 TH 0-29-29

FT TH 89-20-30 Fl TH 0-14-44W 288 FT TH 89-20-30W 3i8.61 FT TO P03
PT OF SE i/4 SEC 26 T1S R7E 2.1 AC

OWN REQ-MORTGAG FROM 0126400005 03/i0/92SM 26-i8A-7B COM ATE i/4 COR OF
SEC 26 TH 89-20-30 1297 Fl TH 0-29-29 1441 .1 FT TO P03 0-29-29

1190.01 FTTH 89-1 4-21 312.29 Fl TH 0-14-44 1190.47 FT lH 89-20-30 317.38

FT TOPOB PT OF SE 1/4 SEC 26 Ti R7E 8.6 AC



OLD SID 01 -035-002-00 SM 35-2 BEGAT 1/4 COR OF SEC TH 0-14-56 654.76 FT

IN NS 1/4 LINE TH 89-57- 54 282.38 FT TH 0-28 07 652.46 Fl TH IN N/L OF
SEC TO POB BEING PART OF NE 1/4 SEC 35 T1S R7E 20.00 AC

OLD SID 01 -035-006-00 SM 35-6 NE 1/4 OF NW 1/4 OF SEC 35 T1S R7E EXC THAT PART

LYING SLY OF LN 268 FT NLY OF C/L BOUND ROADWAY OF M-14 39.15 AC

OLD SID 01-035-013-00 SM 35-12 1/2 OF NW 1/4 OF SEC 35T1S R7E EXC THAT PART

LYING SLY OF LN 268 FT NLY OF C/L BOUND ROADWAY OF M-1 18.51 AC
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A1I r14I1 RELATIVE EMPLOYMENT PERFORMANCE 1995100

STRENGTHS WEAKNESSES

STRENGTHS
Good prospects for life sciences and IT

Stable presence of the University of Michigan

and Eastern Michigan University

Well-educated workforce more than half of

adults hold college degree at least

WEAKNESSES
High exposure to downsizing U.S auto

industry

Located in one of the nations weakest states

Relative per capita income has fallen as good

manufacturing jobs have disappeared

CURRENT EMPLOYMENT TRENDS

UPSIDE

ANN becomes the center of the alternative

energy and automotive battery industry

New owners of Ford ACH facilities maintain

payrolls or expand in the area

DOWNSIDE
Further auto industry restructuring reduces

the long-term growth path

Mergers and acquisitions move IT and life

sciences growth out of the metro area

Recent Performance The Ann Arbor
economy

is struggling to maintain its recovery The
large state

university system is no longer supporting growth

and the few industries that have been adding to pay
rolls are low-paying retail business and leisure/hos

pitality
services Therefore it is not surprising that in

contrast to the national trend weekly earnings across

industries are still falling on year-ago basis The

unemployment rate has fitilen below 9% in recent

months largely because of the stagnant labor force

Universities ANNs universities particularly

the University of Michigan will enable the area

to recover more successfully than other
parts

of

Michigan The ability to raise funds for research

is an important reason for UMs
stability In fiscal

2010 research spending increased by 12% over the

prior year to $1.14 billion About three-quarters

of these funds came from the federal
government

with the National Institutes of Health alone con

tributing over $500 million This particular source

of funding reflects the universitys successful focus

on life sciences which has implications for ANNs

growth prospects New research facilities continue

to be added For example the construction of

new nanotechnology research facility called the

Center of Excellence in Nano Mechanical Science

Engineering will begin this spring The research

institutes also foster private-sector growth directly

through private spinoffs of university research and

vendor relationships and indirectly through uni

versity employee spending The North Campus

Research Center formerly Pfizer is being trans

formed into an incubator for life science compa
nies UM spun off 10 startups during the last fiscal

year up from eight in fiscal 2009

Despite the fact that UM is public university

only one-fifth of its budget is derived from state

appropriations tuition and fees which fund two-

thirds of UM have been growing but this has not

deterred enrollment which is at record 42000

for the 2010-2011 school year

New industries The ANN economys focus on

knowledge-based industries and its highly educated

population are enabling it to become magnet for

young professionals and for tech-based compa
such as Google and engineering centers run byToy

Hyundai-Kia AVL Powertrain Adaptive Materials and

others California-based Systems in Motion which

provides IT systems support plans to create 1085 jobs

over the next five years in ANN Powertrain Integration

and New Eagle will develop software for auto engine

control Also indicative of the technology focus of the

area new ANN venture capital
firm has also been es

tablished that will invest in computer security startups

Transportation Modest gains in transportation

will
likely

be preponderated by continued cuts in

the near term After General Motors shutters its

Willow Run assembly plant at the end of the year

the area surrounding the Detroit Metropolitan Air

port
and Willow Run Airport named Aerotropolis

will be repositioned for new companies military

vehicle refurbisher has indicated some interest in

the area In addition Ford will cut several workers

at its Milan
facility Longer term the automaker

plans to insource more workers from other coun

tries ANNs P.awsonville Automotive Compo
nents plant will gain workers but not until 2012

Ann Arbors
recovery is expected to gain mo

mentum next year However growth will lag the

U.S average and employment will not return to

the prerecession peak before 2014 later than in

the U.S Longer term growth in ANNs core uni

versities and various tech industries will enable it

to perform better than other parts of Michige

but its location in weak state will prevent

metro area from besting the U.S

Sophia Koropeckyj

October2010
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15.1 15.0 15.2 15.1 14.8 14.7 14.0 Gross metro product C$B 14.5 14.9 15.4 15.8 16.1

-0.3 -0.6 1.5 -1.0 -1.6 -1.1 -4.8 %change 3.3 3.0 3.7 2.6 1.5

203.4 204.1 204.0 202.7 200.5 197.3 191.1 Totalemployment000 189.8 190.0 194.0 199.0 203.2

-1.7 0.3 -0.0 -0.6 -1.1 -1.6 -3.1 %change -0.7 0.1 2.1 2.6 2.1

4.1 4.3 4.4 4.6 4.7 5.7 8.5 Unemployment rate 8.9 8.4 7.4 6.2 5.5

4.4 2.8 -0.4 4.0 2.7 0.2 -2.0 Personalincomegrowth 1.3 3.6 6.1 6.6 5.7

337.0 340.6 343.9 346.0 347.8 344.8 347.6 Population 000 351.6 354.9 357.6 360.3 362.7

2153 1994 1441 627 490 278 210 Single-family permits 457 905 1469 2089 2341
374 714 235 148 75 69 43 Multifamily permits 33 22 65 127 150

196.0 203.6 216.4 213.1 193.4 171.8 155.0 Existing-home price $ths 153.7 142.4 136.7 144.6 157.3

8085 4073 3498 2638 2292 2414 2951 Mortgage originations $mil 3005 2307 1541 1581 1884
1.6 1.5 1.2 0.0 -0.5 -5.3 0.7 Netmigration000 2.0 1.1 0.6 0.6 0.2

1231 1271 2103 701 1033 1310 1596 Personal bankruptcies 1831 2060 2144 1936 1932

SEPTEMBER 2010
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INTO ANN ARBOR MI NUMBER
OF MIGRANTS

Detroit MI 4067

1WarrenMI 2241

Jackson MI 464

cLan ng.M 417

Chicago IL 399

Mn1oeMI 354

NewYorkNY 217

Iit MI 214

Grand Rapids MI 194

IasIingtojDC 170

Total In-migration 17204

FROM ANN ARBOR Ml

Detroit MI 3507

Warren ML 146

Chicago IL 792

Noiwich AT
New York NY

JadcsnM1.
Monroe MI

Lansing j4
Washington DC

t.LrAngeIQk
Total Out-migration

Net Migration -3973

2006 2007 2008 2009

Domestic -1694 -2039 -6799 -822

Foreign 1707 1575 1525 1527

Total 13 -464 -5274 705

Sources IRS top 2008 Census Bureau 2009

HOUSE PRICES LEADING INDUSTRIES PER CAPITA INCOME

CREDIT QUALITY

MOODYS
RATING Aa COUNTY

5613 Employment_Services 5.0

7222 Limited-Service Eating Places 4.2

4451 Grocery Stores 4.0

5413 Architectural Engineering and Related Srvcs 3.7

3363 Motor Vehicle Parts Manufacturing 3.2

GVF Federal Government 2.9

6211 Offices of Physicians 2.9

5417 Scientific Research and Development Services 2.7

5617 Services to Buildings and Dwellings 2.1

3231 Printing and Related Support Activities 2.1

5416 Mgmnt Scientific Tech Consulting Srvcs 1.9

5415 Computer Systems Design and Related Srvcs 1.7

TOP EMPLOYERS

University of Michigan

Trinity Health Corporation

25730

4810

EMPLOYMENT INDUSTRY MIGRATION FLOWS

Ford Motor Company 2280

-tern Michigan University 1961

ison Reuters 1756

ders Group Inc 887

General Motors Corporation 725

DTE Energy Company 625

Washtenaw Community Hospital 564

Edwards Bros Inc 447

Dominos Pizza Inc 416

Chrysler Group L.L.C 414

NSK Corporation 294

Source Crams Deiroit Business December 2009

PUBLIC

Federal 2907

State 54258

Local 13553

2009

Sector

656

528

408

329

256

21177

ANN

COMPARATIVE EMPLOYMENT AND INCOME

of Total Employment Average Annual Earnings

Ml U.S ANN Ml U.S

1000

Net Migration ANN

Mining 0.0% 0.1% 0.5% $19403 $68722 $117938

Construction 1.8% 3.3% 4.6% $52113 $50980 $52710

ufacturing 6.7% 11.9% 9.1% $93872 $77073 $70637

rable 66.6% 73.6% 61.5% nd $79933 $71783

Nondurable 33.4% 26.4% 38.5% nd $68148 $68675

Transportation/Utilities 1.7% 2.9% 3.7% $84096 $62755 $59314

Wholesale Trade 2.7% 4.0% 4.3% $75062 $73539 $73175

RetailTrade 8.6% 11.7% 11.1% $29447 $27029 $29661

Information 1.9% 1.4% 2.1% $60202 $63133 $88888

Financial Activities 3.1% 4.9% 5.9% $35161 $36873 $48603

Prof and Bus Services 12.8% 13.1% 12.7% $56638 $57232 $59464

Educ and Health Services 12.7% 15.8% 14.7% $45169 $44136 $47833

Leisure and Hosp Services 7.1% 9.8% 10.0% $17139 $18534 $22976

Other Services 3.8% 4.3% 4.1% $34084 $31818 $32180

Government 37.0% 16.7% 17.2% $57046 $59601 $63226

-1000

-2000

-3000

-4000

-5000

-6000

06 07 08

Sources Percent of total employment Moodys Analytics BLS 2009 Average annual earnings BEA 2008

09

NAICS INDUSTRY EMPLOYEES 000
GVSL State Local Government 67.8

6221 General Medical and Surgical Hospitals 7.3

7221 Full-Service Restaurants 5.0

200

140

07

ANN U.S

fl.e FHFA 1996 Q1100 NSA

High-tech employment 9.8

As of total employment 5.0

Sources BLS Moodys Analytics 2009

ANN Ml U.S

Source Bureau of Economic Analysis 2008
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ANN ARBOR

Ann Arbor Holds Up Slightly Better Than U.s

Payroll employment annualized change

15

10

-5

-10

-15

0903 0904

Sources BLS Moodys Analytics

Largest Sectors Are Stable or Growing

Payroll employment Jan 20091 00

108

106

104

102

100

98

96

94

09

Source BLS

10

.And Housing Market Remains Very Weak..

2000

1600

1200

800

400

05 06 07 08 09

Sources Census Bureau Fiserv Moodys Analytics

Although ANNs housing market did not experience as big of

housing bubble as the nation on average
house prices have

declined since the bubble burst more in ANN than they have

nationally by more than 30% The value of homes is now at 12-

year
low in ANN and the correction has not yet run its course As

result home equity per
household has eroded sharply by more

than $50000 This loss combined with losses to income from the

weak labor market will weigh on households consumption deci

sions for many years

But Not as Bad as in Other Metro Areas

Foreclosure inventory per 1000 households

08 09 10

Sources RealtyTrac Moodys Analytics

As further evidence of the enduring impact of the housing cor

rection on ANNs households the inventory of foreclosures has

continued to rise This bolsters the expectation of the continued

decline in house prices through mid-2011 as foreclosed homes are

put on the market Since Michigan is nonjudicial state houses

go through the foreclosure process more quickly than in judicial

states on average in 60 days That being said ANN is in much

better situation than other metro areas in Michigan and further

house declines are expected to be small

State local government

Goods

Service-producing

1001 1002 1003

Ann Arbor Michigan U.S

Overall the Labor Market Is at Standstill..Losses Elsewhere Suppress Income Growth

Average weekly earnings change yr ago

10

Source BLS

08

19310

Source BLS

09

191

10

189

187

07 08

185

183

181

09 10

135 40

d2oooQ1iooR 12

105

20

85

10
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About Moodys Economy.com

Moodys Economy.com division of Moodys Analytics Inc is leading independent

provider of economic research analysis and data As well-recognized source of pro

prietary information on national and regional economies industries financial markets

and credit risk we support strategic planning product and sales forecasting risk and

sensitivity management and investment research Our clients include multinational

corporations governments at all levels central banks retailers mutual funds financial

institutions utilities residential and commercial real estate firms insurance companies

and professionaL investors

With one of the largest assembled financial economic and demographic databases Moodys Economy.com helps companies

assess what trends in consumer credit and behavior mortgage markets population income and property prices will mean for

their business Our web and print periodicals and special publications cover every U.S state and metropolitan area countries

throughout Europe Asia and the Americas and the worlds major cities plus the U.S housing market and 58 other industries

We also provide up-to-the-minute reporting and analysis on the worlds major economies on our real-time Dismal Scientist

web site from our offices in the U.S the United Kingdom and Australia Our staff of more than 50 economists third of whom

hold PhDs offers wide expertise in regional economics public finance credit risk and sensitivity analysis pricing and macro

and financial forecasting

Moodys Economy.com became part of the Moodys corporation in 2005 Moodys Economy.com is headquartered in West

Chester PA suburb of Philadelphia with offices in London and Sydney More information is available at www.economy.com

2010 Moodys Analytics Inc and/or its Iicensors and affiliates together Moodys All rights reserved ALL INFORMATION CONTAINED HEREIN

IS PROTECTED BY COPYRIGHT LAW AND NONE OF SUCH INFORMATION MAY BE COPIED OR OTHERWISE REPRODUCED REPACKAGED FURTHER

TRANSMITTED TRANSFERRED DISSEMINATED REDISTRIBUTED OR RESOLD OR STORED FOR SUBSEQUENT USE FOR ANY PURPOSE IN WHOLE

OR IN PART IN ANY FORM OR MANNER OR BY ANY MEANS WHATSOEVER BY ANY PERSON WITHOUT MOODYS PRIOR WRITTEN CONSENT

All information contained herein is obtained by Moodys from sources believed by it to be accurate and reliable Because of the possibility of human

and mechanical error as well as other factors however all information contained herein is provided AS IS without warranty of any kind Under no

circumstances shall Moodys have any liability to any person or entity
for any loss or damage in whole or in

part
caused by resulting from or

relating to any error negligent or otherwise or other circumstance or contingency within or outside the control of Moodys or any of its directors

officers employees or agents in connection with the procurement collection compilation analysis interpretation communication publication or

delivery of any such information or any direct indirect special consequential compensatory or incidental damages whatsoever including without

limitation lost profits even if Moodys is advised in advance of the
possibility

of such damages resulting
from the use of or inability to use any such

information The financial reporting analysis projections observations and other information contained herein are and must be construed solely as

statements of opinion and not statements of fact or recommendations to purchase sell or hold any securities NO WARRANTY EXPRESS OR IMPLIED

AS TO THE ACCURACY TIMELINESS COMPLETENESS MERCHANTABILITY OR FITNESS FOR ANY PARTICULAR PURPOSE OF ANY SUCH OPINION OR

INFORMATION IS GIVEN OR MADE BY MOODYS IN ANY FORM OR MANNER WHATSOEVER Each opinion must be weighed solely as one factor

in any investment decision made by or on behalf of any user of the information contained herein and each such user must accordingly make its own

study and evaluation prior to investing
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CBRE
VALUATION ADVISORY SERVICES C8 RICHARO EWS

CB Richard Eflis Inc

2000 Town Center Suite 500

Southfield MI 48075

January 201

Marshall Brulez MAI MRICS

Managing Director

John Medland CFA

Vice President

Blair Franklin Capital Partners Inc

Commerce Court West Suite 905

99 Bay Street P0 Box 147

Toronto Ontario M5L E2

Phone 416.304.3988

Email jmedland@blairfronklin.com

RE Assignment Agreement

Five Land Tracts Various Locations Michigan Marylan Florida and California USA

See Property List

Dear Mr Medlond

We are pleased to submit this proposal and our Terms and Conditions for the assignment related to

the referenced real estate

PROPOSAL SPECIFICATIONS

Purpose To estimate the Market Value of the referenced real estate

Premise As Is Land only as if vacant any improvements on site are not to be

included in values

Rights Appraised Fee Simple

Intended Use Financial Reporting purposes

Intended User The intended user is Blair Franklin Capitol Partners Inc

Scope of Work See description of scope below

Report Type Summary

Appraisal Standards Client Guidelines/USPAP

Appraisal Fee $29000

Report Copies Fees CB Richard Ellis is committed to becoming carbon neutrol You may join

us in achieving this goal by accepting an electronic copy of the report in

Adobe PDF format One bound final copy will be provided upon

request Current charges apply for additional copies see Terms and

Conditions

Expenses Fee includes all associated expenses

Retainer retainer of 1/2 the total Fee is required

Payment Terms Final payment is due and payable upon delivery of the electronic copy of

the final report or within thirty 30 days of your receipt of our draft

report whichever is sooner If draft report is requested the fee is

considered earned upon delivery of our draft report

We will invoice you for the assignment in its entirety at the completion of fl



John Medland CFA

Appraisal Agreement

Page of

January 2011

the assignment

Delivery Date Delivery of the appraisal conclusions and/or reports will be completed

according to the following Delivery Schedule

Delivery Schedule

Preliminary Value January 21 2011

Draft Report 21 days after the Start Date

Final Report days after completion of client review and authorization to deliver final

reports

Delivery Instructions The draft report will be delivered via email to

Imedland@bloirfranklin.com

Start Date The appraisal process will start upon receipt of your signed agreement

the retainer and the property specific data

Acceptance Date Right-click to select acceptance date text

SCOPE OF WORK

The scope of work identified for this assignment includes the following steps

Extent to Which the Properly is Identified

CBRE will collect the relevant physical characteristics about the subject via physical identification and

inspection of both the interior and exterior of the subject property The physical property
will be

legally identified through its postal address assessors records the provided legal description and the

provided title report Economic characteristics of the subject will be identified via on analysis
of leases

and/or lease briefs between the lessor and lessee recent rent roll and historical operating statements

Extent to Which the Properly is Inspected

CBRE will conduct physical inspection
of both the interior and exterior of the subject property as

well as its surrounding environs on the effective date of appraisal

Type and Extent of the Data Researched

CBRE will physically inspect the micro and/or macro market environments with respect to physical and

economic factors relevant to the valuation process This knowledge will be expanded through

interviews with regional and/or local market participants available published data and other various

resources CBRE will also conduct regional and/or local research with respect to applicable tax data

zoning requirements flood zone status demographics income and expense data and comparable

listing sole and rental information

CBRE
C6 RICHARD ELLIS



John Medland CFA

Appraisal Agreement

Page of

January 72011

Type and Extent of Analysis Applied

CBRE will analyze the data gathered through the use of appropriate
and occepted appraisol

methodology to arrive at probable value indication via each applicable approach to value One of

the three traditional approaches to value will be considered and utilized Only the sales comparison

approach to value will be included CBRE will then correlate and reconcile the results into

reasonable and defensible value conclusion and estimate reasonable exposure time and marketing

time associated with the value estimate presented

PROPERTY LIST

Property Name Property Location Report Type Appraisal Fee

Howard County Lands Laurel Maryland Summary Land $1 3000
64 acres residential Only

San Luis Rey Downs Bonsall California Summary Land $4000
205 acres residential

Only

Romulus Land Romulus Michigan Summary Land $4000
203 acres Only

Salem Township Land Salem Township Summary Land $4000

Michigan Only
273 acres residential

Palm Meadows Estates Palm Springs FL Summary Land $4000

Only
___________

CBRE
CR RICHARD EWS



John Medland CFA

Appraisal Agreement

Page of

January 2011

TERMS AND CONDITIONS

Right click to select appropriate terms and conditions paragraphs

We appreciate
this opportunity to be of service to you on this assignment If you have additional

questions please contact us

Sincerely

CB RICHARD ELLIS INC
Valuation Advisory Services

Marshall Brulez MAI MRICS

Managing Director

MI-i 201004884

248.351.2070

248.351.2050

marshall.brulez@cbre.com

AGREED AND ACCEPTED

FOR BLAIR FRANKLIN CAPITAL PARTNERS INC

4q fitL ZoL

Sig9tu re

kn VUôJ\
Na me

Phone Number

Date

ic P1 f4 tilPAAt
Title

qt-
Fax Number

6t1 1cbki1
Address

CBRE
CE3 RICHARD ELLIS



John Medland CFA

Appraisal Agreement

Page of

January 2011

TERMS AND CONDITIONS

These Trm arid Conditions between CB Richard Ellis lnc..Appraisal Services Appraiser arid the Client for whom the

referenced appraisal service will be performed shall be deemed part of such Agreement as though set forth in full

therein The Agreement shall be governed by the laws of the state of the CB Richard Ellis Inc office shown on the

Agreement

Client is defined as the party signing the Agreement arid shall be responsible for payment of the fees stipulated in the

Agreement Payment of the appraisal fee is not contingent upon any predetermined value or on an action or event

resulting from the analyses opinions conclusions or use of the appraisal report

Final payment is due and payable upon delivery of the final report or within thirty 30 days of your receipt of our draft

report whichever is sooner If draft report is requested the fee is considered earned upon delivery of our draft report

If we are requested to give court testimony an additional fee will be charged on on hourly basis at our then-prevailing

hourly rate The hourly billings pertain to court preparation waiting and travel time document review and preparation

excludes appraisal report and all meetings related to court testimony

In the event Client requests additional services beyond the purpose
stated in the Agreement Client agrees to pay an

additional charge for such services plus reimbursement of expenses whether or not the completed report has been

delivered to Client at the time of the request

It is understood that the Client has the right to cancel this assignment at any time prior to delivery of the completed

report In such event the Client is obligated only for the pro rated shore of the fee based upon the work completed and

expenses incurred with minimum charge of $5000
Additional copies of the appraisal reports are available at cost of $250 per original color copy and $100 per

photocopy black and white plus shipping cost of $30 per report

In the event Client fails to make payments when due and payable then from the date due and payable until paid the

amount due and payable shall bear interest at the maximum rate permitted in the state in which the office of Appraiser

executing the Agreement is located If Appraiser is required to institute legal action against Client relating to the

Agreement Appraiser shall be entitled to recover reasonable attorneys fees and costs from Client

Appraiser assumes that there are no major or significant items that would require the expertise of professional building

contractor or engineer If such items need to be considered in Appraises studies such services are to be provided by

others at cost which is not part of the fee proposal

10 In the event of any dispute between Client and Appraiser relating to this Agreement or Appraisers or Clients

performance hereunder Appraiser and Client agree that such dispute shall be resolved by means of binding arbitration

in accordance with the commercial arbitration rules of the American Arbitration Association and judgment upon the

award rendered by the arbitrators may be entered in any court of competent lurisdiction Depositions may be taken

and other discovery obtained during such arbitrotion proceedings to the some extent as authorized in civil
judicial

proceedings in the state where the office of Appraiser executing this Agreement is located The arbitrators shall be

limited to awarding compensatory damages and shall have no authority to award punitive exemplary or similar type

damages The prevailing party in the arbitration proceeding shall be entitled to recover from the losing party its

expenses including the costs of arbitration proceeding and reasonable attorneys fees

11 Client acknowledges that Appraiser is being retained hereunder as an independent contractor to perform the services

described herein and nothing in this Agreement shall be deemed to create any other relationship between Client and

Appraiser This assignment shall be deemed concluded and the services hereunder completed upon delivery to Client

of the appraisal report discussed herein

12 All statements of fact in the report which are used as the basis of the Appraisers analyses opinions and conclusions will

be true and correct to the best of the Appraisers knowledge and belief Appraiser does not make any representation or

warranty express or implied as to the accuracy or completeness of the information or the state of affairs of the Property

furnished to Appraiser by Client

13 Appraiser shall hove no responsibility far legal matters questions of survey or title soil or subsoil conditions

engineering or other similar technical matters The report will not constitute survey of the property analyzed

14 Client shall provide Appraiser with such materials with respect to the Assignment as are requested by Appraiser ond in

the possession or under the control of Client Client shall provide Appraiser with sufficient access to the real property to

be analyzed and hereby grants permission for entry unless discussed in advance to the contrary

CBRE
CB FIICHARD ELLIS
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15 The data gathered in the course of the Assignment except data um shed by Client and the report prepa ad pirsunl to

the Agreement are and will remain the property of Appraiser Wii respect to data provided by Cl ant Aparaiser snaIl

not violate the confidential nature of the appraiser ctienl relotionbip by impooerly disciosing any confidential

information furnished to Appraiser Notwithstanding the torago rig Appraiser is authorizeci by Client to disdose all

any portion of the report and the related data to appropriate resaitabvos at the Appraisal lritiut if surh sdosire

is required to enable Appraiser to comply with the Bylaws arid ReguTcitoris ofsuch lristitste as now or haracifte efiect

16 Unless specifically noted in the appraisal we will not be taking into consideration the possibility
of the existence of

asbestos PCB transformers or other toxic hazardous or contaminated substances and/or underground storage tanks

hazardous material or the cost of encapsulation or removal thereof Further Appraiser understands that there is no

major or significant deferred maintenance in the property which would require the expertise of professional cost

estimator or contractor If such repairs are needed the estimates are to be prepared by others and are not part of

this fee proposal

17 Client shoil indemnify and hold Appraiser fully barmiest oqmns any locs darnocjes claims or expenses of any kind

whatsoever iriciud ng costs and reasonable attorneys fees Si.StO ned or inc..irred by third party as result of the

negligence inteiThonal acts or omissions of Client incwoing any alure to pei4orm any duty imposed by law and for

which recovery is sought against Appraiser that third party rowovor such obligation defend and indemnify shall

not apply if the claim or cause of action is based upon or arises in any way out of an act failure to act or representation

of Appraiser Client shall indemnify and hold Appraiser harmless from any claims expenses judgments or other items

or costs arising as result of the Clients failure or the failure of any of the Clients agents to provide complete copy of

the appraisal report to any third party

18 LIMITATION OF LIABILITY EXCEPT FOR THE HOLD HARMLESS PROVISION ABOVE ANYTHING IN THE

AGREEMENT TO THE CONTRARY NOTWITHSTANDING UNDER NO CIRCUMSTANCES WHATSOEVER SHALL

EITHER PARTY BE LIABLE TO THE OTHER FOR ANY SPECIAL CONSEQUENTIAL PUNITIVE OR INCIDENTAL

DAMAGES OF ANY KIND WHATSOEVER EXCEPT FOR THE HOLD HARMLESS PROVISION ABOVE IN NO EVENT

WHATSOEVER SHALL EITHER PARTYS TOTAL LIABILITY TO THE OTHER FOR DIRECT DAMAGES UNDER THE

AGREEMENT OR ANY OTHER DAMAGES WHATSOEVER EXCEED IN THE AGGREGATE THE SUM OF TEN

THOUSAND DOLLARS $10000.00

19 Client and its affiliates rating agencies and limited number of investors involved in the securitization may use and rely

upon Appraisers report in connection with planned loan securitization involving the subject property including without

limitation utilizing selected information in the appraisal report in the offering documents relating to the securitization

and Appraiser agrees to cooperate in answering reasonable questions by any
of the above parties in connection with

the securitization

Client agrees that it will not file use or permit or cause to be used in any offering documents or any other document

any portion or extract of the appraisal report or any
reference to the appraisal report without first having provided

the portion or portions of an offering document or other document to Appraiser for review and ii having obtained the

prior written consent of Appraiser to any such filing use amendment or modification which consent shall not be

unreasonably withheld Appraiser shall have the right to require Client to include in any offering document or other

document disclosure concerning the conditions qualifications and assumptions of the appraisal and such other

disclosure concerning the appraisal as Appraiser shall reasonably require

Client con use the appraised value without attribution to the appraisal report and selected information in the appraisal

report provided Client agrees that it has complied and at all times will comply and will use Clients best efforts to cause

any underwriters to comply with all applicable Federal and state securities laws in connection with any offering and

offering document and any use of the appraisal report Client further agrees that neither any offering document nor any

other document used in connection with any offering will contain an untrue statement of material fact or omit to state

material fact necessary to make the statements contained therein not misleading regarding the appraisal report or

any portion or extract thereof or any reference to the appraisal report Appraiser represents that the information

contained in the appraisal report does not contain an untrue statement of material fact or omit to state material fact

necessary to make the statement contained therein not misleading

f//I
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SPECIFIC PROPERTY DATA REQUEST

In order to complete this assignment in the timely manner requested CB Richard Ellis Inc Valuation

Advisory Services will require the following specific information for the property

Current title report and title holder name

Legal description

Survey and/or plot map
Site plan for proposed or entitled development if applicable

Current county property fax assessment or tax bill

Details on any sale contract or listing of the property within the past three
years

Engineering studies soil tests or environmental assessments

Ground lease if applicable

Planning/Zoning application or approval if applicable

Any previous market/demand studies or appraisals

11 Name and telephone number of property contact for physical inspection and additional

information needed during the appraisal process

12 Any other information that might be helpful in valuing this property

IF any of the requested data and information is not available CB Richard Ellis Inc reserves the right to

extend the delivery date by the amount of time it takes to receive the requested information or make

other arrangements Please have the requested information delivered to the following

Marshall Brulez MAI MRICS

Managing Director

GB Richard Ellis Inc

Valuation Advisory Services

2000 Town Center Suite 500

Southfield Ml 48075

CRE
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QUALIFICATIONS OF
MARSHALL BRULEZ MAI MRICS

Managing Director

CB Richard Ellis Inc Valuation and Advisory Services

2000 Town Center Suite 500

Southfield Ml 48075-1239

248 351-2070

EDUCATIONAL

Bachelor of Science Degree

Michigan State University East Lansing Michigan

CERTIFICATION

State Certified General Real Estate Appraiser State of Michigan No 1201004884

State Certified General Real Estate Appraiser State of Ohio No 000424182

PROFESSIONAL

Designated Member Appraisal Institute MAI Member 10278
Professional Member Royal Institution of Chartered Surveyors MRICS 221426

Member CBRE VAS National Litigation Support Practice

EMPLOYMENT EXPERIENCE

1984-1994 Various Appraisal and Consulting Firms

Appraiser Atlanta GA
1994-1997 Treadwell Associates

Senior Appraiser Southgate Ml

1997-2004 Real Estate Appraisal Services Inc

Commercial Group Manager Troy Ml

2004-2008 RBS Citizens N.A Charter One
Vice President Chief Appraiser Troy Ml

2008-Present CB Richard Ellis Inc

Managing Director Southfield MI

Valuation assignments included all types of existing as well as proposed commercial

industrial multiple-family residential and special purpose properties throughout the state

of Michigan and the Midwest including apartments office buildings industrial

manufacturing and warehouse facilities automobile dealerships shopping centers

restaurants hotels motels manufactured home communities and wide variety of

investment and special purpose properties and unimproved land



QUALIFICATIONS OF

JEFFREY JOZWICK MAI

First Vice President

CB Richard Ellis Inc Valuation and Advisory Services

2000 Town Center Suite 625

Southfield MI 48075-1 239

248 351-2090

EDUCATIONAL

Bachelors of Business Administration Management Concentration

Western Michigan University Kalamazoo Michigan

CERTIFICATION

Designated Member Appraisal Institute MAI Member No 12300

LICENSURE

Certified General Appraiser State of Michigan No 1201006193
Real Estate Sales Person State of Michigan No 6501287724

EMPLOYMENT EXPERIENCE

2004-Present CB Richard Ellis Inc Southfield MI

First Vice President

2001-2004 Real Estate Consulting Services Inc Farmington Hills MI

Senior Appraiser Vice President

1997-2001 Allen Associates Appraisal Group Inc Birmingham Ml

Associate Appraiser

Valuation assignments include all types of existing as well as proposed commercial

properties including industrial multiple-family residential office shopping centers

vacant land automobile dealerships restaurants manufactured housing/land leased

communities subdivision and condominium developments as well as variety of

special purpose properties and mixed-use developments Appraisal reports and market

analyses prepared for mortgage financing acquisition/disposition property

assessment/tax appeal estate planning and divorce



David Mielnicki SRA

CB Richard Ellis Inc Valuation and Advisory Services

2000 Town Center Suite 625

Southfield MI 48075

Cell 248.535.5166

EXPERIENCE

2009-Present CB Richard Ellis Inc

Valuation Associate prepare appraisals for residential

properties and subdivisions

Southfield MI

2006 2009 Williams Associates Inc

Prepare residential and commercial appraisals and run day-to-day

operations

Rochester Hills Michigan

2006-2009 Digital Appraisals LLC

Prepare residential and commercial appraisals and run day-to-day

operations

Troy MI

EDUCATION

2008 Appraisal Institute

SRA Designated Appraiser

2005 Michigan State University

B.A Finance

East Lansing Michigan

LICENSES HELD

Certified General Appraiser State of Michigan 1201071119

APPRAISAL COURSES COMPLETED

Appraisal Institute

Michigan Laws Rules

Online Business Practices and Ethics

Appraisal Challenges Declining Markets and Sales Concessions

Online Residential Sales Comparison and Income Approach

Advanced Residential Report Writing Pt II

Adv Residential Applications Case Studies Pt

Residential Report Writing and Case Studies

Online Apartment Appraisal Concepts Applications

Residential Site Valuation and Cost Approach

Residential Market Analysis and Highest Best Use

Real Estate Finance Statistics and Valuation Modeling



Other Real Estate Appraisal

Real Estate Appraisal II

USPAP
Introduction to Income Property Appraisal

Residential Income Appraisal Development
Advanced Income Analysis and Investment

Land 101

Narrative Appraisal Report Writing
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Bonsall San Diego County California 92003

CBRE File No 11 -242NB-0036

Summary

Appraisal Report

Prepared For

John Medland CFA

Vice President

BLAIR FRANKLIN CAPITAL PARTNERS INC

Commerce Couri West Suite 905

Toronto Ontario Canada M5L E2
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CBRE
0E3 RCHARD ELL

3501 Jamboree Road Suite 100

Newport Beach CA 92660

949 725-8500

949 725-8440

www.cbre.com

January 24 2011

John Medland CFA

Vice President

BLAIR FRANKLIN CAPITAL PARTNERS INC
Commerce Court West Suite 905

Toronto Ontario Canada M5L E2

RE Appraisal of San Luis Rey Downs

5772 Camino Del Rey

Bonsall San Diego County California

CBRE File No 11 -242NB-0036

Dear Mr Medland

At your request and authorization CB Richard Ellis CBRE has prepared an appraisal of the market

value of the referenced property Our analysis is presented in the following Summary Appraisal

Report

At the direction of the client the property was appraised as vacant land even though it was improved

with thoroughbred training facility The development includes over 500 horse stalls one mile oval

main track 3/8 mile training track schooling area equine exercise pool turnout pens feed barns

equipment storage and maintenance buildings feed store single-family residence fencing

security/gatehouse building cafeteria and residence building and executive office building

According to the Assessors information the gross area of the land is 202.1 acres

Based on the analysis contained in the following report the market value of the subject is concluded

as follows

MARKET VALUE CONCLUSION

Interest Appraised Date of Value

Fee Simple Estate January 14 2011

Appraisal Premise Value Conclusion

As Is $4000000

Compiled by CBRE

201 CB Rkhrd EIi Ic
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January 24 2011

Page

Data information and calculations leading to the value conclusion are incorporated in the report

following this letter The report in its entirety including all assumptions and limiting conditions is an

integral part of and inseparable from this letter

The following appraisal sets forth the most pertinent data gathered the techniques employed and the

reasoning leading to the opinion of value The analyses opinions and conclusions were developed

based on and this report has been prepared in conformance with our interpretation of the guidelines

and recommendations set forth in the Uniform Standards of Professional Appraisal Practice USPAP
the requirements of the Code of Professional Ethics and Standards of Professional Appraisal Practice

of the Appraisal Institute It also conforms to the Financial Institutions Reform Recovery and

Enforcement Act of 1989 FIRREA and Title Xl Regulations

The
report is for the sole use of the client however client may provide only complete final copies of

the appraisal report in its entirety but not component parts to third parties who shall review such

reports in connection with loan underwriting or securitization efforts The appraiser is not required to

explain or testify as to appraisal results other than to respond to the client for routine and customary

questions Please note that our consent to allow an appraisal report prepared by CBRE or portions of

such report to become part of or be referenced in any public offering the granting of such consent

will be at our sole discretion and if given will be on condition that we will be provided with an

Indemnification Agreement and/or Non-Reliance letter in form and content satisfactory to us by

party satisfactory to us We do consent to your submission of the reports to rating agencies loan

participants or your auditors in its entirety but not component parts without the need to provide us

with an Indemnification Agreement and/or Non-Reliance letter

20 CB Rchord EOis Inc
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CBRE hereby expressly grants to Client the right to copy this report and distribute it to other parties in

the transaction for which this report has been prepared including employees of Client other lenders

in the transaction and the borrower if any It has been pleasure to assist you in this assignment If

you have any questions concerning the analysis or if CBRE can be of further service please contact

us

Respectfully submitted

CBRE

VALUATION ADVISORY SERVICES

Mark Prottas MAI

Managing Director

California Certification No AG004009

Phone 949 725-84

Fax 949 725-8440

Email Mark.Prottascbre.com

Review and concur without property inspection

Robert Holman

Vice President

California Certification No AG003298

Phone

Fax

Email

949 725-8408

949 725-8440

Bob Hal man cb re .com

20 CB Rcrd EI
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CERTIFICATION OF THE APPRAISAL

We certify to the best of our knowledge and belief

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

The reported analyses opinions and conclusions are limited only by the reported assumptions and limiting

conditions and are our personal impartial and unbiased professional analyses opinions and conclusions

We have no present or prospective interest ri or bias with respect to the property that is the subject of this

report and have no personal interest in or bias with respect to the parties involved with this assignment

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

Our compensation for completing this assignment is not contingent upon the development or reporting of

predetermined value or direction in value that favors the cause of the client the amount of the value

opinion the attainment of ci stipulated result or the occurrence of subsequent event directly related to the

intended use of this appraisal

This appraisal assignment was not based upon requested minimum valuation specific valuation or the

approval of loan

Our analyses opinions and conclusions were developed and this report has been prepared in conformity

with the Uniform Standards of Professional Appraisal Practice as well as the requirements of the State of

CA

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 and Standards of Professional Appraisal

Practice of the Appraisal Institute

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

authorized representatives

As of the date of this report Mark Prottas MAI has completed the continuing education program of the

Appraisal Institute

11 As of the date of this report Robert Holman has completed the Standards and Ethics Education

Requirement of the Appraisal Institute for Associate Members

Robert Holman has and Mark Prottas MAI has not made personal inspection of the property that is the

sublect of this report

13 Edward Kahn provided significant real property appraisal assistance to the persons signing this report

Valuation Advisory Services operates as an independent economic entity within CBRE Although

employees of other CBRE divisions may be contacted as part of our routine market research

investigations absolute client confidentiality and privacy were maintained at all times with regard to this

assignment without conflict of interest

CBRE has not provided real estate related services on this property in the three years prior to accepting this

assignment

//

Robert Holman Mark Prottas MAI

California Certification No AG003298 California Certification No AG004009

cww
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AERIAL PHOTOGRAPH

AERIAL PHOTOGRAPH IS THE MOST RECENT AT THE TIME OF THE APPRAISAL

Approximate Site Location

2017 CBTchardEihs Inc
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WESTERLY VIEW OF OLDER HOME ON PROPERTY
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VIEW OF STABLES FROM CENTRAL PARKING AREA

VIEW OF OFFICE BUILDING FROM CENTRAL PARKING LOT

vi
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SUMMARY OF SALIENT FACTS

Property Name

Location

Assessors Parcel Number

Highest and Best Use

As If Vacant

Property Rights Appraised

Land Area

Estimated Exposure Time

San Luis Rey Downs

5772 Camino Del Rey Bonsali San Diego

County California 92003

Multiple

Future Residential Development

Fee Simple Estate

202.12 AC 8804347 SF

Months

Per SF

$0.45

CONCLUDED MARKET VALUE

Interest Appraised

Fee Simple Estate

STRENGTHS WEAKNESSES OPPORTUNITIES AND THREATS SWOT

Strengths and weaknesses are internal to the subject opportunities threats are external to the

subject

Strengths

The property can continue to be operated as thoroughbred training facility until residential

development becomes feasible

San Diego County General Plan 2020 will allow for greater residential development density than

currently allowed

Weaknesses

The property is not entitled for residential development

The Rainbow Municipal Water District has an indefinite moratorium on sewer connection permits

Opportunities

Minimal new home construction in the market area will provide limited future competition

Threats

The residential market is still depressed in San Diego County

Foreclosures and shari sales continue to drive pricing in this market area

xi

VALUATION

Land Value

Total

Appraisal Premise

$4000000

As is

Compiled by CBRE

Date of Value Value

January 14 201 $4000000

2011 CS chod EtC Cr



SAN Luis REY DOWNS SUMMARY OF SALIENT FACTS

Difficulty in obtaining mortgage financing and expiration of government incentives has depressed

new home sales

EXTRAORDINARY ASSUMPTIONS AND HYPOTHETICAL CONDITIONS

At the direction of the client the property was appraised as if it was vacant land parcel even

though it was improved with thoroughbred training facility The development includes over 500

horse stalls one mile oval main track 3/8 mile training track schooling area equine exercise

pool turnout pens feed barns equipment storage and maintenance buildings feed store single-

family residence fencing securify/gatehouse building cafeteria and residence building and

executive office building

We have not included demolition costs for the existing structures as the possible interim income

from the improvements during entitlement and the market recovery time frame would be an offset

to such costs

xii
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INTRODUCTION

Properly Identification San Luis Rey Downs

5772 Camino Del Rey

Bonsall California

Location

Assessors Parcel Number Multiple

Properly History

Current Owner 20005 Delaware Inc

Current Asking Price Not being marketed

Previous Sale Date May 1999

Previous Sale Price

Other Sales Past Years None

Appraisal Premise Date of Value Properly Rights Appraised

As Is January 14 2011 Fee Simple Estate

Date of Inspection January 14 2011

Date of Report January 28 2011

Intended Use User of Report To aid Blair Franklin Capital Partners Inc for

financial reporting purposes

Exposure/Mktg Time In formation Range Average

Comparable Sales Data Months 6.0 Months

Estimated Exposure Time Months

At the date of value the properly was considered as if it was vacant land parcel even though it was

improved with thoroughbred training facility The development includes over 500 horse stalls

one mile oval main track 3/8 mile
training track schooling area equine exercise pool turnout

pens feed barns equipment storage and maintenance buildings feed store single-family residence

fencing security/gatehouse building cafeteria and residence building and executive office building

According to the Assessors information the gross area of the land is 202.1 acres

LEGAL DESCRIPTION

The complete legal description for the subject property is included within the Special Warranty Deed

presented in the Addenda

OWNERSHIP AND PROPERTY HISTORY

According to County Assessors records and Special Warranty Deed dated June 2007 title to the

subject properly is vested in 20005 Delaware Inc Delaware corporation This Special Warranty

Deed transferred the property from SLRD Thoroughbred Training Center Inc Delaware

corporation These two entities are related and the title transfer does not represent an arms length

201 CB Pcjud Eii lc
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transaction SLRD Thoroughbred Training Center Inc Delaware corporation acquired title to the

subject property on May 999

We have no other recorded information regarding other transactions listings options etc that have

involved the subject within the last three years

PURPOSE OF THE APPRAISAL

The purpose of this appraisal is to estimate the market value of the subject property The current

economic definition of market value agreed upon by agencies that regulate federal financial

institutions in the U.S and used herein is as follows

The most probable price which properly should bring in competitive and open market under all

conditions requisite to fair sale the buyer and seller each acting prudently and knowledgeably and

assuming the
price is not affected by undue stimulus Implicit in this definition is the consummation of

sale as of specified date and the passing of title from seller to buyer under conditions whereby

buyer and seller are typically motivated

both parties are well informed or well advised and acting in what they consider their own best

interests

reasonable time is allowed for exposure in the open market

payment is made in terms of cash in U.S dollars or in terms of financial arrangements

comparable thereto and

the price represents the normal consideration for the properly sold unaffected by special or

creative financing or sales concessions granted by anyone associated with the sale

TERMS AND DEFINITIONS

The Glossary of Terms in the Addenda provides definitions for additional terms that are and may be

used in this appraisal

SCOPE OF WORK

The scope of the assignment relates to the extent and manner in which research is conducted data is

gathered and analysis is applied all based upon the following problem-identifying factors stated

elsewhere in this report

Client

Intended use

Intended user

Type of opinion

Effective date of opinion

Office of Comptroller of the Currency 0CC 12 CFR Part 34 Subpart Appraisals 34.42 Office of Thrift

Supervision OTS 12 CFR 564.2 Appraisal Institute The Dictionary of Real Estate Appraisal ed Chicago Appraisal

Institute 2002 77-1 78 This is also compatible with the RTC FDIC FRS and NCtJA definitions of market value as well as

the example referenced in the Uniform Standards of Professional Appraisal Practice USPAP

OCHARD ELUO
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Relevant characteristics about the subject

Assignment conditions

This appraisal of the subject has been presented in the form of Summary Report which is intended

to comply with the reporting requirements set forth under Standards Rule 2-2b of the USPAP That is

this
report incorporates summary of all information significant to the solution of the appraisal

problem It also includes summary descriptions of the subject and the market for the subject type

CBRE completed the following steps for this assignment

Data Resources Utilized in the Analysis

RESOURCE VERIFICATION

Site Data Source/Verification

Size Parcel Maps

Excess/Surplus
____________________________________________________________________

Other Source/Verification

Zoning San Diego County Development Services

Flood Zone lnterFlood

Compiled by CBRE

Extent to Which the Properly is Identified

CBRE collected the relevant information about the subject from the owner or representatives public

records and through an inspection of the subject property The property was legally identified

through the following sources

postal address

assessors records

legal description

Extent to Which the Properly is Inspected

CBRE conducted physical inspection of the sublect property as well as its surrounding environs on

the effective date of appraisal

While the subjects exterior was viewed from the street an interior inspection of the sublect

improvements was not possible Therefore all physical information regarding the subject was

obtained from the following sources

county assessors records

Type and Extent of the Data Researched

CBRF reviewed the micro and/or macro market environments with
respect to physical and economic

factors relevant to the valuation process This process included interviews with regional and/or local

market participants available published data and other various resources CBRE also conducted

20 CS àrnd EU Inc
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regional and/or local research with respect to applicable tax data zoning requirements flood zone

status demographics and comparable listing and sale information

Type and Extent of Analysis Applied

CBRE analyzed the data gathered through the use of appropriate and accepted appraisal

methodology to arrive at probable value indication via each applicable approach to value All

three traditional approaches to value were considered CBRE then correlated and reconciled the

results into reasonable and defensible value conclusion as defined herein and estimated

reasonable exposure time and marketing time associated with the value estimate presented

Edward Kahn is an employee of CB Richard Ellis Valuation Advisory Services working as an

appraisal analyst for Robert Holman Edward Kahn has California Appraisal Trainee license and

is working toward his general appraisal license requirements

Edward Kahn provided significant professional assistance in completion of this appraisal report

Edward Kahn co-inspected the sublect properly and completed the following steps within the appraisal

process regional neighborhood market site improvements highest best use and comparable

verification under the direct technical supervision of Robert Holman and Mark Protlas MAI The

final conclusion to value is made by and the appraisal is signed by Robert Holman and Mark

Protlas MAI

2O CR Rchord EiI
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AREA ANALYSIS
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REGIONAL INFLUENCES SAN DIEGO COUNTY

Location

The sublect is located in the community of Bonsall in northern San Diego County California San

Diego County is located in Southern California with the Pacific coastline on the western edge and the

Anza Borrego Desert as the eastern border The topography is broad coastal plain where

urbanization has occurred with hills and mountains in the central portion and desert area to the

east The urbanized areas of the county enloy Mediterranean climate

Population Characteristics

San Diego County ranks third in population among Californias 58 counties behind Los Angeles and

Orange and fourth as the most populous county in the notion The population of San Diego County

is estimated by Claritas to be 3109270 for 2010 The countys population is expected to reach

approximately 3281275 by the year 2015 for an average annual growth rate of .08 percent
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SAN Luis REY DOWNS AREA ANALYSIS

SELECTED DEMOGRAPHIC STATISTICS

Southern California Region

San Diego So Calif

County Rea ion California

Population

2015 Projected Population 3281275 21869405 401 36564

2010 Estimated Population 3109270 20618322 37853430

2000
Population 281 3833 19187478 33871648

1990 Population 2498016 17029545 29760021

Annual Growth 2010- 2015 1.08% 1.19% 1.18%

Annual Growth 2000 2010 1.00% 0.72% 1.12%

Annual Growth 1990-2010 1.10% 0.96% 1.21%

Annual Growth 1990 2000 1.20% 1.20% 1.30%

Households

2015 Projected Households 1149882 7059318 13342972

2010 Estimated Households 1091399 6699606 12653856

2000 Households 994677 6341784 11502870

1990 Households 887403 5788123 10381206

Annual Growth 2010-2015 1.05% 1.05% 1.07%

Annual Growth 2000 2010 0.93% 0.55% 0.96%

Annual Growth 1990 -2010 1.04% 0.73% 0.99%

Annual Growth 1990- 2000 1.15% 0.92% 1.03%

Average Household Size

2010 2.75 3.00 2.92

Income 2010
2010 Estimated Average Household Income $86332 $82623 $84690

2010 Median HH Income $64159 $59877 $61605

2010 Estimated Per Capita Income $30858 $27189 $28699

Home Values 12010

2010 Median Value of all Owner 0cc HUs $383845 $365513 $357272

Age 2010
2010 Estimated Median Age 34.50 34.44 35.07

Education 12010

Bachelor Degree 419731 2404803 4585289

Graduate or Professional Degree 21 4863 1138218 2254036

Age 25 College Graduates 2010 634594 3543021 6839325

Age 25 Percent College Graduates -2010 32.0% 27.1% 28.1%

Source CBRE

County Incomes/Purchasing Power

Median household income increased to $64159 for 2010 which is up 2.6 percent from 2009s

figure of $62546 The relatively strong purchasing power of the countys large and growing

population base is positive factor for future real estate demand

County Employment Trends

San Diego has diversified economy driven mostly by high-tech manufacturing tourism

telecommunications biotechnology retail and defense spending The latter makes up nearly

percent of San Diegos gross regional product and still has large influence on the San Diego

economy as well as the real estate demand Despite the decline since the 980s and early 990s

San Diego is still home to the highest concentration of military personnel in the United States
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201 CL$ Rchod 010 lc



SAN Luis REY DOWNS AREA ANALYSIs

The San Diego MSA unemployment rate in November 201 was 0.4 percent up from the revised

0.3 percent rate in October 2010 and unchanged from the estimate of 0.4 from the previous year

This compares to the states average of 2.4 percent and the national rate of 9.3 percent Since

November 2009 the year-over total non-farm employment in San Diego County increased by 00

jobs growth rate of less than 0.1 percent Construction trade transportation and utilities retail

and educational and health services had the largest decline in lobs over the past year

In addition to the growing pool of available workers the SMSA has wide range of skill levels coming

from the influx of homebuyers The following table outlines the profile of the work force by

employment sector

SAN DIEGO MSA
WORK FORCE

NOVEMBER 2010

Number

Industry Employed Percent

in thousands Employed

All Industries 228.6 00.0

Total Agriculture 9.2 0.7

Non-Agriculture Industries 1219.4 99.3

Goods Producing 146.5 11 .9

Mining 0.3 0.0

Construction 55.8 4.5

ManufacturingTotal 90.4 7.4

Nondurable Goods 21.4 1.7

Durable Goods 69.0 5.6

Service Providing Total 066.8 86.8

Trade Transportation and Utilities 072.9 87.3

Information 35.4 2.9

Financial Activities 68.4 5.6

Professional and Business Services 199.1 16.2

Education and Health Services 148.1 12.1

Leisure and Hospitality 151 .0 12.3

Other Services 47.8 3.9

Government 224.3 8.3

Source California EDD

The most influential aspect of the above breakdown is that it illustrates the diversity in the regional

labor force The entire San Diego area has
very

diverse economic makeup that has buffered

Southern Californias economy from cyclical fluctuations in particular industries such as defense and

energy The impact of this is relatively strong real estate investment market from local national

and international concerns The economic makeup developing in the sublects region is following

similar pattern
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SAN Lus REY DowNs AREA ANALYsIs

ECONOMIC ANALYSIS

Moodys Economy.com provides the following San DiegoCarlsbad--San Marcos metro area

economic summary

SAN DIEGO-CARLSBAD-SAN MARCOS ECONOMIC ANALYSIS

Indicators 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

Gross Metro Product $B 116.3 121.7 128.7 135.0 139.6 138.8 137.6 135.7 138.2 143.5 151.1 155.9

%change 3.5 4.7 5.7 4.9 3.4 -0.6 -0.9 -14 1.9 3.8 5.3 3.2

Total Employment 000 1230.6 1240.1 1260.3 1282.1 1301.6 1308.8 1299.4 1249.6 1239.9 1273.0 1322.0 1364.7

%Chonge 1.0 0.8 1.6 1.7 1.5 0.6 -0.7 -3.8 -0.8 2.7 3.8 3.2

Unemployment Rate 5.2 5.2 4.7 4.3 4.0 4.6 6.1 9.1 10.3 9.1 7.2 6.1

Personal Income Growth 3.8 3.9 8.0 4.7 7.3 5.4 4.2 0.0 3.5 4.3 5.1 5.9

Population 000 2905.6 2927.3 2930.1 2931.7 2937.0 2959.7 3001.1 3022.4 3053.6 3087.3 3131.1 3183.9

Single-Family Permits 8880 9758 9122 7576 4743 3422 2131 614 1048 3810 7744 8541

MultifomilyPermits 4804 8273 6465 6730 4448 4013 2910 2708 4106 5350 5556 5381

Existing Home Price $Ths 361.4 422.4 547.6 603.1 600.5 580.1 399.6 275.8 273.8 299.2 323.5 340.7

Mortgage Originations $Mil 68226 100901 79658 78024 62291 48866 36249 40820 29916 28009 29562 31485

Net Migration 000 14.6 0.5 -19.0 -22.8 -19.8 -4.8 13.4 -6.5 2.4 3.8 12.9 20.8

Personal Bankruptcies 12114 11067 10429 14612 3892 7304 12927 12896 15254 15451 13576 11808

Source Moodys Ecortomy.com

Economy.com is anticipating increases ranging from .9 to 5.3 percent from 201 through 201

reflecting recovery in the local economy

San Diegos economy underwent significant transformation during the decade of the 990s From

an economy historically dominated by defense and military expenditures San Diego industries have

transformed into diversified mix of Telecommunications Biotechnology Electronic/Instrument

Manufacturing and computer related technologies Some of these sectors are by-products of

defense-related industries and will continue to capitalize on the highly educated and skilled labor

force within these hi-tech sectors As whole the newer fields of science and technology now

approximate the same percentage of GRP as military spending

In terms of international trade San Diegos cross border trade and interactions with Mexico provide

economic advantages and opportunities for local businesses becoming an increasingly important

facet of San Diegos economic fortunes Mexico and Canada the U.S partners under the North

American Free Trade Agreement NAFTA dominate San Diegos export markets by far accounting for

more than one-half 55 percent of all export production San Diego has clearly benefited from

NAFTA not only because the agreement further opened up the markets of San Diegos two largest

customers but because Tiiuana and Bala California greatly benefited and was stimulated by the

heightened trade and dollars flowing across the border Electronics and electrical equipment are

among San Diegos top export commodities followed closely by industrial machinery and its related

instruments
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SAN LIJIS REY DOWNS AREA ANALYSIS

RECENT PERFORMANCE

Weakness in technology and drop in business and leisure travel have kept San Diego in recession

The unemployment rate is now over 0% and has remained above the U.S rate for more than year

Employment has dropped by just under 5% since its 2007 peakslightly more than the U.S but full

percentage point less than California Consulting research and development and accommodations

have been the largest contributors to job losses in recent months Home sales are increasing in

response to dropping prices and still-rising foreclosures

RESEARCH AND DEVELOPMENT

San Diegos tech industries and institutions will recover quicker than the rest of the economy during the

recovery Venture capital investments in the metro areas tech companies fell by more than half in the

first six months of 2009 from year earlier as result of still-constricted financial markets Biotech

investments are contributing the most to the downturn in investment spurring many companies with

few or no products close to market to suspend operations or be acquired Despite the current

weakness in biotech tech-related production in San Diego is projected to be among the first industries

to increase output in the initial stages of the recovery later this year Stronger than expected growth in

Asia and the bottoming of global semiconductor sales both provide upside risk for local tech

companies In the near- and mid-term the metro area will continue to attract investments in

alternative energy including its emerging cluster of companies and industries developing algae-based

biofuels

HOSPITALITY

Visitor-dependent industries in San Diego will begin to benefit from the beginning of the U.S recovery

and global growth in the first half of 2010 The metro areas hospitality industries have been hit hard

during the recession Passenger traffic at San Diego International Airport fell 2% through the first five

months of 2009 compared with year earlier Hotel occupancy rates also fell in the first half of the

year Peak to trough leisure and hospitality employment is projected to fall by 5% through the first

quarter of 201 0more than the California and U.S declines San Diego will benefit during the early

stages of the recovery from its existing hospitality-related infrastructure The metro area is home to

sizable number of accommodations meeting spaces and points of interest allowing it to quickly

absorb recovering demand from business and leisure travelers in 201

Counfy Housing

The following table compares Orange County with neighboring counties for the median price and

number sold for all homes and the percentage changes as of November 201

SRI
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SAN Luis REY DOWNS AREA ANALYSIS

NO SOLD ALL HOMES MEDIAN PRICE ALL HOMES
November November Percent November November Percent

2009 2010 Change 2009 2010 Change

Los Angeles 6257 5540 -11 .50% $329000 $325000 -1 .20%

Orange 2528 2257 -10.70% $432500 $435000 0.60%

San Diego 3148 2566 -18.50% $325000 $335000 3.10%

Riverside 3745 2977 -20.50% $200000 $195000 -2.50%

San Bernardino 2751 2271 -1 7.40% $160000 $152000 -5.00%

Ventura 752 597 -20.60% $365000 $375000 2.70%

Southern California 19181 16208 -15.50% $285000 $287000 0.70%

Source DataQuick

Complied by CB Richard Ellis Inc

The totals for home sales include new and resale houses and condominiums The price changes

reflect shifts in market mix as well as changes in price The reported median prices have been

rounded to the nearest thousand and do not always correspond to the
precise percentage change

The data in the table above reflects downward trend in sales volume in Southern California with an

upward movement in home prices According to DataQuick total of 6208 homes were sold in

Southern California during November decrease of 15.50 percent from the year before and the

median
price was $287000 0.70 percent increase from last year

Sales in San Diego County accounted for 5.83 percent of all southland sales The median price

paid for home in San Diego County increased 3.10 percent to $335000 in November 2010 from

$325000 in November 2009 Sales volume in San Diego County decreased by 8.50 percent to

2566 units sold compared to 3148 units sold one year ago

High housing costs are concern to employees and employers Partially mitigating this problem is the

countys large base of apartment units and the commutable distance to less expensive areas In

summary given the countys strong employment base and income levels with limited supply of

remaining land high housing costs are natural result of the demand for local housing although less

expensive alternatives exist

County Education Recreation and Culture

San Diego County is home to the San Diego campus of the University of California San Diego State

University California State University at San Marcos University of San Diego several junior colleges

and several private and specialized colleges The county has over 75 public beaches recreation

centers and parks as well as several public golf courses Outdoor activities are an integral part of the

San Diego lifestyle

Amusement centers such as the San Diego Zoo Legoland Family Park opened spring 999 and Sea

World are also located in San Diego County Performing arts are available in downtown San Diego

10
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SAN Luis REY DOWNS AREA ANALYSIS

in Civic Centers and private theaters throughout the county The county is also home to museums

San Diego Qualcomm Stadium sports arena etc

Managed Growth Counly Political Environment

San Diego County residents have historically been viewed as pro-business pro-growth and anti-tax

However the countys rapid growth has affected the countys political outlook In the late 980s

several slow growth initiatives were placed on county ballots All were defeated but significant

public sentiment remains for growth management In general residents have consistently resisted

passing initiatives that could restrict growth to the point that it would be harmful to the countys

economy However citizens often elect slow growth and managed growth county supervisors and

city council members

Conclusion

California has historically been the dominant economic state in the Western United States Trends in

the state have typically mirrored the nation although it has generally followed rather than led the

economic cycles

Current market conditions though point to significant slowdown in growth due to slump in housing

brought on by overbuilding and tightening of credit The housing woes have spread to other sectors

of the economy creating recession conditions Unemployment figures remain high We anticipate

that it will take another year or two for the local and national economy to resume more normalized

growth patterns In the short term we expect the commercial and residential markets to remain

depressed as companies scale back operations and foreclosure properties dictate market pricing

11
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NEIGHBORHOOD ANALYSIS

SAN Lws REY DOWNS NEIGHBORHOOD ANALYSIS

LOCATION

The neighborhood is located in the community of Bonsall an unincorporated portion of San Diego

County The community of Bonsall is located in the northwestern section of San Diego County

BOUNDARIES

The neighborhood boundaries are detailed as follows

Lilac Road

Gopher Canyon Road

lnterstate-15 Escondido Freeway

Mission Road

The appraised property is located in semi-rural suburban section of the county of San Diego that is

known as Bonsall This is northern county community that is an unincorporated area The

neighborhood is located just northeast of the City of Oceansides northerly boundary The subject

property and the San Luis Rey Golf Course are major focal points of the community The area

surrounding the subject is developed with detached-single-family residences that are made up of
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SAN Luis REY DOWNS NEIGHBORHOOD ANALYSIS

mix of tract housing custom built homes on large parcels and equestrian properties Also to the

immediate west is townhouse development

Over the
past 25 years numerous estate avocado and citrus ranches have been developed on large

acreage parcels Some of these properties have been redeveloped info low density subdivisions to

acre parcels Along major highways the development type is higher density single family tract

housing

GROWTH PATTERNS

The area is surrounded by mix of suburban residential developments in master planned

neighborhoods estate type ranchettes vacant land and agriculture properties There is
very

little

retail development and almost no industrial or office development in the area Located to the west is

the city of Oceanside which experienced rapid residential development until the recession impacted

growth in 2007 To the south are unincorporated areas and the cities of Vista and San Marcos To

the north is the rural suburban community of San Luis Rey Heights that is generally stable with no

growth at this time Farther to the north is Fallbrook which is an established rural/suburban

community that is experiencing little residential development To the east are vast areas of agricultural

land that include the communities of the Pala Indian Reservation Pala Mesa Village Jesmond Dene

and Valley Center Residential growth in these areas is very slow at this time

Along Mission Road SH-76 there are scattered retail developments The neighborhood is distant

from freeways 15 minutes however it has acceptable access to the Escondido freeway 1-15 which

is located three miles east of the sublect The subject area is inhabited by commuters that work in San

Diego and its suburbs local agricultural workers as well as many residents that are retired or

telecommute

ACCESS

Primary access to the subject neighborhood is provided by State Route 76 also known as Mission

Road and the Escondido 1-15 Freeway SR 76 is located approximately three-quarter miles west of

the sublect and is accessible via Camino Del Rey SR 76 provides access to Pauma and Pala Indian

Reservations to the north and the city of Oceanside to the south It provides access to Interstate

about miles to the northeast and Interstate about 11 miles to the southwest Interstate is

located approximately miles to the east with on- and off-ramps at Old Highway 395 Interstate

provides access to the cities of Temecula Lake Elsinore and Corona to the north and the cities of

Escondido and San Diego to the south Interstate 15 provides access to the greater Southern

California Freeway Grid Local access is provided by Camino Del Rey Olive Road and Lilac

Road

13
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SAN Luis REY DOWNS NEIGHBORHOOD ANALYSIS

DEMOGRAPHICS

Selected neighborhood demographics in 3- and 5-mile radii from the subject are shown in the

following table

SELECTED NEIGHBORHOOD DEMOGRAPHICS

5772 Camino Del Rey

Bonsall CA Mile Miles Miles

Population

2015 Population 2133 9660 48774

2010 Population 1996 8964 45239

2000 Population 1820 7983 39559

1990 Population 1589 6989 32635

Annual Growth 2010- 2015 1.34% 1.51% 1.52%

Annual Growth 2000- 2010 0.93% 1.17% 1.35%

Annual Growth 1990 2000 1.37% 1.34% .94%

Households

2015 Households 893 3556 16722

2010 Households 832 3286 15589

2000 Households 755 2909 13841

1990 Households 586 2355 11361

Annual Growth 2010- 2015 1.43% 1.59% 1.41%

Annual Growth 2000 2010 0.98% 1.23% .20%

Annual Growth 1990- 2000 2.57% 2.14% 1.99%

Income

2010 Median HH Inc $66703 $87741 $74998

2010 Estimated Average Household Income $94479 $116161 $97154

2010 Estimated Per Capita Income $38645 $43425 $34193

Age 25 College Graduates 2000 398 2060 7503

Age 25 Percent College Graduates 2010 20.9% 25.1% 20.2%

Source CBRE

As shown in the table above the subjects area has experienced moderate growth over the past 20

years growing at rate of .25 percent annually in the 3-mile radius Growth is projected to be

higher at .51 percent annually over the next five years Given the downturn in the housing market in

the area though the growth projection may be overstated

CONCLUSION

The subject property is located in an unincorporated area of San Diego County near the
City

of

Oceanside Surrounding land uses include ranch and equestrian properties single-family residential

neighborhoods schools golf course and scattered commercial development The propertys semi

14
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SAN Luis REY DOWNS NEIGHBORHOOD ANALYSIS

rural location and surrounding residential land uses support future residential development when

market conditions improve

CERE
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SAN Lois REV DOWNS Residential Market Overview

MARKET ANALYSIS

SAN DIEGO COUNTY RESIDENTIAL MARKET

The Residential Market Overview includes discussion of the general market trends pricing and

supply of housing in San Diego County An absorption analysis concludes this section for the subject

development This discussion is adapted from Marketpointe Realty Advisors Residential Trends San

Diego County Marketing Area report for the 3rd Quarter 2010 dated September 2010 The subject

property is located within the Highway 78 Corridor submarket as defined by MarketPointe Realty

Advisors

GENERAL MARKET TRENDS

The San Diego County new-home market moved back into record-low territory in the third quarter

Although this quarters 477 overall net sales are not the worst single quarter output on record this

level is just 35 net sales above the 20-year low set in the first quarter of 2009 If history gives us an

indication of future trend fourth quarter of 201 could potentially set new all-time volume low In

the last 20 years the fourth quarter of each year has seen decline from the previous quarter more

than 89 percent of the time Additionally of the last fourth quarters have posted sales volume

levels that were the lowest of that year

Although attached new home prices have fluctuated in recent quarters the overall trend is up This is

largely due to changes in the
type of attached product offered in the region as low-priced

condominium conversions are virtually extinct and some of the higher priced high-density projects

particularly in Downtown continue to perform relatively well The attached weighted average price

increased 20 percent third quarter to $564229 for 452 square foot home or $389 per square

foot In the detached sector weighted average price dropped 5.0 percent to $603744 with

weighted average home size gaining less than .0 percent to 2847 square feet or $212 per square

foot

Despite ten new projects entering the market third quarter three fewer than second quarter overall

total inventory dropped more than 4.0 percent to 3377 total units Since 59 percent of the new

units added to the market third quarter were attached total inventory in this sector increased nearly

5.0 percent while detached total inventory dipped more than 9.0 percent In terms of length of time

to exhaust lust the unsold inventory units in the attached sector represent nearly eight months of

supply while more than three months exist in the detached If all of the unreleased future phase

inventory were suddenly released the timeline would jump to nearly months of attached supply

and right at months of detached

16
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SAN Luis DOWNS Residential Market Overview

SAN DIEGO COUNTY SUMMARY

Third Quarter 2010 Second Quarter 2010

Attached Detached Total Attached Detached Total

Developments 38 78 16 40 77 15

TotalSold 170 336 506 236 525 761

NetCancelled 15 14 29 11 15 26

NetSold 155 322 477 225 510 735

Average Price $564229 $603744 $590468 $469653 $635681 $584193

Average Sq ft 1452 2847 2378 1338 2822 2362

Average $/Sq ft $388.64 $212.08 $248.30 $351.13 $225.25 $247.36

Offered Unsold Inventory 604 398 1002 654 352 1006

RemainingforDevelopment 714 1661 2375 604 1918 2522

Total Inventory 1318 2059 3377 1258 2270 3528

SOURCE Residential Trends Executive Summary

SALES TRENDS

Overall sales volume dropped 35 percent third quarter to 477 net sales Compared to recent third

quarters third quarter of 201 is 42 percent less than third quarter of 2009 but is 4.0 percent below

the third quarter of 2008 Although this current sales volume level is not the lowest on record it is in

record low territory Additionally of the last fourth quarters have experienced drop in sales

volume from the previous third quarter

In the attached sector the same number of active projects produced sales volume decline of 31

percent to 55 net sales the fifth consecutive quarterly decline Compared to the third quarter of

17
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SAN Luis REY DOWNS Residential Market Overview

2009 third quarter of 2010 is 61 percent below and is 36 percent less than the third quarter of

2008 Average absorption in the sector dropped from the second quarter to 0.37 sales per week per

development the lowest rate of the last six quarters

In the detached sector the level of competition increased for the second consecutive quarter to 78

actively selling projects Third quarter however increased competition did not translate to increased

sales volume as net sales fell 37 percent third quarter Compared to the third quarter of 2009 third

quarters net total is 25 percent lower and is percent below the third quarter of 2008 From an

absorption perspective third quarters 0.30 average sales per week represent decline from the

previous quarter and the second lowest rate of the last six quarters

18
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SAN Luis REY DOWNS Residential Market Overview

PRICING TRENDS

Weighted average price in the attached sector jumped more than 20 percent to an average of

$564229 At the same time weighted average home size increased roughly 9.0 percent to 452

square feet With home
price increasing at more than twice the rate of home size the average value

ratio increased nearly 11 percent to $389 per square foot the highest value since the first quarter of

2007

Weighted average price in the detached market moved down again third quarter dropping 5.0

percent to $603744 Weighted average detached home size increased just less than .0 percent to

2847 square feet These price and size changes combined to decrease the average value ratio 6.0

percent to $212 per square foot the lowest rate since the third quarter of 2009
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SAN Luis REY DOWNS Residential Market Overview

The table below illustrates conceptual differences within the attached sector reflecting pricing and

absorption by the four distinct concepts Newly constructed high-density structured parking projects

commanded the highest absolute price and price per square foot this quarter and also had the

highest net sales volume Medium density product continues to offer the best per square foot value

with third quarter average of $254 per square foot Condominium conversion product the most

affordable product type on the market is about to vanish as the number of conversion projects once

numbering over 150 projects has dropped to just one Adaptive Reuse product is also on the verge

of extinction although this product type has never held significant portion of the market

20
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SAN Luis REV DOWNS Residential Market Overview

3rd Quarter 2010

Adoptive N4ew Structured Surlace

Data Reuse Conversion Construction Parking Parked SFA Total

Weighted Avg Price $532400 $309.625 $577357 $740788 $392134 $564229

WeightedAvgSqft 1082 875 1485 1431 1547 1452

Weighted Avg $/Sqft $492.05 $353.91 $388.72 $51 7.63 $253.63 $388.64

Sold 145 77 77 155

Source Residential Trends

SALES BY PRICE RANGE

Of the 55 net attached sales in the third quarter 20 percent were priced above $650000 An

additional percent were priced below $300000 In the detached sector the $500000 and

$600000 price range captured the highest percentage in single $1 00000 category with almost 30

percent of the sectors total The over $1 million category posted five net sales in the third quarter or

less than 2.0 percent with another 42 net sales or percent under $400000

3rd Quarter 2010

Attached Sales by Price Range
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lAttached

From year-over-year perspective the first three quarters of 201 have seen significant declines in

attached sales in each of the defined price bands under $400000 and increases in market share for

all price categories above $400000 large part of this price shift however is due to the nearly

extinct condominium conversion market that was once large part of the attached sector The

detached sector is seeing market share declines on both ends of the pricing spectrum year over year
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SAN Luis REY DOWNS Residential Market Overview

dropping 11 percentage points on the low end and four percentage points on homes priced above

$900000

22

3rd Quarter 2010

Detached Sales by Price Range
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Historical Detached Sales by Price Range
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3rd Quarter 2010

Attached Sales by Submarket
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3rd Quarter 2010

Detached Sales by Submarket
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SAN luis REY DOWNS Residential Market Overview

SAN DIEGO COUNTY SUBMARKET ANALYSIS
THIRD QUARTER 2010

ATTACHED

OF
PROJECTS CUR SPW

AVG/DEV

CUR SPW

CUM

SPW

AVG/DEY

CUM SPW PRICE SQFT $ISQFT

TOTAL

UNITS

TOTAL

SOLD

CUR QTR

SALES UNSOLD

REMAIN

FOR DEV

East County 0.84 0.84 0.73 0.73 $341081 1612 $21 1.62 148 131 11 17

Highway 78 Corridor
2.66 0.44 2.93 0.49 $540723 1600 $338.01 344 127 20 28 189

Interstate 15 Corridor
0.00 0.00 0.35 0.35 $0 $0.00 55 49

North County Coastal
1.49 0.75 2.44 1.22 $495527 1832 $270.48 253 92 18 29 132

San Diego Central 8.46 0.40 9.11 0.43 $635048 1314 $483.22 2231 1754 97 476
South County 0.70 0.10 3.04 0.43 $347487 1634 $212.60 1151 711 48 392

SINGLE-FAMILYATTACHEDTOTALS 38 14.15 0.37 18.60 0.49 $564229 1452 $388.64 4182 2864 155 604 714

DETACHED

OF
PROJECTS CUR SPW

AVG/DEV

CUR SPW

CUM

SPW

AVG/DEV

CUM SPW PRICE SQFT $/SQFT

TOTAL

UNITS

TOTAL

SOLD

CUR QTR

SALES UNSOLD

REMAIN

FOR DEV

EastCounty 106 .21 1.49 0.30 $483536 2564 $188.59 340 237 14 29 74

Highway 78 Corridor 18 6.28 0.35 6.44 0.36 $501762 2850 $176.04 1314 891 68 73 350
Interstate 15 Corridor 14 4.96 0.35 9.77 0.70 $694869 2828 $245.67 1083 792 69 72 219
North County Coastal 25 6.16 0.25 9.25 0.37 $714474 3028 $236.08 1481 775 88 142 564
South County 16 4.75 0.30 5.48 0.34 $519216 2722 $190.76 1310 774 83 82 454
SINGLE-FAMILYDETACHEDTOTALS 78 23.21 0.30 32.43 0.42 $603744 2847 $212.08 5528 3469 322 398 1661

ATTACHED DETACHED TOTAL 116 37.36 0.32 51.03 0.44 $590468 2378 $248.30 9710 6333 477 1002 2375

CUR SPW Current Sales Per Week

CUM SPW Cumulative Sales Per Week
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SAN Luis REY DOWNS MARKET ANALYSIs

ATTACHED PRICING TRENDS

_____________ Change

Q22010- Q32009-

Submarket 3rd Qtr2OlO 2nd Qtr2010 3rd Qtr2009 Q3 2010 Q3 2010

EastCounty $341081 $334990 $277319 1.82% 22.99%

Highway 78 Corridor $540723 $426126 $482846 26.89% 11.99%

Interstate 15 Corridor $506026 $311763

North County Coastal $495527 $500026 $703233 -0.90% -29.54%

San Diego Central $635048 $51 8705 $523163 22.43% 21.39%

South County $347487 $318051 $314721 9.26% 10.41%

Single Family Attached Total $564229 $469653 $450132 20.14% 25.35%

Source Residential Trends

DETACHED PRICING TRENDS

Change

Q2 2010- Q3 2009-

Submarkef 3rd Qtr2OlO 2nd Qtr2OlO 3rd Qtr2009 Q3 2010 Q3 2010

East County $483536 $501774 $495384 -3.63% -2.39%

Highway 78 Corridor $501762 $467845 $506870 7.25% -1.01%

Interstate 15 Corridor $694869 $7421 99 $742032 -6.38% -6.36%

North County Coastal $714747 $778991 $855978 .8.25% -16.50%

San Diego Central

South County $519216 $497073 $520618 4.45% -0.27%

Single Family Detached Total $603744 $635681 $623010 -5.02% -3.09%

Source Residential Trends

INVENTORY TRENDS

Attached total inventory increased 5.0 percent third quarter to 31 units Of these units 604 are

offered and unsold units and 714 are units that remain unavailable in unreleased future phases of

currently active developments Compared to the level of total inventory in the attached sector from

third quarter 2009 the third quarter 201 level represents nearly 28 percent decline

Total inventory in the detached sector decreased more than 9.0 percent Thirds quarters total of

2059 units consists of 661 units of unreleased future phase inventory or 81 percent of the

detached total The remaining percent or 398 units are currently available for purchase and

represent the most available homes since the first quarter of 2009
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SAN Luis REY DOWNS MARKET ANALYSIS

Of the total 067 units of offered and unsold inventory 68 percent are in detached prolects High-

density projects featuring structured parking hold percent of total unsold inventory followed by

surface parked medium density attached which represent more than percent of the offered and

unsold inventory Condominium conversion units account for less than 2.0 percent while adaptive

reuse unsold inventory represents the lowest percentage of units at just 0.4 percent

27
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SAN Luis REY DOWNS MARKET ANALYSIS

09/1 09/2 09/3 09/4

AAttached Detached

At current sales rates offered and unsold attached inventory represents almost eight months of supply

with unreleased inventory adding an additional nine months In the detached sector there are more

than three months of readily available supply with close to months of future phase inventory

28 CERE
RCHARD LU
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SAN Luis REY DOWNS MARKET ANALYSIS

Of the 002 total units of offered and unsold inventory in the region roughly 59 percent represents

standing inventory while more than 40 percent are in some phase of construction In the detached

sector 26 percent of available
inventory represents completed construction with close to 74 percent in

some phase of construction More than 81 percent of the completed standing units of inventory are

attached

In the attached market the sub-$300000 price category contains the largest percentage of available

units with 23 percent with an additional 20 percent or 11 units in the $400000 to $500000

range Roughly 9.0 percent of available attached inventory is priced above $1 million The largest

single percentage of available detached supply is found in the $500000 to $600000 price band

with 28 percent of the sector followed by the $400000 to $500000 range with percent There

are 55 homes or 14 percent available under $400000 while homes positioned over $1 million

account for 8.0 percent of available detached inventory

FUTURE PROPOSED SUPPLY

The most recent audit of MarketPointess LandTrackerlM publication reveals future proposed supply

of 130934 residential units spread between 487 single family detached developments 341 single

family attached developments 60 apartment projects and 305 condominium conversion projects

One project containing 746 total units is still early in the entitlement process and has yet to

determine product mix Attached product represents just over 50 percent of future supply or 65596

units Since apartment units tend to have underlying condo maps the possibility exists they may be

developed as condominiums therefore apartment project totals are shown
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SAN Luis REV DOWNS MARKET ANALYSIS

Although 41 percent of the proposed projects in the county are potential detached developments this

sector holds just 25 percent of the total proposed units Of the nearly 200 total proposed projects

throughout the San Diego County region less than percent or 65 projects are in the latter

stages of the entitlement process while most are likely years away from
entering the marketplace

FUTURE SUPPLY
Under Specific

Style Data Constr Final Map Final App Tent App Planning Plan Grand Total

Apartments Number Units 80 76 1440 4728 3779 415 10518

Number Prolects
25 23 60

Attached Number Units 426 845 3720 13847 34845 11913 65596

Number Prolects 16 24 126 141 26 341

Detached Number Units 543 1622 2223 8464 9491 10452 32795

NumberProjects 10 40 33 183 172 49 487

Total Number Units 1150 3149 7584 43804 51721 24526 130934

Total Number
Projects

71 71 74 539 411 79 1194

San Diego Central is the region with the most planned attached activity with 36 percent of the

proposed units another 28 percent are found in the South County The Highway 78 Corridor holds

the largest percentage of future detached supply with 36 percent of the total followed by the South

County with more than 24 percent
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SAN Luis REY DOWNS MARKET ANALYsIS

IMMEDIATE AREA AND COMPETITION ANALYSIS

Within the Highway 78 Corridor submarket there were active detached projects and active

attached projects during the third quarter of 2010 There were 73 units of unsold detached inventory

available in the projects within the submarket The detached projects have 423 homes remaining

for development in future phases At the current absorption rate of approximately 28 homes per

month total units remaining for development and existing inventory 496 combined units represents

an approximate 7.7 month supply By this measure the Highway 78 Corridor submarket is

oversupplied in regard to detached housing

CONCLUSION

The housing market has deteriorated significantly since 2006 although there are some signs of

improvement in the short term The downturn has been characterized by falling homes values and

absorption rates and the closing of new home projects due to infeasibility of continued development

Consequently in many markets residential land values have fallen by over 50% from the highs

achieved in 2006 and only recently have the most desirable submarkets shown signs of firming

The subject is located at the northern edge of new development in San Diego County which has

slowed significantly In the near-term we expect that new residential and commercial development

will be negligible in the immediate area as existing developments are absorbed In addition new

home prices are making new development unfeasible even if no excess inventory existed We expect

that the subject will not be feasible until existing supply is absorbed and prices begin to rise again

Given that current market conditions do not support development of the subject property at this time

the alternative is to hold the property as an investment until demand improves and
inventory levels

have decreased significantly The interim use for the property is the existing thoroughbred training

facility We estimate the necessary holding period will be approximately two to five years before

development is warranted
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PLAT MAPS
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SAN Ltiis REY DOWNS SITE ANALYSIS

SITE ANALYSIS

The following chart summarizes the salient characteristics of the subject site

SITE SUMMARY AND ANALYSIS

Physical Description

Gross Site Area 202.12 Acres 8804347 Sq Ft

Net Site Area 202.12 Acres 8804347 Sq Ft

Primary Road Frontage Camino Del Rey

Secondary Road Frontage Camino Del Cielo

Excess Land Area None

Surplus Land Area None

Shape Irregular

Topography Rolling Terrain

Zoning District A72 General Agriculture

A70 Limited Agriculture

Flood Map Panel No Date 06073C0487F 19-Jun-97

Flood Zone Zone

Adjacent Land Uses Golf Course and residential uses

Earthquake Zone None

Comparative Analysis Rating

Access Average

Visibility Average

Functional Utility Adequate

Traffic Volume Average

Adequacy of Utilities Assumed adequate

Landscaping Average

Drainage Assumed adequate

Utilities Provider Adequacy

Water Rainbow Municipal Water District To Site

Sewer Rainbow Municipal Water District To Site

Natural Gas SDGE To Site

Electricity SDGE To Site

Other Yes No Unknown

Detrimental Easements

Encroachments

Deed Restrictions

Reciprocal Parking Rights

Common Ingress/Egress

Sources Public Records lnferFlood San Diego County Zoning

LOCATION

The subject is located at 5772 Camino Del Rey in the community of Bonsall San Diego County The

subject is situated along the northerly side of Camino Del Rey about one mile west of Mission Road

SH 76
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SAN Iws REY DOWNS SITE ANALYSIS

ASSESSORS PARCEL NUMBER

The San Diego County Tax Assessors parcel numbers are 26-60-57 59 61 64 and 127-460-

01 03 04 05 06 07 12 13

TOPOGRAPHY AND DRAINAGE

No drainage problems were observed during the course of our physical inspection

SOILS

We have not reviewed soils report for the subject site We cannot accurately comment on the

condition of the soils as of our date of value It is assumed the soils are of adequate load-bearing

capacity to support the current and any future development of the site to its highest and best use

without incurring extraordinary on-site costs

EASEMENTS AND ENCROACHMENTS

We were not provided with current preliminary title insurance report or survey We assume that any

easements affecting the property will allow access and highest and best use development It is

formal assumption of this report that there are no other adverse easements and/or encroachments

and/or private restrictions that would negatively impact the use marketability or value of the subject

property This assumption is incorporated into our analysis and conclusions

ACCESS AGREEMENTS

There are no known access agreements that may affect the subjects marketability

COVENANTS CONDITIONS AND RESTRICTIONS

There are no known covenants conditions and restrictions CCRs impacting the site that are

considered to affect the marketability or highest and best use other than zoning restrictions The

subject is deed restricted

UTILITIES AND SERVICES

The site is within the jurisdiction of San Diego County or Bonsall and is provided all municipal

services including police fire and refuse garbage collection All utilities are installed to the subiect

property

According to Mr Brian Lee an engineer with the Rainbow Municipal Water District the District has

implemented sewer moratorium The sewer moratorium is tied to available capacity at the

Oeanside Sewage Treatment Plant At this time neither Oceanside nor the District have any

immediate plans to upgrade the sewer treatment plant As result there is no timeline for sewer
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SAN Luis REY DOWNS SITE ANALYSIS

permits to be available for new projects within the District This policy may restrict or prevent future

development of the property to its highest and best use

FLOOD ZONE

According to flood hazard maps published by the Federal Emergency Management Agency FEMA
the site is within Zone as indicated on the indicated Community Map Panel No 06073C0487F

FEMA Zone This area has been identified in the community flood insurance study

as an area of moderate or minimal hazard from the principal source of flood in the

area However buildings in this zone could be flooded by severe concentrated

rainfall coupled with inadequate local drainage systems Local storm water drainage

systems are not normally considered in the communitys Flood Insurance Study The

failure of local drainage system creates areas of high flood risk within this rate zone

Flood insurance is available in participating communities but is not required by

regulation in this zone
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SAN Luis REY DOWNS SITE ANALYSIS

CONCLUSION

The site is well located and afforded good access and visibility from roadway frontage The properly

totals 202 acres which is sufficiently large for variety of residential development plans and there are

no known detrimental uses in the immediate
vicinity Overall there are no known factors which are

considered to prevent the site from development to its highest and best use as if vacant or adverse to

the existing use of the site
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IMPROVEMENTS ANALYSIS

At the date of value the property was considered as if it was vacant land parcel even though it was

improved with thoroughbred training facility The development includes over 500 horse stalls

one mile oval main track 3/8 mile training track schooling area equine exercise pool turnout

pens feed barns equipment storage and maintenance buildings feed store single-family residence

fencing security/gatehouse building cafeteria and residence building and executive office building

According to the Assessors information the gross area of the land is 202.1 acres

Due to the nature of the assignment we have not made an in-depth description of the improvements

ZONING

The following chart summarizes the sublects zoning requirements

ZONING SUMMARY

A72 General Agriculture

A70 Limited Agriculture

Legally non-conforming to zoning while

conforming to the General Plan

Agricultural commercial and residential

Not likely

Maximum Height

Minimum Setbacks

Front Yard 60 Feet

Street Side Yard 25 Feet

Rear Yard 35 Feet

Source San Diego County Planning Zoning Dept

Current Zoning

Legally Conforming

Uses Permitted

Zoning Change

Category

Minimum Lot Size

Zoning Requirement

A72 One dwelling per acres

A70 One dwelling per acres

Two stories 35 feet maximum
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ZONING MAP

EJ

33f

The thoroughbred training center is legal nonconforming use under the A-70 and A-72 ordinance

due the larger number of animals per acre than is allowed The A-70 and A-72 designations of the

county were written after the PDP was implemented The sublect property complies with the current

zoning ordinance because the PDP allows for recreational/commercial use that includes the training

center use

The current County General Plan Land Use designation for majority of the property approximately

76 acres is Estate Residential EDA The most easterly parcel APN 126-460-13 of

approximately 26 acres is designated Intensive Agriculture Again majority of the existing

parcels are currently zoned A72 with density designation of 0.125 dwelling units per acre or 8-acre

minimum The easterly 26 acre parcel is zoned A70 and would allow 4-acre minimum lot sizes On

an unadjusted gross acre basis the site would therefore allow up to 27 dwelling units under current

regulations

Alternatively the current draft plan of the General Plan 2020 would modify the existing land use

designation of the entire site With the exception of approximately 3.3-acres at the northwest corner

40
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SAN Luis REY DOWNS IMPROVEMENT ANALYSIS

of the property APN 126-060-61 the current Estate Residential and Intensive Agriculture

designations would be changed for most of the property to Semi-Rural Residential or 5R2 with

maximum density classification of 0.5 dwelling units per acre Under this designation and

acre lot minimums would be permitted based upon the topography of the site In addition the

remaining 3.3-acre parcel at the northwest corner of the site would be redesignated Village

Residential 15 or VR-1 This new land designation allows up to 15 dwelling units per acre and is not

slope dependent

According to the property owner the proposed development plan for the site would provide mix of

residential unit types in clustered and tiered configuration that is intended to relate as closely as

possible to the varied residential development pattern on surrounding adjacent properties Generally

higher densities 4-12 du/ac are located in the northerly one-half of the property adjacent to existing

higher density residential development north and northeast of the site In this area of the project the

highest proposed density of approximately dwelling units per acre is located at the northwest corner

of the site in the area proposed by GP 2020 to be reclassified VR1 The remainder of this area is

proposed to be developed with 0000 square foot single-family lots The southerly half of the

property would be subdivided with estate lots varying from 2-4 acres depending upon existing

topographic conditions The project as currently envisioned would contain approximately 104 multi

family units 147-10000 S.F lots and approximately 41 lots of 2-acre minimum size for total unit

count of 292 units This unit count would be increased in the event San Diego County approves VR2O

instead of VR1 for portion of the site

The San Diego County Board of County Commissioners continues to consider the GP 2020 update

Approval of the updated plan is anticipated during the first or second quarter of 2011 Formal

applications for development will be filed as soon as the Commissioners approve the updated plan

TAX ASSESSMENT DATA

In California privately held real property is typically assessed at 00 percent of full cash value which

is interpreted to mean market value of the fee simple estate as determined by the County Assessor

Generally reassessment occurs only when property is sold or transferred or when new

construction occurs as differentiated from replacing existing construction In the case of long-term

ground leases the general rule is that reassessment is made at the time of assigning or terminating

lease where the remaining term is more than 35 years For reassessment purposes the lease term

includes all options to extend Assessments for properties that were acquired before the tax year

1975-1976 were stabilized as of the tax year 1975-1976 Property taxes are limited by state law to

one percent of the assessed value plus voter-approved obligations and special assessments If no sale

or transfer occurs or no new building takes place assessments may not increase by more than two

percent annually Taxes are payable in two equal installments which become delinquent after

December and April respectively
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The following summarizes the local assessors estimate of the subjects market value assessed value

and taxes and does not include any furniture fixtures or equipment

AD VALOREM TAX INFORMATION

Assessors Market Value 2010/2011

126-060-57-00 $220000

126-060-59-00 973000

126-060-61-00 1330000

126-060-64-00 2663000
127-460-01-00 3893000
127-460-03-00 1893000

147-460-04-00 1209000

127-460-05-00 544000

127-460-06-00 716000

127-460-07-00 596000

127-460-12-00 3577000
127-460-13-00 2608000

Subtotal $20222000

Assessed Value 100%

$20222000

General Tax Rate per $100 A.V 1.064240

General Tax $215211

Special Assessments 6626

Effective Tax Rate per $100 A.V 1.097006

Total Taxes $221837

Source San Diego County Treasurer-Tax Collector

According to the San Diego County Tax Collectors Office the subjects property owners are

delinquent on their first installment of the 2010/2011 tax payments and have been assessed penalty

totaling $11091.79 This penalty is not reflected in the total tax amount presented in the above

table If the sublect sold for the value estimate in this report reassessment at that value would most

likely occur with tax increases limited to two percent annually thereafter until the property is sold

again The consequences of this reassessment have been considered in the appropriate valuation

sections
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HIGHEST AND BEST USE

In appraisal practice the concept of highest and best use represents
the premise upon which value is

based The four criteria the highest and best use must meet are

legal permissibility

physical possibility

financial feasibility and

maximum profitability

The highest and best use analysis of the sublect is discussed on the following pages This analysis

incorporates the information presented in the Market Analysis section as well as any unique

characteristics of the subject described previously

AS VACANT

The property is zoned for residential land use and is of sufficient size to accommodate various types of

development The immediate area includes various residential land uses Considering the

surrounding land uses location attributes legal restrictions and other factors it is our opinion that

single-family residential oriented land uses would be reasonable and appropriate Therefore it is our

opinion that the highest and best use would be for single-family residential use time and

circumstances warranting

AS IMPROVED

As improved the subject involves an equestrian-oriented facility The current use is legally permissible

and physically possible The improvements continue to contribute value to the property and based on

our analysis the existing use is financially feasible Therefore it is our opinion that the highest and

best use of the subject as improved is an interim use as thoroughbred horse training facility
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APPRAISAL METHODOLOGY

In appraisal practice an approach to value is included or omitted based on its applicability to the

property type being valued and the quality and quantity of information available Based on

information contained in the Twelfth Edition of The Appraisal of Real Estate published in 2001

depending on specific appraisal assignment any of the following four methods may be used to

determine the market value of the fee simple interest of land

Sales Comparison Approach

Income Capitalization Procedures

Allocation and

Extraction

The following summaries of each method are paraphrased from the text

The first is the sales comparison approach This is process of analyzing sales of similar recently

sold parcels in order to derive an indication of the most probable sales price or value of the property

being appraised The reliability of this approach is dependent upon the availability of comparable

sales data the verification of the sales data regarding size price terms of sale etc the degree

of comparability or extent of adjustment necessary for differences between the subject and the

comparables and the absence of nontypical conditions affecting the sales price This is the

primary and most reliable method used to value land if adequate data exists

The income capitalization procedures include three methods land residual technique ground rent

capitalization and Subdivision Development Analysis discussion of each of these three techniques

is presented in the following paragraphs

The land residual method may be used to estimate land value when sales data on similar

parcels of vacant land are lacking This technique is based on the principle of balance

and the related concept of contribution which are concerned with equilibrium among the

agents of production--i.e labor capital coordination and land The land residual

technique can be used to estimate land value when building value is known or can be

accurately estimated stabilized annual net operating income to the property is known

or estimable and both building and land capitalization rates can be extracted from the

market Building value can be estimated for new or proposed buildings that represent the

highest and best use of the property and have not yet incurred physical deterioration or

functional obsolescence

The subdivision development method is used to value land when subdivision and

development represent the highest and best use of the appraised parcel In this method

an appraiser determines the number and size of lots that can be created from the

appraised land physically legally and economically The value of the underlying land is

then estimated through discounted cash flow analysis with revenues based on the

achievable sale price of the finished product and expenses based on all costs required to

complete and sell the finished product
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SAN Iws REY DOWNS APPRAISAL METHODOLOGY

The ground rent capitalization procedure is predicated upon the assumption that ground

rents can be capitalized at an appropriate rate to indicate the market value of site

Ground rent is paid for the right to use and occupy the land according to the terms of the

ground lease it corresponds to the value of the landowners interest in the land Market-

derived capitalization rates are used to convert ground rent into market value This

procedure is useful when an analysis of comparable sales of leased land indicates range

of rents and reasonable support for capitalization rates can be obtained

The allocation method is typically used when sales are so rare that the value cannot be estimated by

direct comparison This method is based on the principle of balance and the related concept of

contribution which affirm that there is normal or typical ratio of land value to property value for

specific categories of real estate in specific locations This ratio is generally more reliable when the

sublect property includes relatively new improvements The allocation method does not produce

conclusive value indications but it can be used to establish land value when the number of vacant

land sales is inadequate

The extraction method is variant of the allocation method in which land value is extracted from the

sale price of an improved property by deducting the contribution of the improvements which is

estimated from their depreciated costs The remaining value represents the value of the land Value

indications derived in this way are generally unpersuasive because the assessment ratios may be

unreliable and the extraction method does not reflect market considerations

METHODOLOGY APPLICABLE TO THE SUBJECT

For the purposes of this analysis we have utilized the sales comparison approach as this methodology

is typically used for residential land that will be held for future development The other methodologies

are used primarily when comparable land sales data is non-existent Therefore these approaches

have not been used
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SAN LiJis REY DOWNS LAND VALUE

The following map and table summarize the comparable data used in the valuation of the subject site

detailed description of each transaction is included in the addenda
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SAN Lois REV DOWNS LAND VALUE

SUMMARY OF COMPARABLE LAND SALES

Transaction Actual Sale Adjusted Sale Size Price Per

No Property Location Type Date Zoning Price Price Acres Acre

2730 East Vista Way Vista Sale Dec-10 RR1 $450000 $450000 26.12 $17228

Uninc CA

38801 Los Corralitos Road Sale Oct-10 R-A-10 Residential $4075000 $4075000 241.63 $16865

Temecula CA Agricultur

Litle Gopher Canyon Vista Sale Jul-10 A70 Semi-Rural $425000 $425000 29.78 $14271
Del Mar Bonsall Uninc CA Residential

N/S harmony Grove Rd E/O Sale Dec-09 RR.125 $3200000 $3200000 119.25 $26834

Questhaven Rd San Marcos

CA

3317 Gopher Canyon Road Sale Oct-09 A70-2 $410000 $410000 17.26 $23754

Bansall Uninc CA

S/S of Woods
Valley Road Sale Jul-09 R-R $1780000 $1780000 90.18 $19738

E/O Valley Center Rd Valley

Center CA

Subject 5772 Camino Del Rey --- --- A72 General --- --- 202.12

Bonsall California Agriculture

Transaction amount adjusted for cash equivalency and/or development costs where applicablel

Compiled by CBRE

The sales utilized represent the best data available for Comparison with the subject and were selected

from the northern San Diego and Temecula market areas These sales were chosen based upon

comparability in proximity land area and zoning designations

SUMMARY OF ADJUSTMENTS

Land Sale One

This comparable is 26.12 acre site located at 2730 East Vista Way in the sphere of interest of the

City of Vista in San Diego County The site has an irregular shape with gently rolling topography At

the time of the sale the property was vacant land with an expired map for 14 minimum -acre lots

The site is zoned RR1 which allows for development of -acre lots The County OP update will not

change the zoning or density for the property All utilities were available to the site The property sold

in December 2010 for $450000 or $1 7228 per acre

The downward adjustment for size reflects this comparables smaller land area An upward adustment

for frontage was warranted as this comparable has an inferior frontage to depth ratio Overall

downward net adlustment was warranted to the sales price indicator

Land Sale Two

This comparable is 241 .63 acre equestrian facility property located at 38801 Los Corralitos Road in

southern Temecula Riverside County The Galway Downs/Southern California Equestrian Center is

fully operational equestrian facility that is improved with race track horse stalls feed barns storage
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and maintenance buildings and other horse related improvements The site has an irregular shape

with moderately sloped topography and has frontage on two streets The site is zoned R-A-10

Residential Agriculture which allow for minimum 0-acre lots The proposed use is to hold for future

development of higher density residential use This was an REO properly that sold in October 201

for $4075000 or $1 6865 per acre

An upward adlustment was warranted for this corn parables inferior location in south Riverside County

The current zoning for this comparable is inferior to the new zoning proposed for the subject and an

upward adjustment is applied Overall an upward net adjustment was warranted to the sales price

indicator

Land Sale Three

This comparable is 29.78 acres site located on the north side of Little Gopher Canyon Road in the

community of Bonsall San Diego County The site has an irregular shape with moderately sloped

topography At the time of the sale the properly was vacant land The site is zoned A70 Semi-Rural

Residential and the proposed use is for future residential development The property sold in July

2010 for $425000 or $14271 per acre This properly is zoned A70 which allows for residential

development of minimum 4-acre lots The new San Diego County GP 2020 will not increase the

development potential for this properly

The downward adjustment for size reflects this comparables smaller land area An upward adjustment

for frontage was warranted as this comparable has frontage to secondary street The current and

proposed zoning for this comparable is inferior to the new zoning proposed for the subject and an

upward adjustment is applied Overall downward net adjustment was warranted To the sales price

indicator

Land Sale Four

This comparable is 11 9.25 acre site located on the north side of Harmony Grove Road in rural

residential community near the San Marcos city limits in San Diego County The site has an irregular

shape with moderately sloped topography At the time of the sale the properly was undeveloped

The site is zoned RR.125 which allows for minimum 8-acre lots The new San Diego County GP

2020 will not increase the development potential for this property The proposed use is to hold as

investment The property sold in December 2009 for $3200000 or $26834 per acre

downward adjustment was applied for declining market conditions since the date of sale The

downward adjustment for size reflects this comparables smaller land area An upward adjustment for

frontage was warranted as this comparable has inferior frontage to secondary street downward

adjustment was warranted for this comparables superior location in San Diego County The current

and proposed zoning for this comparable is inferior to the new zoning proposed for the subject and
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an upward adjustment is applied Overall an upward net adjustment was warranted to the sales

price indicator

Land Sale Five

This comparable is 7.26-acre site at 331 Gopher Canyon Road in the community of Bonsall in

San Diego County The site has an irregular shape with steeply sloped topography At the time of the

sale the property was vacant land The site is zoned A70-2 for development of minimum 2-acre lots

and the proposed use is for future development The property sold in October 2009 for $410000

or $23754 per acre This was an REO property that was purchased for future development of an

SFR

downward adjustment was applied for declining market conditions since the date of sale The

downward adjustment for size reflects this comparables smaller land area An upward adjustment for

frontage was warranted as this comparable has an inferior frontage to depth ratio An upward

adlustment is warranted for this comparables steeply sloping topography The current and proposed

zoning for this comparable is inferior to the new zoning proposed for the subject and an upward

adjustment is applied Overall downward net adjustment was warranted to the sales price

indicator

Land Sale Six

This comparable is 90.18 acre site located on the south side of Woods Valley Road and east of

Valley Center Road in Valley Center San Diego County The site has an shape with gently rolling

topography and was in raw condition at time of sale The site is zoned R-R which allows for 4-acre

lots and the proposed use is not known The property sold in July 2009 for $1780000 or $19738

per acre

downward adjustment was applied for declining market conditions since the date of sale An

upward adjustment was warranted for this comparables inferior location in east San Diego County

An upward adjustment for frontage was warranted as this comparable has inferior frontage to

secondary street The current zoning for this comparable is inferior to the new zoning proposed for

the subject and an upward adlustment is applied Overall downward net adjustment was

warranted to the sales price indicator

Based on our comparative analysis the following chart summarizes the adjustments warranted to each

comparable

49 cE
2O CB Rhod Eih irc
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LAND SALES ADJUSTMENT GRID

Comparable Number Subject

Transaction Type Sale Sale Sale Sale Sale Sale

Transaction Date Dec-10 Oct-10 Jul-10 Dec-09 Oct-09 Jul-09

Zoning RR1 R-A-10 A70 Semi- RR.125 A70-2 R-R A72 General

Residential Rural Agriculture

Actual Sale Price $450000 $4075000 $425000 $3200000 $410000 $1780000

Adjusted Sole Price $450000 $4075000 $425000 $3200000 $410000 $1780000

Size Acres 26.12 241.63 29.78 119.25 17.26 90.18 202.12

Size SF 1137787 10525403 1297217 5194530 751846 3928241 8804347
Price Per Acre $17228 $16865 $14271 $26834 $23754 $19738
Price Per SF $0.40 $0.39 $0.33 $0.62 $0.55 $0.45

Price Per Bldg Area $0.00 $0.00 $0.00 $0.00 $0.00 $0.00

Price Per Unit $32143 $169792 $60714 N/A N/A N/A

Price PerAC $17228 $16865 $14271 $26834 $23754 $19738

Property Rights Conveyed 0% 0% 0% 0% 0% 0%

Financing Terms 0% 0% 0% 0% 0% 0%

Conditions of Sale 0% 0% 0% 0% 0% 0%

Market Conditions Time 0% 0% 0% -13% -15% -18%

Subtotal $17228 $16865 $14271 $23346 $20191 $16185

Size -20% 0% -20% -5% -25% -10%

Shape 0% 0% 0% 0% 0% 0%

Corner 0% 0% 0% 0% 0% 0%

Frontage 5% 0% 5% 5% 5% 5%

Topography 0% 0% 0% 0% 10% 0%

Location 0% 10% 0% -10% 0% 10%

Zoning/Density 0% 15% 10% 15% 5% 10%

Utilities 0% 0% 0% 0% 0% 0%

Highest Best Use 0% 0% 0% 0% 0% 0%

Total Other Adjustments -15% 25% -5% 5% -5% 15%

Value Indication for Subject $14644 $21081 $13558 $24513 $19182 $18613

Transaction amount adjusted for cash equivalency and/or development costs where applicable

Compiled by CBRE

MARKET PART CI PANTS

During the course of the appraisal we interviewed two land brokers that specialize in the north San

Diego County market area We asked for their opinion of residential development potential and

market value of the land considering the pending General Plan revisions David Santisteven with

Colliers International believes that residential development would be the maximally profitable use of

the property when market conditions improve but warned that the Rainbow Water District sewer permit

moratorium was significant hurdle to development He indicated that speculative land value of

$1 5000 to $20000 per acre was appropriate for the property in todays market Patrick Miller with

Lee Associates opined that the potential density from the General Plan 2020 update would be

difficult to achieve because the community has no growth bias and he expects significant local

opposition to change in land use He also mentioned the sewer moratorium Despite these

development issues he estimated land value of $20000 to $25000 per acre for the property

CONCLUSION

Based on the preceding sales comparison analysis and broker opinions we hove estimated per acre

value indicator near the middle of the ranges The following table presents the valuation conclusion
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CONCLUDED LAND VALUE

Per AC Subject Acs Total

$19000 202.12 $3840280

$21000 202.12 $4244520

Indicated Value $4000000

Rounded Per AC $19790.22

Compiled by CBRE
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CONCLUSION OF VALUE

Based on the foregoing the market value of the subject has been concluded as follows

MARKET VALUE CONCLUSION

Apprasal Premise Interest Appraised Date of Value Value Conclusion

As Is Fee Simple Estate January 14 2011 $4000000

Compiled by CBRE
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ASSUMPTIONS AND LIMITING CONDITIONS

Unless otherwise specifically noted in the body of the report it is assumed that title to the property or properties

appraised is clear and marketable and that there are no recorded or unrecorded matters or exceptions to title that

would adversely affect marketability or value CBRE is not aware of any title defects nor has it been advised of any
unless such is specifically noted in the report CBRE however has not examined title and makes no representations

relative to the condition thereof Documents dealing with liens encumbrances easements deed restrictions clouds

and other conditions that may affect the quality of title have not been reviewed Insurance against financial loss

resulting in claims that may arise out of defects in the subjects title should be sought from qualified title company that

issues or insures title to real property

Unless otherwise specifically noted in the body of this report it is assumed that the existing improvements on the

property or properties being appraised are structurally sound seismically safe and code conforming that all building

systems mechanical/electrical HVAC elevator plumbing etc are in good working order with no major deferred

maintenance or repair required that the roof and exterior are in good condition and free from intrusion by the

elements that the property or properties have been engineered in such manner that the improvements as currently

constituted conform to all applicable local state and federal building codes and ordinances CBRE professionals are

not engineers and are not competent to judge matters of an engineering nature CBRE has not retained independent

structural mechanical electrical or civil engineers in connection with this appraisal and therefore makes no

representations relative to the condition of improvements Unless otherwise specifically noted in the body of the report

no problems were brought to the attention of CBRE by ownership or management CBRE inspected less than 100% of

the entire interior and exterior portions of the improvements and CBRE was not furnished any engineering studies by the

owners or by the party requesting this appraisal If questions in these areas are critical to the decision process of the

reader the advice of competent engineering consultants should be obtained and relied upon It is specifically assumed

that any knowledgeable and prudent purchaser would as precondition to closing sale obtain satisfactory

engineering report relative to the structural integrity of the property and the integrity of building systems Structural

problems and/or building system problems may not be visually detectable If engineering consultants retained should

report negative factors of material nature or if such are later discovered relative to the condition of improvements

such information could have substantial negative impact on the conclusions reported in this appraisal Accordingly if

negative findings are reported by engineering consultants CBRE reserves the right to amend the appraisal conclusions

reported herein

Unless otherwise stated in this report the existence of hazardous material which may or may not be present on the

property was not observed by the appraisers CBRE has no knowledge of the existence of such materials on or in the

property CBRE however is not qualified to detect such substances The
presence

of substances such as asbestos

urea formaldehyde foam insulation contaminated groundwater or other potentially hazardous materials may affect the

value of the property The value estimate is predicated on the assumption that there is no such material on or in the

property that would cause loss in value No responsibility is assumed for any such conditions or for any expertise or

engineering knowledge required to discover them The client is urged to retain an expert in this field if desired

We have inspected as thoroughly as possible by observation the land however it was impossible to personally inspect

conditions beneath the soil Therefore no representation is made as to these matters unless specifically considered in

the appraisal

All furnishings equipment and business operations except as specifically stated and typically considered as part of real

property have been disregarded with only real property being considered in the report unless otherwise stated Any

existing or proposed improvements on or off-site as well as any alterations or repairs considered are assumed to be

completed in workmanlike manner according to standard practices based upon the information submitted to CBRE

This report may be subject to amendment upon re-inspection of the subject subsequent to repairs modifications

alterations and completed new construction Any estimate of Market Value is as of the date indicated based upon the

information conditions and prolected levels of operation

It is assumed that all factual data furnished by the client property owner owners representative or persons designated

by the client or owner to supply said data are accurate and correct unless otherwise specifically noted in the appraisal

report Unless otherwise specifically noted in the appraisal report CBRE has no reason to believe that any of the data

furnished contain any material error Information and data referred to in this paragraph include without being limited

to numerical street addresses lot and block numbers Assessors Parcel Numbers land dimensions square footage

area of the land dimensions of the improvements gross building areas net rentable areas usable areas unit count

room count rent schedules income data historical operating expenses budgets and related data Any material error

in any
of the above data could have substantial impact on the conclusions reported Thus CBRE reserves the right to

amend conclusions reported if made aware of
any such error Accordingly the client-addressee should carefully review

all assumptions data relevant calculations and conclusions within 30 days after the date of delivery of this report and

should immediately notify CBRE of any questions or errors
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The date of value to which any of the conclusions and opinions expressed in this report apply is set forth in the Letter of

Transmittal Further that the dollar amount of any value opinion herein rendered is based upon the purchasing power

of the American Dollar on that date This appraisal is based on market conditions existing as of the date of this

appraisal Under the terms of the engagement we will have no obligation to revise this report to reflect events or

conditions which occur subsequent to the date of the appraisal However CBRE will be available to discuss the

necessity for revision resulting from changes in economic or market factors affecting the subject

CBRE assumes no private deed restrictions limiting the use of the subject in any way

Unless otherwise noted in the body of the report if is assumed that there are no mineral deposit or subsurface rights of

value involved in this appraisal whether they be gas liquid or solid Nor are the rights associated with extraction or

exploration of such elements considered unless otherwise stated in this appraisal report Unless otherwise stated it is

also assumed that there are no air or development rights of value that may be transferred

CBRE is not aware of any contemplated public initiatives governmental development controls or rent controls that

would significantly affect the value of the subject

10 The estimate of Market Value which may be defined within the body of this report is subject to change with market

fluctuations over time Market value is highly related to exposure time promotion effort terms motivation and

conclusions surrounding the offering The value estimates consider the productivity and relative attractiveness of the

property both physically and economically on the open market

11 Any cash flows included in the analysis are forecasts of estimated future operating characteristics are predicated on the

information and assumptions contained within the report Any projections of income expenses and economic

conditions utilized in this report are not predictions of the future Rather they are estimates of current market

expectations of future income and expenses The achievement of the financial projections will be affected by fluctuating

economic conditions and is dependent upon other future occurrences that cannot be assured Actual results may vary

from the projections considered herein CBRE does not warrant these forecasts will occur Projections may be affected

by circumstances beyond the current realm of knowledge or control of CBRE

12 Unless specifically set forth in the body of the report nothing contained herein shall be construed to represent any direct

or indirect recommendation of CBRE to buy sell or hold the properties at the value stated Such decisions involve

substantial investment strategy questions and must be specifically addressed in consultation form

13 Also unless otherwise noted in the body of this report it is assumed that no changes in the present zoning ordinances or

regulations governing use density or shape are being considered The property is appraised assuming that all required

licenses certificates of occupancy consents or other legislative or administrative authority from any local state nor

national government or private entity or organization have been or can be obtained or renewed for any use on which

the value estimates contained in this report is based unless otherwise stated

14 This study may not be duplicated in whole or in part without the specific written consent of CBRE nor may this report or

copies hereof be transmitted to third parties without said consent which consent CBRE reserves the right to deny

Exempt from this restriction is duplication for the internal use of the client-addressee and/or transmission to attorneys

accountants or advisors of the client-addressee Also exempt from this restriction is transmission of the report to any

court governmental authority or regulatory agency having jurisdiction over the party/parties for whom this appraisal

was prepared provided that this report and/or its contents shall not be published in whole or in part in any public

document without the express written consent of CBRE which consent CBRE reserves the right to deny Finally this

report shall not be advertised to the public or otherwise used to induce third party to purchase the property or to make

sale or offer for sale of any security as such terms are defined and used in the Securities Act of 933 as

amended Any third party not covered by the exemptions herein who may possess
this report is advised that they

should rely on their own independently secured advice for any decision in connection with this property CBRE shall

have no accountability or responsibility to any such third party

15 Any value estimate provided in the report applies to the entire property and any pro ration or division of the title into

fractional interests will invalidate the value estimate unless such pro ration or division of interests has been set forth in

the report

The distribution of the total valuation in this report between land and improvements applies only under the existing

program of utilization Component values for land and/or buildings are not intended to be used in conjunction with

any
other property or appraisal and are invalid if so used

The maps plats sketches graphs photographs and exhibits included in this report are for illustration purposes only and

are to be utilized only to assist in visualizing matters discussed within this report Except as specifically stated data

relative to size or area of the subject and comparable properties has been obtained from sources deemed accurate and

reliable None of the exhibits are to be removed reproduced or used apart from this report

18 No opinion is intended to be expressed on matters which may require legal expertise or specialized investigation or

knowledge beyond that customarily employed by real estate appraisers Values and opinions expressed presume that
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environmental and other governmental restrictions/conditions by applicable agencies have been met including but not

limited to seismic hazards flight patterns decibel levels/noise envelopes fire hazards hillside ordinances density

allowable uses building codes permits licenses etc No survey engineering study or architectural analysis has been

made known to CBRE unless otherwise stated within the body of this report If the Consultant has not been supplied

with termite inspection survey or occupancy permit no responsibility or representation is assumed or made for any

costs associated with obtaining same or for any deficiencies discovered before or after they are obtained No

representation or warranty is made concerning obtaining these items CBRE assumes no responsibility for any costs or

consequences arising due to the need or the lack of need for flood hazard insurance An agent for the Federal Flood

Insurance Program should be contacted to determine the actual need for Flood Hazard Insurance

19 Acceptance and/or use of this report constitutes full acceptance of the Contingent and Limiting Conditions and special

assumptions set forth in this report It is the responsibility of the Client or clients designees to read in full comprehend

and thus become aware of the aforementioned contingencies and limiting conditions Neither the Appraiser nor CBRE

assumes responsibility for any situation arising out of the Clients failure to become familiar with and understand the

same The Client is advised to retain experts in areas that fall outside the scope of the real estate appraisal/consulting

profession if so desired

20 CBRE assumes that the subject analyzed herein will be under prudent and competent management and ownership

neither inefficient or super-efficient

21 It is assumed that there is full compliance with all applicable federal state and local environmental regulations and

laws unless noncompliance is stated defined and considered in the appraisal report

22 No survey of the boundaries of the property was undertaken All areas and dimensions furnished are presumed to be

correct It is further assumed that no encroachments to the realty exist

23 The Americans with Disabilities Act ADA became effective January 26 1992 Notwithstanding any discussion of

possible readily achievable barrier removal construction items in this report CBRE has not made specific compliance

survey and analysis of this property to determine whether it is in conformance with the various detailed requirements of

the ADA It is possible that compliance survey
of the property together with detailed analysis of the requirements of

the ADA could reveal that the property is not in compliance with one or more of the requirements of the ADA If so this

fact could have negative effect on the value estimated herein Since CBRE has no specific information relating to this

issue nor is CBRE qualified to make such an assessment the effect of any possible nan-compliance with the

requirements of the ADA was not considered iii estimating the value of the subject

24 Client shall not indemnify Appraiser or hold Appraiser harmless unless and only to the extent that the Client

misrepresents distorts or provides incomplete or inaccurate appraisal results to others which acts of the Client

approximately result in damage to Appraiser Notwithstanding the foregoing Appraiser shall have rio obligation under

this Section with respect to any loss that is caused solely by the active negligence or willful misconduct of Client and is

not contributed to by any act or omission including any failure to perform any duty imposed by law by Appraiser

Client shall indemnify and hold Appraiser harmless from
any claims expenses judgments or other items or costs arising

as result of the Clients failure or the failure of any of the Clients agents to provide complete copy
of the appraisal

report to any third party In the event of any litigation between the parties the prevailing party to such litigation shall be

entitled to recover from the other reasonable attorney fees and costs

25 The report is for the sole use of the client however client may provide only complete final copies of the appraisal

report in its entirety but not component parts to third parties who shall review such reports in connection with loan

underwriting or securitization efforts Appraiser is not required to explain or testify as to appraisal results other than to

respond to the client for routine and customary questions Please note that our consent to allow an appraisal report

prepared by CBRE or portions of such report to become part of or be referenced in any public offering the granting of

such consent will be at our sole discretion and if given will be on condition that we will be provided with an

Indemnification Agreement and/or Non-Reliance letter in form and content satisfactory to us by party satisfactory to

us We do consent to your submission of the reports to rating agencies loan participants or your
auditors in its entirety

but not component parts without the need to provide us with an Indemnification Agreement and/or Non-Reliance

letter

26 As port of the clients requested scope of work an estimate of insurable value is provided herein CBRE has followed

traditional appraisal standards to develop reasonable calculation based upon industry practices and industry accepted

publications such as the Marshal Valuation Service handbook The methodology employed is derivation of the cost

approach which is primarily used as an academic exercise to help support the market value estimate and therefore is

not reliable for Insurable Value estimates Actual construction costs and related estimates can vary greatly from this

estimate

This analysis should not be relied upon to determine
proper insurance coverage which can only be properly estimated

by consultants considered experts in cost estimation and insurance underwriting It is provided to aid the

client/reader/user as part of their overall decision making process and no representations or warranties are made by
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CBRE regarding the accuracy of this estimate and it is strongly recommend that other sources be utilized to develop any

estimate of insurable value
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assessed value Assessed value applies in ad valorem

taxation and refers to the value of property according to

the tax rolls Assessed value may not conform to market

value but it is usually calculated in relation to market

value base

cash equivalency The procedure in which the sale

prices of comparable properties sold with atypical

financing are adjusted to reflect typical market terms

contract rent The actual rental income specified in

lease

disposition value The most probable price which

specified interest in real property is likely to bring under

all of the following conditions Consummation of

sale will occur within limited future marketing period

specified by the client The actual market conditions

currently prevailing are those to which the appraised

property interest is subject The buyer and seller is

each acting prudently and knowledgeably The seller

is under compulsion to sell The buyer is typically

motivated Both parties are acting in what they

consider their best interests An adequate marketing

effort will be made in the limited time allowed for the

completion of sale Payment will be made in cash in

U.S dollars or in terms of financial arrangements

comparable thereto and The price represents the

normal consideration for the property sold unaffected by

special or creative financing or sales concessions granted

by anyone associated with the sale.t

effective rent The rental rate net of financial concessions

such as periods of no rent during the lease term may be

calculated on discounted basis reflecting the time value

of money or on simple straight-line basis

excess land In regard to an improved site the land not

needed to serve or support the existing improvement In

regard to vacant site or site considered as though

vacant the land not needed to accommodate the sites

primary highest and best use Such land may be

separated from the larger site and have its own highest

and best use or it may allow for future expansion of the

existing or anticipated improvement See also surplus

land.t

extraordinary assumption An assumption directly

related to specific assignment which if found to be

false could alter the appraisers opinions or conclusions

Extraordinary assumptions presume as fact otherwise

uncertain information 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

See a/so hypothetical condition

fee simple estate Absolute ownership unencumbered by

any other interest or estate subject only to the limitations

imposed by the governmental powers of taxation eminent

domain police power and escheat

floor area ratio FAR The relationship between the

above-ground floor area of building as described by

the building code and the area of the plot on which it

stands in planning and zoning often expressed as

decimal e.g ratio of 2.0 indicates that the permissible

floor area of building is twice the total land area also

called building-to-land ratio

full service lease lease in which rent covers all

operating expenses Typically full service leases are

combined with an expense stop the expense level

covered by the contract lease payment Increases in

expenses above the expense stop level are passed

through to the tenant and are known as expense pass

throughs

going concern value Going concern value is the value

of proven property operation It includes the

incremental value associated with the business concern

which is distinct from the value of the real estate only

Going concern value includes an intangible enhancement

of the value of an operating business enterprise which is

produced by the assemblage of the land building labor

equipment and marketing operation This process

creates an economically viable business that is expected

to continue Going concern value refers to the total value

of property including both real property and intangible

personal property attributed to the business value

gross building area GBA The total floor area of

building including below-grade space but excluding

unenclosed areas measured from the exterior of the

walls Gross building area for office buildings is

computed by measuring to the outside finished surface of

permanent outer building walls without any deductions

All enclosed floors of the building including basements

mechanical equipment floors penthouses and the like

are included in the measurement Parking spaces and

parking garages are excluded

hypothetical condition That which is contrary to what

exists but is supposed for the
purpose

of analysis

Hypothetical conditions assume conditions contrary to

known facts 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

See a/so extraordinary assumption

investment value Investment value is the value of an

investment to particular investor based on his or her

investment requirements In contrast to market value

investment value is value to an individual not value in the

marketplace Investment value reflects the subjective

relationship between particular investor and given

investment When measured in dollars investment value

is the price an investor would pay for an investment in

light of its perceived capacity to satisfy his or her desires
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needs or investment goals To estimate investment value

specific investment criteria must be known Criteria to

evaluate real estate investment are not necessarily set

down by the individual investor they may be established

by an expert on real estate and its value that is an

appraiser

leased fee

See leased fee estate

leased fee estate An ownership interest held by

landlord with the right of use and occupancy conveyed by

lease to others The rights of the lessor the leased fee

owner and the leased fee are specified by contract terms

contained within the lease.t

leasehold

See leasehold estate

leasehold estate The interest held by the lessee the

tenant or renter through lease conveying the rights of

use and occupancy for stated term under certain

conditions.t

liquidation value The most probable price which

specified interest in real property is likely to bring under

all of the following conditions Consummation of

sale will occur within severely limited future marketing

period specified by the client The actual market

conditions currently prevailing are those to which the

appraised property interest is subject The buyer is

acting prudently and knowledgeably The seller is

under extreme compulsion to sell The buyer is typically

motivated The buyer is acting in what he or she

considers his or her best interests limited marketing

effort and time will be allowed for the completion of

sale Payment will be made in cash in U.S dollars or in

terms of financial arrangements comparable thereto and

The price represents the normal consideration for the

property sold unaffected by special or creative financing

or sales concessions granted by anyone associated with

the sale

market rent The most probable rent that property

should bring in competitive and open market reflecting

all conditions and restrictions of the specified lease

agreement including term rental adlustment and

revaluation permitted uses use restrictions and expense

obligations the lessee and lessor each acting prudently

and knowledgeably and assuming consummation of

lease contract as of specified date and the passing of

the leasehold from lessor to lessee under conditions

whereby lessee and lessor are typically motivated

both parties are well informed or well advised and acting

in what they consider their best interests reasonable

time is allowed for exposure in the open market the

rent payment is made in terms of cash in U.S dollars and

is expressed as an amount per time period consistent with

the payment schedule of the lease contract and the

rental amount represents the normal consideration for the

property leased unaffected by special fees or concessions

granted by anyone associated with the transaction

market value Market value is one of the central

concepts of the appraisal practice Market value is

differentiated from other types of value in that it is created

by the collective patterns of the market Market value

means the most probable price which property should

bring in competitive and open market under all

conditions requisite to fair sale the buyer and seller

each acting prudently and knowledgeably and assuming

the price is not affected by undue stimulus Implicit in this

definition is the consummation of sale as of specified

date and the passing of title from seller to buyer under

conditions whereby reasonable time is allowed for

exposure in the open market Both parties are well

informed or well advised and acting in what they

consider their own best interests Buyer and seller are

typically motivated Payment is made in terms of cash

in U.S dollars or in terms of financial arrangements

comparable thereto and The price represents the

normal consideration for the property sold unaffected by

special or creative financing or sales concessions granted

by anyone associated with the sale.t

marketing period The time it takes an interest in real

properly to sell on the market subsequent to the date of

an appraisal

net lease Lease in which all or some of the operating

expenses are paid directly by the tenant The landlord

never takes possession of the expense payment In

Trip/e Net Lease all operating expenses are the

responsibility of the tenant including property taxes

insurance interior maintenance and other miscellaneous

expenses However management fees and exterior

maintenance are often the responsibility of the lessor in

triple net lease modified net lease is one in which

some expenses are paid separately by the tenant and

some are included in the rent

net rentable area NRA The area on which rent is

computed The Rentable Area of floor shall be

computed by measuring to the inside finished surface of

the dominant portion of the permanent outer building

walls excluding any major vertical penetrations of the

floor No deductions shall be made for columns and

projections necessary to the building Include space such

as mechanical room janitorial room restrooms and

lobby of the floor

occupancy rate The relationship or ratio between the

income received from the rented units in property and

the income that would be received if all the units were

occupied.t

prospective value opinion forecast of the value

expected at specified future date prospective value

opinion is most frequently sought in connection with real

estate projects that are proposed under construction or

under conversion to new us or those that have not
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achieved sellout or stabilized level of long-term

occupancy at the time the appraisal report is written

reasonable exposure time The estimated length of

time the property interest being appraised would have

been offered on the market prior to the hypothetical

consummation of sale at market value on the effective

date of the appraisal retrospective opinion based upon

an analysis of past events assuming competitive and

open market

rent

See

full service lease

net lease

market rent

contract coupon face or nominal rent

effective rent

shell rent The typical rent paid for retail office or

industrial tenant space based on minimal shell interior

finishes called plain vanilla finish in some areas Usually

the landlord delivers the main building shell space or

some minimum level of interior build-out and the tenant

completes the interior finish which can include wall

ceiling and floor finishes mechanical systems interior

electric and plumbing Typically these are long-term

leases with tenants paying all or most property expenses

surplus land Land not necessary to support the highest

and best use of the existing improvement but because of

physical limitations building placement or neighborhood

norms cannot be sold off separately Such land may or

may not contribute positively to value and may or may not

accommodate future expansion of an existing or

anticipated improvement See a/so excess land

usable area The area actually used by individual

tenants The Usable Area of an office building is

computed by measuring to the finished surface of the

office side of corridor and other permanent walls to the

center of partitions that separate the office from adjoining

usable areas and to the inside finished surface of the

dominant portion of the permanent outer building walls

Excludes areas such as mechanical rooms janitorial

room restrooms lobby and
any major vertical

penetrations of multi-tenant floor

use value Use value is concept based on the

productivity of an economic good Use value is the value

specific property has for specific use Use value

focuses on the value the real estate contributes to the

enterprise of which it is part without regard to the

propertys highest and best use or the monetary amount

that might be realized upon its sale

value indication An opinion of value derived through

application of the appraisal process

The Appraisal of Real Estate Thirteenth Edition Appraisal

Institute 2008

The Dictionary of Real Estate Appraisal Fourth Edition

Appraisal Institute 2002

Office of Comptroller of the Currency 0CC 12 CFR Part

34 Subpart Appraisals 34.42 Office of Thrift

Supervision OTS 12 CFR 564.2
Appraisal

Institute

The Dictionary of Real Estate Appraisal ed Chicago

Appraisal Institute 2002 177-178 This is also compatible

with the RTC FDIC FRS and NCUA definitions of market

value as well as the example referenced in the Uniform

Standards of Professional Appraisal Practice USPAP

2000 BOMA Experience Exchange Report

Income/Expense Analysis for Office Buildings Building
Owners and Managers Association 2000

Statement on Appraisal Standard No Appraisal

Standards Board of The Appraisal Foundation September

16 1993 revised June 15 2004
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ADDENDUM

LAND SALE DATA SHEETS
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SPEC-HOLDING LAND SALE No

RRI Zoned Residential Land

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

1212010

months

City National Bank

Barbes Family 2008 Trust

712785

$450000

Cash to Seller

$450000

$0

$450000

Matt Weaver Lee and Associates

760-929-9700

This property is located in the sphere of interest of the City of Vista in San Diego County This property is zoned RR1 which allows

for residential development of minimum one acre lots This is an REO property that had been on the market approximately

months prior to sale Elevation allows for some views from this site

Location Data

Location 2730 East Vista Way

Vista UnincCA 92084

County San Diego

Assessors Parcel No 170-151-08

Atlas Ref 1067-J7

Physical Data

Type Spec-Holding

Land Area Gross Usable

Acres 26.1200 26.1200

Square Feet 1137787 1137787

Topography Gently Rolling

Shape Irregular

Utilities To Site

Zoning RRI

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units 14

Max FAR N/A

Frontage East Vista Way Mason Road

Analysis

Vacant Land

Future Development

$17228

$0.40

$32143

N/A
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Gaiway Downs

SPEC-HOLDING LAND SALE No

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

10/2010

N/A

East West Bank

SFT Realty Rockaway LLC

492218

$4075000

Cash to Seller

$4075000

$0

$4075000

David Rosenthal 818-787-3077

Korek Land Co

The Galway Downs/Southern California Equestrian Center is fully operational equestrian facility locatedf in southern Temecula

Riverside County THe property is improved with race track horse stalls feed barnsstorage and maintenance buildings and

other equestrian related facilities The site was purchased as future development opportunity

Location Data

Location 38801 Los Corralitos Road

TemeculaCA 92592

County Riverside

Assessors Parcel No 927-160-001 002

Atlas Ref 980-DI

Physical Data

Type Spec-Holding

Land Area Gross Usable

Acres 241.6300 241.6300

Square Feet 10525403 10525403

Topography Moderate Slope

Shape Irregular

Utilities To Site

Zoning R-A-1 Residential Agricultur

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units 24

Max FAR

Frontage Los Caballos Road Pauba Road

Analysis

97./5

Equestrian facility

Future Development

$16864

$0.39

$169792

N/A



SPEC-HOLDING LAND SALE No

Little Gopher Canyon Site

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

7/2010

N/A

Ardo Trust

Thomas Lee et al

511866

$425000

Cash to Seller

$425000

$0

$425000

David Santisteven 858-677-5314

Colliers

This property is located on the north side of Little Gopher Canyon Road in the community of Bonsall This property is zoned A70

which allows for residential development of minimum 4-acre lots Elevation allows for some views from this site

Location Data

Location Litle Gopher Canyon Vista Del Mar

Bonsall UnincCA 92084

County San Diego

Assessors Parcel No 126-210-12 13

Atlas Ref 1068-B5

Physical Data

Type Spec-Holding

Land Area Gross Usable

Acres 29.7800 29.7800

Square Feet 1297217 1297217

Topography Moderate Slope

Shape Irregular

Utilities To Site

Zoning A70 Semi-Rural Residential

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units

Max FAR

Frontage Little Gopher Canyon Road Vista

Del Mar

Analysis

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Vacant Land

Future Development

$14271

$0.33

$60714

N/A
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SPEC-HOLDING LAND SALE No.4

Rural Residential Zoned Land 119.25 Acres

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Undeveloped

Hold as Investment

$26834

$0.62

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Ad Sale Price

Verification

Sale

12/2009

N/A

Family Stations Inc

Escondido Creek Conservancy

698918

$3200000

Not Available

$3200000

$0

$3200000

Public Records Yeshi Robinson

Listing Broker 619 465-6342

This comparable consists of 119.25-acre parcel on the north side of Harmony Grove Road in rural residential community near

the San Marcos city limits The zoning is RR.125 which allows for acre minimum-sized lots The site is undeveloped and has

varying topography which allows for expansive territorial and ocean views to the west The asking price was quoted as range

from $3500000 to $4000000 The final sales price was $3200000 APN 679-130-05

Location Data

Location N/S Harmony Grove Rd E/O

San MarcosCA 92029

County San Diego

Assessors Parcel No 679-130-05

Atlas Ref 149-Al

Physical Data

Type Spec-Holding

Land Area Gross Usable

Acres 119.2500 119.2500

Square Feet 5194530 5194530

Topography Moderate Slope

Shape Irregular

Utilities None to Site

Zoning RR.125

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units N/A

Max FAR

Frontage N/A

Analysis

N/A

N/A
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SPEC-HOLDING LAND SALE No

Gopher Canyon

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Vacant Land

Future Development

$23754

$0.55

N/A

N/A

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

10/2009

N/A

CIX Mortgage

Au Fouladi

588464

$410000

Cash to Seller

$410000

$0

$410000

Kathie Young 619-964-8907

This property is located in the community of Bonsall in San Diego County This property is zoned A70-2 for development of

minimum 2-acre lots This was an REQ property that was purchased for future development of an SFR

Location Data

Location 3317 Gopher Canyon Road

Bonsall UnincCA 92084

County San Diego

Assessors Parcel No 172-014-19

Atlas Ref 1068-F6

Physical Data

Type Spec-Holding

Land Area Gross Usable

Acres 17.2600 17.2600

Square Feet 751846 751846

Topography Steep Slope

Shape Irregular

Utilities lo Site

Zoning A70-2

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units NIA

Max FAR

Frontage Gopher Canyon

Analysis

ji
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SPEC-HOLDING LAND SALE No

Woods Valley

Use At Sale

Proposed Use or Dev

Price Per Acre

Price Per SF of Land

Price Per Unit

Price Per SF of Bldg

Comments

Sale Data

Transaction Type

Date

Marketing Time

Grantor

Grantee

Document No
Sale Price

Financing

Cash Eq.Price

Onsite/Offsite Costs

Adj Sale Price

Verification

Sale

7/2009

N/A

Cobb Family Trust

San Pasqual Band of Mission

450739

$1780000

Cash to Seller

$1780000

$0

$1780000

Public Records Grant Deed

This is the sale of 90.18 acres of raw land located on the south side of Woods Valley Road and east of Valley Center Road Valley

Center San Diego County CA The current zoning is for rural residential

Location Data

Location S/S of Woods Valley Road EIO

Valley CenterCA 92082

County San Diego

Assessors Parcel No 189-171-04

Atlas Ref 1091-A5

Physical Data

Type Spec-Holding

Land Area Gross Usable

Acres 90.1800 90.1800

Square Feet 3928241 3928241

Topography Gently Rolling

Shape Lshape

Utilities To the Site

Zoning R-R

Allowable Bldg Area N/A

Floor Area Ratio N/A

No of units N/A

Max FAR

Frontage Woods Valley Road

Analysis

Raw

N/A

$19738

$0.45

N/A

N/A
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Recorded Request Of

FIDELITY NATIONAL TITLE 53
SAN DIEGO OFFICE

This Instrument Was Prepared By

..Rord-and Retum-t

Jason Post Esq
Stearns Weaver Miller Weissler Aihadeff

Sitterson P.A

150 Flagler Street

Suite 2200

Miami Florida 33130
Record and Return to

Renec Holly

Fidelity National Title

1800 Parkway Place Suitc 700

Marietta GA 30067

File No mit-i Y1I

RESERVED

SPECIAL WARRANTY DEED

THIS SPECIAL WARRANTY DEED made this day of June 2007 by SLRD

THOROUGHBRED TRAINING CENTER INC Delaware corporation having its principal

place of business at do Magna Entertainment Corp 337 Magna Drive Aurora Ontario

L407A9 hereinafter called the Grantor and 20005 Delaware Inc Delaware corporation

whose address is do MI Developments Inc 455 Magna Drive Aurora Ontario Canada L40

7A9 hereinafter called the Grantee

Wherever used herein the terms Grantor and Grantee include all the parties to this

instrument and the heirs legal representatives and assigns of individuals and the

successors and assigns of corporations

WITNESSETH that the Grantor for and in consideration of the sum of Ten $10.00
Dollars and other good and valuable considerations the receipt and sufficiency of which is

hereby acknowledged by these presents does hereby grant bargain sell alien remise release

convey and confirm unto the Grantee all that certain land situate lying in San Diego County

California to-wit

See Exhibit attached hereto

TOGETHER with all tenements hereditaments and appurtenances thereto belonging or in

anywise appertaining

TO HAVE AND TO HOLD the same unto Grantee in fee simple

Grantor hereby covenants with said Grantee that Grantor is lawfiilly seized of said land in

fee simple that Grantor has good right and lawful authority to sell and convey said land that

Grantor hereby fully warrants the title to said land and will defend the same against the lawful

claims of all persons claiming by through or under Grantor

2J CL3 Rod Inc
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3s
San Luis key Downs 5772 Cainino Del Rey Bonsall California

Legal Description

Parcel

All that portion of the Northwest Quarter of thŁNöthäas Oiiarte of Section 28 Townali ip10 South Range West San Bernardino Meridian In the County of San Diego State of
California according to the Official Mat thereof lying Northerly of the centerline of Road
Survey No 106 as described In Deeds to the County of San Diego recorded May 141897 In Book 257 Page 284 April 1897 in Book 257 Page 286 and June 11 1897 in
Book 263 Page 109 all of Deeds

Excepting therefrom that portion of the above described Parcel of Land described as
follows

Beginning at the point of intersection of the centerline of said Road Survey No 106 wIth
the East line of said Northwest Quarter of the Northeast Quarter said point of Intersection
being also point in the arc of 150.00 foot radius curve concave Southerly in said
centerline radial of which bears North 093955 East to said point of intersection
thence Westerly along said centerline and along said curve through central angle of21 715a thstanco of 32.17 feet to the Point of Tangency thence South 872240
West 218.27 feet thence continuing along said centerline North 8731 40w West 80.12
feet to an Intersection with line drawn parallel with and 330.00 feet Westerly at right
angles from the East line of said Northwest Quarter of the Northeast Quarter thence along
said parallel line North 01 o00I4O East 118334 feet to the North line of said Northwest
Quarter of the Northeast Quarter thence along said North line South 895120 East330.04 feet to the Northeast corner of said Northwest Quarter of the Northeast Quarterthence along the East line of said Northwest Quarter of the Northeast Quarter South
01 OO040e West 1177.95 feet to the Point of Beginning

Parcel

All that portion of the South Half of the Southwest Quarter of Section 21 with that portionof Th North Half of the Northwest Quarter of Section 28 Township 10 South RangeWest San Bernardino Base and Meridian In the County of San Diego State of California
according to United States Government Survey thereof and more particularly as shown on
Record Survey Map No 6957 on file In the Office of the Recorder of said San DIegoCounty described as whole as follows

Beginning at the North Quarter corner of said Section 28 thence South 03743 West
along the North and South centerline of said Section 1040.60 feet to apoint in the
centerline of Cemino Del Ray formerly Moose Canyon Road as shown on said Record of
Survey Map No 6957 thence Northwesterly along said centerline as shown on said Map
as follows North 771045Wet 509.B0feet North 68lSSO West 812.41 feet
North 602040 West 60.70 feet to an Intersection with the North and South centerline
of the Northwest Quarter of said Section 28 thence leaving the centerline of Camino Del
Rey North 041 37 East along said North and South centerline 601.62 feet to the
Northeast corner of the Northwest Quarter of the Northwest Quarter of said Section
thence North 89 4640 West along the North line thereof 962.03 feet to an intersection
with the aforementioned centerline of Camino Del Ray thence North 565504 West
along said center line 264.82 feet thence leaving said centerline North 79 009S26U East
890.24 feet thence South 7557lS East 891 .88 feet thence North 6941lO East
305.95 feet thence North 43112OEat 403.14 feet thence North 920lO West
361.48 feet thence North 1555lO East 189.03 feet thence North 781730 East
218.69 feet to point in the East line of the said South Half of the Southwest Quarter of
said Section 21 said point being South O5420 West 236.23 feet from the NoJt
corner of safd9otstft-P1sff thence Soinf 54TZO fa1oiisfst hne 1087 48 feetthPöihfi
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San Luis Rey Dawns legal description

Parcel

ficth at portion of Section 21 that
portion of the North 1/2 of the Northwest Quarter of Section 28 all In Township 10 South
Range West San Bernardino Base and Meridian in the County of San Diego State of
California accordinG to Official Piat thereof and more particularly at shown on Record of
Survey Map No 6957 on file in the Office of the County Recorder of San Diego County
described as whole as follows

Beginning at the North Quarter corner of said Section 28 thence South O03743 West
along the North and South center line of said Section 1040.60 feet to point In the center
line of Camino Del Roy formerly Moose Canyon Road as shown on said Record of Survey
Map No 6957 thence Northwesterly along said center line as shown on said Map as
follows North 7701 045 West 509.80 feet North 68 550 West 812.41 foot North
60020140 West 60.70 feet to an Intersection with the North and South corner line of the
Northwest Quarter of said Section 28 thence leaving the center line of Camino Del Roy
North 041 37 East along said North and South center line 601.62 feet to the Northeast
corner of the Northwest Quarter of the Northwest Quarter of said Section thence North
69046140 West along the North fine thereof 982.03 feet to an intersection with the
aforementioned center line of Camino Del Roy thence along said center line as follows
North 56055104 West along said center lIne 264.82 feet to tangent 1000 foot radius
curve concave Northeasterly Northwesterly along said curve through an angle of
1959OS distance of 348.75 feet tangent to said curve North 365555Wost
649.67 feet to the beginning of tangent curve concave Southwesterly and having
radius of 1000.01 feet Northwesterly along the arc of said curve through central angle
of 308 an arc distance of 229.18 feet tangent to said curve North 500355 West
506.20 feet to the beginning of tangent curve concave Southwesterly and having
radius of 1000.00 feet Northwesterly along the arc of said curve through central angle

3055j5 an arc distance of 68.36 feet tangent to said curve North 5359 West1
197.21 feet to the beginning of tangent curve concave Southerly end having radius of
1000.03 feet Northwesterly Westerly and Southwesterly along the arc of said curve
through centralangle of 640391TOan arc distance ofi 128.22feet to point radial
line to said point beers North 28 38lO West thence leaving said center line Northerly
along the Center Ilno of Lilac Road as traveled es-shown onä1d Record of Survey Map
No 6957 56.46 feet to the Northerlyilne of said Camino Del Rey being the Southerly
boundary of the land described In Parcel in Deed to David Thomas et ux recorded
July 15 1971 as Document No 153740 of Official Records thence in an Easterly
direction along the Northerly line of said Carnino Del Roy to the most Westerly corner of
San Luls Roy Downs Townhouses Unit No accordIng to Mop thereof No 6468 fIled in

the Office of County Recorder of San Diego County thence along the Southwesterly
boundary of said Unit No Southeasterly along the arc of 1051.03 foot radius curve
153.56 feet to an angle point thence along the boundary of said Map No 6468 in

general Northerly and Northeasterly direction to and along the Southeasterly boundary of
Camino Del Cielo as shown on said Map to the most Northwesterly corner of Lot of said

Map No 6468 thence in general Southerly and Southeasterly direction along the

Westerly and Southwesterly boundary of said Lot to the most Southerly corner of said
Lot thence along the Southeasterly boundary of said Lot North 7351OO East
146.29 feet to an angle point and North 271623 East 47.43 feet to an angle point

being the Northwest corner of the Southeast Quarter of the Southwest Quarter of said

Section 21 thence South 8947l East 1311.27 feet to the Northeast corner of said

Southeast Quarter of the Southwest Quarter thence along the East line of said Southwest

quarter of Section 21 South 0054120 West 1323.71 feet to the Point of Beginning

Excepting therefrom all that portion described as follows

All that portion of the South Half of the Southwest Quarter of Section 21 with that portion

3West Sart 8ernardMo8aseand

according to United States Government Survey thereof and more particularly as shown on

201 CS Richod 000 Ir



5LLf

San Luis Rej Downs 1ca1 description
Record of Survey Map 6987 on file in the Office of the Recorder of said San DlgoCounty -describid as whole- aSiollw ..

Beginning at the North Quarter corner of tid Section 28 thence South 03743 Westalong the North and South center line of said SectIon 1040.60 feet to point In the centerIOf.CatniflODReyffomqfy Moose Carrron Road 5j ordótSurvóyMap No 6957 thence Northwest4y along said center lbas shown on said Map asfollows North 77 1045m West 509.80 feet pj0..j 90 t550 West 812.41 feat North80204o West 60.70 feet to en interectin with the North and South center line of theNorthwest Quarter of said SectIon 20 thence leaving the center line of Cemino Del flayNOCthO4137Ea3t along said North and South Cantor line 801.82 feet to the Northeastcorner of th Northwest Quarter of the Northwest Quarter of said Section thence NonJi094640 Weal along the North line thereof 982.03 test to an Intersection with theaforementIoned center line of CemIno Del Roy thence North S65SO4 West along saidcenter line 264.82 tests thence leaving said centerline North 79O926Et 890.24feet thence South l57156a tO9lj8feet thence North O941i0Ee 305.9feet thence North 4361120EUt4O3.14ft thence North 9020ioWg 381.48foot thence North l$55IOEast l89.03 feet thence North lS173Qt 218.89fe.t to point In the East line of the sAId South Neff of the Southwest Quarter of saidSection 21 saId point being South 054ZO West 238.23 feet from the Northeast conerof said SouthHeIf thenc South 05420 West along said Eest lIne 1087.48 feet to thePoint of Beginning

Aseessore Parcel No 127-480-010304050607 12 13 128-060-6759614127-o1o-49
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San Diego
Place of Execution

certify under penalty of perjury that this material is true copy of the original

material contained in this document

/- 2e7
Date

Rec Fcim.1 e.11.03

Type or Print Name

TRUE COPY CERTWiCATON

Government Code 27361.7
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Order No 07-2919412

EXHIBIT ONE
Parcel

All that portion of the Northwest Quarter of the Northeast Quarter of Section 28 Township
10 South Range West San Bernardino Meridian in the County of San Diego State of

California according to the Official Plat thereof lying Northerly of the centerline of Road
Survey No 106 as described in Deeds to the County of San Diego recorded May 14
1897 in Book 257 Page 284 April 1897 in Book 257 Page 286 and June 11 1897 in

Book 263 Page 109 all of Deeds

Excepting therefrom that portion of the above described Parcel of Land described as
follows

Beginning at the point of intersection of the centerline of said Road Survey No 106 with
the East line of said Northwest Quarter of the Northeast Quarter said point of intersection

being also point in the arc of 150.00 foot radius curve concave Southerly in said

centerline radial of which bears North 093955 East to said point of intersection
thence Westerly along said centerline and along said curve through central angle of

121715a distance of 32.l7feet to the Point of Tangency thence South 872240
West 218.27 feet thence continuing along said centerline North 873140 West 80.12
feet to an intersection with line drawn parallel with and 330.00 feet Westerly at right

angles from the East line of said Northwest Quarter of the Northeast Quarter thence along
said parallel tine North 01 ooo4ouI East 1183.34 feet to the North line of said Northwest
Quarter of the Northeast Quarter thence along said North line South 8951 20 East
330.04 feet to the Northeast corner of said Northwest Quarter of the Northeast Quarter
thence along the East line of said Northwest Quarter of the Northeast Quarter South
01 0OoI4O West 1177.95 feet to the Point of Beginning

Parcel

All that portion of the South Half of the Southwest Quarter of Section 21 with that portion
of the North Half of the Northwest Quarter of Section 28 Township 10 South Range
West San Bernardino Base and Meridian in the County of San Diego State of California

according to United States Government Survey thereof and more particularly as shown on
Record Survey Map No 6957 on file in the Office of the Recorder of said San Diego
County described as whole as follows

Beginning at the North Quarter corner of said Section 28 thence South 03743 West
along the North and South centerline of said Section 1040.60 feet to point in the
centerline of Camino Del Ray formerly Moosa Canyon Road as shown on said Record of

Survey Map No 6957 thence Northwesterly along said centerline as shown on said Map
as follows North 771O45West 509.80 feet North 681550 West 812.41 feet
North 602040 West 60.70 feet to an intersection with the North and South centerline

of the Northwest Quarter of said Section 28 thence leaving the centerline of Camino Del

Rey North 041 37 East along said North and South centerline 601.62 feet to the

Northeast corner of the Northwest Quarter of the Northwest Quarter of said Section
thence North 894640 West along the North line thereof 962.03 feet to an intersection

with the aforementioned centerline of Camino Del Rey thence North 56 o55o4N West

along said center line 264.82 feet thence leaving said centerline North 790926 East
890.24 feet thence South 7557l East 891.88 feet thence North 6941 10 East

305.95 feet thence North 43011 20 East 403.14 feet thence North 920 10 West
361 .48 feet thence North 15 055k 10 East 189.03 feet thence North 7801 730 East

218.69 feet to point in the East line of the said South Half of the Southwest Quarter of

said Section 21 said point being South 05420 West 236.23 feet from the Northeast

corner of said South Half thence South 05420 West along said East line 1087.48 feet

to the Point of Beginning

Rev 11117104
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Order No 07-2919412

Parcel

All that portion of the east 1/2 of Section 20 and that portion of Section 21 and that
portion of the North 1/2 of the Northwest Quarter of Section 28 all in Township 10 South
Range West San Bernardino Base and Meridian in the County of San Diego State of
California according to Official Plat thereof and more particularly as shown on Record of

Survey Map No 6957 on file in the Office of the County Recorder of San Diego County
described as whole as follows

Beginning at the North Quarter corner of said Section 28 thence South 03743 West
along the North and South center line of said Section 1040.60 feet to point in the center
line of Camino Del Rey formerly Moose Canyon Road as shown on said Record of Survey
Map No 6957 thence Northwesterly along said center line as shown on said Map as
follows North 771O45West 509.80feet North 68155OWest 812.41 feet North
602040 West 60.70 feet to an intersection with the North and South center line of the
Northwest Quarter of said Section 28 thence leaving the center line of Cam mo Del Rey
North 041 37 East along said North and South center line 601.62 feet to the Northeast
corner of the Northwest Quarter of the Northwest Quarter of said Section thence North
894640 West along the North line thereof 962.03 feet to an intersection with the
aforementioned center line of Camino Del Rev thence along said center line as follows
North 565504 West along said center line 264.82 feet to tangent 1000 foot radius

curve concave Northeasterly Northwesterly along said curve through an angle of
195909a distance of 348.75 feet tangent to said curve North 365555 West
649.67 feet to the beginning of tangent curve concave Southwesterly and having
radius of 1000.01 feet Northwesterly along the arc of said curve through central angle
of 1308an arc distance of 229.18 feet tangent to said curve North 500355 West
506.20 feet to the beginning of tangent curve concave Southwesterly and having
radius of 1000.00 feet Northwesterly along the arc of said curve through central angle
of 35505 an arc distance of 68.36 feet tangent to said curve North 5359 West
197.21 feet to the beginning of tangent curve concave Southerly and having radius of
1000.03 feet Northwesterly Westerly and Southwesterly along the arc of said curve
through central angle of 6439lOan arc distance of 1128.22 feet to point radial
line to said point bears North 2838lO West thence leaving said center line Northerly
along the center line of Lilac Road as traveled as shown on said Record of Survey Map
No 6957 56.46 feet to the Northerly line of said Camino Del Rey being the Southerly
boundary of the land described in Parcel in Deed to David Thomas et ux recorded

July 15 1971 as Document No 153740 of Official Records thence in an Easterly
direction along the Northerly line of said Camino Del Rey to the most Westerly corner of
San Luis Rey Downs Townhouses Unit No according to Map thereof No 6468 filed in

the Office of County Recorder of San Diego County thence along the Southwesterly
boundary of said Unit No Southeasterly along the arc of 1051 .03 foot radius curve
153.55 feet to an angle point thence along the boundary of said Map No 6468 in

general Northerly and Northeasterly direction to and along the Southeasterly boundary of
Camino Del Cielo as shown on said Map to the most Northwesterly corner of Lot of said

Map No 6468 thence in general Southerly and Southeasterly direction along the

Westerly and Southwesterly boundary of said Lot to the most Southerly corner of said
Lot thence along the Southeasterly boundary of said Lot North 7351OO East
146.29 feet to an angle point and North 271623 East 47.43 feet to an angle point
being the Northwest corner of the Southeast Quarter of the Southwest Quarter of said
Section 21 thence South 894715 East 1311.27 feet to the Northeast corner of said
Southeast Quarter of the Southwest Quarter thence along the East line of said Southwest
Quarter of Section 21 South 05420 West 1323.71 feet to the Point of Beginning

Excepting therefrom all that portion described as follows

All that portion of the South Half of the Southwest Quarter of Section 21 with that portion
of the North Half of the Northwest Quarter of Section 28 both Township 10 South Range

West San Bernardino Base and Meridian in the County of San Diego State of California

according to United States Government Survey thereof and more particularly as shown on

Rev 11117104
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35L/5 Order No 07-2919412

Record of Survey Map 6957 on file in the Office of the Recorder of said San Diego

County described as whole as follows

Beginning at the North Quarter corner of said Section 28 thence South Q3743 West
along the North and South center line of said Section 1040.60 feet to point in the center

line of Camino Del Rey formerly Moosa Canyon Road as shown on said Record of Survey

Map No 6957 thence Northwesterly along said center line as shown on said Map as

follows North 771045 West 509.80 feet North 68015150W West 812.41 feet North

602040 West 60.70 feet to an intersection with the North and South center line of the

Northwest Quarter of said Section 28 thence leaving the center line of Camino Del Roy
North 041 137n East along said North and Sout center line 601 .62 feet to the Northeast

corner of the Northwest Quarter of the Northwest Quarter of said Section thence North

894640 West along the North line thereof 962.03 feet to an intersection with the

aforementioned center line of Camino Del Rev thence North 565504 West along said

center line 264.82 feet thence leaving said center line North 790926 East 890.24

feet thence South 7557lSEast 891.88feet thence North 69411OEast 305.95

feet thence North 431 1ZO East 403.14 feet thence North 920lO West 361.48
feet thence North 1555lO East 189.03 feet thence North 781730 East 218.69
feet to point in the East line of the said South Half of the Southwest Quarter of said

Section 21 said point being South 05420 West 236.23 feet from the Northeast corner

of said South Half thence South 05420 West along said East line 1087.48 feet to tho

Point of Beginning

Assessors Parcel No 127-460-0103 thru 07 12 13 126-060-5759 61 64
127-010-49

Rev 11/1 7IO4
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IN WITNESS WHEREOF Grantors have executed this indenture as of the day and
year

first above written

Signed sealed and delivered

in the presence of Grantors

SLRD THOROUGHBRED TRAINING

CENTER INC Delaware corporation

__ By____
Name Blake Tohana

___________________________ Title Executive Vice-President and Chief

________________ Financial Officer

By ________
Name William For

____________________________
Title Secretary

Print Name fiint /rho/Ii

Print Name _____________

f0f4

PROVINCE OF ONTARIO
SS

COUNTY OF YORK

On liL before me Walter Wagnleithner Notary Public personally

appeared Blake Tohana Executive Vice-President and Chief Financial Officer and William

Ford Secretary each personally known to me or proved to me on the basis of satisfactory

evidence to be the persons whose names are subscribed to the within instrument and

acknowledged to me that they executed the same in their authorized capacities and that by their

signatures on the instrument the persons or the entity upon behalf of which the persons acted

executed the instrument

Witness my hand and official seal

20iICB Rshord Eli5



Canada

Province of Ontario

City of Toronto

Consulate General of the

United States of America

Julie Stinehart

S547

Consul of the United States of America

Ontario Canada duly commissioned and

certify that

--ALAIN MOSSE-

at Toronto
qualified do hereby

tinehart

Consul of the United States of

America

SS CERTIFICATE OF AUTHENTICATION

the undersigned

whose fascimile true signature and seal are respectively
subscribed and affixed to the annexed document was at the
time of attaching subscribing the same

Recording Officer Secretary of the Management Board of Cabinet Province

of Ontario Canada

to whose official acts faith and credit are due For the

contents of the annexed document assume no responsibility

IN WITNESS WHEREOF have hereunto set my hand and

affixed the seal of the Consulate General of the United States

of America at Toronto Ontario Canada

this 5th day of June 2007

SEAL

6/5/2007

2Ol7CBRchrdEliiIc



3548

MINISTRY OF GOVERNMENT SERVICES

HEREDY CERTIFY AS FOLLOWS

WALTER WAGNLEITHNER

of the Province of Ontario whose name is subscribed to the attached

Instrument was at the time of subscribing thereto NOTARY PUBLIC

in and for the Province of Ontario Canada duly commissioned and

duly authorized by the laws thereof to administer oaths to take

affidavits and to certify the proof of deeds and other instruments in

writing to be recorded within the said Province

FURTHER CERTIFY THAT have compared the signature of the said

NOTARY PUBLIC subscribed to the attached Instrument with the specimen

signature of the said NOTARY PUBLIC filed in this office and verily

believe the said signature to be genuine and THAT have compared

the impression of the Seal of the said NOTARY PUBLIC appearing on the

attached Instrument with the specimen of the Seal filed in this

office and verily believe the impression of the Seal to be genuine

IN TESTIMONY WHEREOF have hereunto set

my Hand and affixed the Seal of the

Ministry of Government Services of the

Province of Ontario at the City of

Toronto in the said Province this

fourth day of June A.D 2007

for the MINISTER OF GOVERNMENT SERVICES

20 CO Rchd E/ fc



SAN Luis REY DOWNS ADDENDA

ADDENDUM

REQUIRED CLIENT INFORMATION
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CBRE
VALUATION ADVISORY SERVICES CB RICHARD ELLIS

CB Richard Ellis Inc

2000 Town Center Suite 500

Southfield MI 48075

January 2011

Marshall Brulez MAI MRICS

Monaging Director

John Medland CFA

Vice President

Blair Franklin Capital Partners Inc

Commerce Court West Suite 905

99 Bay Street P.O Box 147

Toronto Ontario M5L E2

Phone 416.304.3988

Email jmedland@blairfranklin.com

RE Assignment Agreement

Five Land Tracts Various Locations Michigan Marylan Florida and California USA

See Property List

Dear Mr Medland

We are pleased to submit this proposal and our Terms and Conditions for the assignment related to

the referenced real estate

PROPOSAL SPECIFICATIONS

Purpose To estimate the Market Value of the referenced real estate

Premise As Is Land only as if vacant any improvements on site are not to be

included in values

Rights Appraised Fee Simple

Intended Use Financial Reporting purposes

Intended User The intended user is Blair Franklin Capitol Partners Inc

Scope of Work See description of scope below

Report Type Summary

Appraisal Standards Client Guidelines/USPAP

Appraisal Fee $29000

Report Copies Fees GB Richard Ellis is committed to becoming carbon neutral You may join

us in achieving this goal by accepting an electronic copy of the report in

Adobe PDF format One bound final copy will be provided upon

request Current charges apply for additional copies see Terms and

Conditions

Expenses Fee includes all associated expenses

Retainer retainer of 1/2 the total Fee is required

Payment Terms Final payment is due and payable upon delivery of the electronic copy of

the final report or within thirty 30 days of your receipt of our draft

report whichever is sooner If draft report is requested the fee is

considered earned upon delivery of our draft report

We will invoice you for the assignment in its entirety at the completion of fr

20 CE Rchcrd Ellis cc



John Medland CFA

Appraisal Agreement

Page of

January 201

the assignment

Delivery Date Delivery of the appraisal conclusions and/or reports will be completed

according to the following Delivery Schedule

Delivery Schedule

Preliminary Value January 21 2011

Draft Report 21 days after the Start Date

Final Report days after completion of client review and authorization to deliver final

reports

Delivery Instructions The draft report
will be delivered via email to

jmedland@blairfronklin.com

Start Date The appraisal process will start upon receipt of your signed agreement

the retainer and the property specific data

Acceptance Date Right-click to select acceptance date text

SCOPE OF WORK

The scope of work identified for this assignment includes the following steps

Extent to Which the Properly is Identified

CBRE will collect the relevant physical characteristics about the subject via physical identification and

inspection of both the interior and exterior of the subject property The physical property will be

legally identified through its postal address assessors records the provided legal description and the

provided title report Economic characteristics of the subject will be identified via an analysis
of leases

and/or lease briefs between the lessor and lessee recent rent roll and historical operating statements

Extent to Which the Properly is Inspected

CBRE will conduct physical inspection
of both the interior and exterior of the subject property as

well as its surrounding environs on the effective date of appraisal

Type and Extent of the Data Researched

CBRE will physically inspect the micro and/or macro market environments with respect to physical and

economic factors relevant to the valuation process This knowledge will be expanded through

interviews with regional and/or local market participants available published data and other various

resources CBRE will also conduct regional and/or local research with respect to applicable tax data

zoning requirements flood zone status demographics income and expense data and comparable

listing sale and rental information

/4

CBRE
CB RICHARD EWS
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John Medland CFA

Appraisal Agreement

Page of

January 72011

Type and Extent of Analysis Applied

CBRE will analyze the data gathered through the use of appropriate
and accepted appraisal

methodology to arrive at probable value indication via each applicable approach to value One of

the three traditional approaches to value will be considered and utilized Only the sales comparison

approach to value will be induded CBRE will then correlate and reconcile the results into

reasonable and defensible value conclusion and estimate reasonable exposure time and marketing

time associated with the value estimate presented

PROPERTY LIST

ope Name Propedy Location Re po Type Appra isoi Fee

Howard County Lands Laurel Maryland Summary Land $13000
64 acres residential

Only

San Luis Rey Downs Bonsall California Summary Land $4000
205 acres residential

Only

Romulus Land Romulus Michigan Summary Land $4000
203 acres

Only

Salem Township Land Salem Township Summary Land $4000

Michigan Only
273 acres residential

Palm Meadows Estates Palm Springs FL Summary Land $4000

Only

CBRE
CR RICHARD ELLiS
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John Medland CFA

Appraisal Agreement

Page of

January 2011

TERMS AND CONDITIONS

Right click to select appropriate terms and conditions paragraphs

We appreciate this opportunity to be of service to you on this assignment If you have additional

questions please contact us

Since rely

CB RICHARD ELLIS INC
Valuation Advisory Services

Marshall Brulez MAI MRICS

Managing Director

MI-i 201004884

248.351.2070

248.351.2050

marshall.brulez@cbre.com

AGREED AND ACCEPTED

FOR BLAIR FRANKLIN CAPITAL PARTNERS INC

4q
id

Sj6ure

kn Ut
Name

I-2pf 31
Phone Number

Date

PI IL4
Title

q-6-s-

CBRE
RtCHARLD ELIJ$

ad Address

61L
Fax Number
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John Medland CFA

Appraisal Agreement

Page of

January 2011

TERMS AND CONDITIONS

These Terms end Condttons between CB Richard Ellis Inc-Appraisal Services Appraiser and the Client for whom the

referenced crnpraisol service will be performed shall be deemed part of such Agreement as though set forth in full

therein The Agreement shall be governed by the laws of the state of the CB Richard Ellis Inc office shown on the

Agreement

Client is defined as the party signing the Agreement and shall be responsible for payment of the fees stipulated in the

Agreement Payment of the appraisal fee is not contingent upon any predetermined value or on an action or event

resulting from the analyses opinions conclusions or use of the appraisal report

Final payment is due and payable upon delivery of the final report or within thirty 30 days of your receipt of our draft

report whichever is sooner If draft report is requested the fee is considered earned upon delivery of our draft report

If we ore requested to give court testimony an additional fee will be charged on on hourly basis at our then-prevailing

hourly rate The hourly billings pertain to court preparation waiting and travel time document review and preparation

excludes appraisal report and all meetings related to court testimony

In the event Client requests additional services beyond the purpose stated ri the Agreement Client agrees to pay an

additional charge for such services plus reimbursement of expenses whether or not the completed report has been

delivered to Client at the time of the request

It is understood that the Client has the
right to cancel this assignment at any time prior to delivery of the completed

report In such event the Client is obligated only for the pro rated share of the fee based upon the work completed and

expenses incurred with minimum charge of $5000

Additional copies of the appraisal reports ore available at cost of $250 per original color copy and $100 per

photocopy black and white plus shipping cost of $30 per report

In the event Client fails to make payments when due and payable then from the dote due and payable until paid the

amount due and payable shall bear interest at the maximum rate permitted in the state in which the office of Appraiser

executing the Agreement is located If Appraiser is required to institute legal oction against Client relating to the

Agreement Appraiser shall be entitled to recover reasonable attorneys fees and costs from Client

Appraiser assumes that there are no major or significant items that would require the expertise of professional building

contractor or engineer If such items need to be considered in Appraisers studies such services ore to be provided by

others at cost which is not part of the fee proposal

10 In the event of any dispute between Client and Appraiser relating to this Agreement or Appraisers or Clienfs

performance hereunder Appraiser and Client agree that such dispute shall be resolved by means of binding arbitration

in accordance with the commercial arbitration rules of the American Arbitration Association and judgment upon the

award rendered by the arbitrators may be entered in any court of competent jurisdiction Depositions may be taken

and other discovery obtained during such arbitration proceedings to the same extent as authorized in civil judicial

proceedings in the state where the office of Appraiser executing this Agreement is located The arbitrators shall be

limited to awarding compensatory damages and shall have no authority to award punitive exemplary or similar type

damages The prevailing party in the arbitration proceeding shall be entitled to recover from the losing party its

expenses including the costs of arbitration proceeding and reasonable attorneys fees

11 Client acknowledges that Appraiser is being retained hereunder as an independent contractor to perform the services

described herein and nothing in this Agreement shall be deemed to create any
other relationship between Client and

Appraiser This assignment shall be deemed concluded and the services hereunder completed upon delivery to Client

of the appraisal report discussed herein

12 All statements of fact in the report which are used as the basis of the Appraisers analyses opinions and conclusions will

be true and correct to the best of the Appraisers knowledge and belief Appraiser does not make any representation or

warranty express or implied as to the accuracy or completeness of the information or the state of affairs of the Property

furnished to Appraiser by Client

13 Appraiser shall have no responsibility for legal matters questions of survey or title soil or subsoil conditions

engineering or other similar technical matters The report will not constitute survey of the property analyzed

14 Client shall provide Appraiser with such materials with respect to the Assignment as are requested by Appraiser and in

the possession or under the control of Client Client shall provide Appraiser with sufficient access to the real property to

be analyzed and hereby grants permission for entry unless discussed in advance to the contrary

CBRE
CF FlCHARD ELLIS
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John Medland CFA

Appraisal Agreement

Page of

January 2011

15 The data gathered in the course of the Assignment except data 1urn shed Jient anci th sport prepared ursuant to

the Agreement are and will remain the property of App se Wi respect data oravided cty
Cnent Aprotser snIl

not violate the confidential nature of the appraiser ci snt relohonship imp operly dtsctosing any ccrnfdential

information furnished to Appraiser Notwithstanding the toregoing Apprcter ts auhonzeci Client disclose au

any portion of the report and the related data to oppropriae representatives of fris App aisol Insi uts sjch sdosire

is required to enable Appraiser to comply with the Bylaws arid Reguiatons of such Itistitute as now or hereofte in eftect

16 Unless specifically noted in the appraisal we will not be taking into consideration the possibility
of the existence of

asbestos PCB transformers or other toxic hazardous or contaminated substances and/or underground storage tanks

hazardous material or the cost of encapsulation or removal thereof Further Appraiser understands that there is no

malor or significant deferred maintenance in the property which would require the expertise of professional cost

estimator or contractor If such repairs are needed the estimates are to be prepared by others and are not part of

this fee proposal

17 Cltsnt sno ndernnt and hold Appraiser fc
fly tiorniess ctgotns an loss damages dam or expenses of any kind

whatsoever ttnclud ig costs and reasonable attorneys fees sustansO inc..irreo by third party as result of the

negltgerice or ntentoial acts or omissions of Clieit tnct.Jaing any failure to pei4o any duty imposed by law and for

which ecovery is sought against Appraiser by that third party owovot sich obligation to defend and indemnify shall

not apply if the claim or cause of action is based upon or arises in any way out of an act failure to act or representation

of Appraiser Client shall indemnify and hold Appraiser harmless from any claims expenses judgments or other items

or costs arising as result of the Clients failure or the failure of any of the Clients agents to provide complete copy of

the appraisal report to any third party

18 LIMITATION OF LIABILITY EXCEPT FOR THE HOLD HARMLESS PROVISION ABOVE ANYTHING IN THE

AGREEMENT TO THE CONTRARY NOTWITHSTANDING UNDER NO CIRCUMSTANCES WHATSOEVER SHALL

EITHER PARTY BE LIABLE TO THE OTHER FOR ANY SPECIAL CONSEQUENTIAL PUNITIVE OR INCIDENTAL

DAMAGES OF ANY KIND WHATSOEVER EXCEPT FOR THE HOLD HARMLESS PROVISION ABOVE IN NO EVENT

WHATSOEVER SHALL EITHER PARTYS TOTAL LIABILITY TO THE OTHER FOR DIRECT DAMAGES UNDER THE

AGREEMENT OR ANY OTHER DAMAGES WHATSOEVER EXCEED IN THE AGGREGATE THE SUM OF TEN

THOUSAND DOLLARS $10000.00

Client and its affiliates rating agencies and limited number of investors involved in the securitization may use and rely

upon Appraisers report in connection with planned loon securitization involving the subject property including without

limitation utilizing selected information in the appraisal report in the offering documents relating to the securifization

and Appraiser agrees to cooperate in answering reasonable questions by any of the above parties in connection with

the securifization

Client agrees that it will not file use or permit or cause to be used in any offering documents or any other document

any portion or extract of the appraisal report or any reference to the appraisal report without first having provided

the portion or portions of an offering document or other document to Appraiser for review and ii having obtained the

prior written consent of Appraiser to any such filing use amendment or modification which consent shall not be

unreasonably withheld Appraiser shall have the
right

to require Client to include in any offering document or other

document disclosure concerning the conditions qualifications and assumptions of the appraisal and such other

disclosure concerning the appraisal as Appraiser shall reasonably require

Client can use the appraised value without attribution to the appraisal report and selected information in the appraisal

report provided Client agrees that it has complied and at all times will comply and will use Clients best efforts to cause

any underwriters to comply with all applicable Federal and state securities laws in connection with any offering and

offering document and any use of the appraisal report Client further
agrees

that neither any offering document nor any

other document used in connection with any offering will contain an untrue statement of material foct or omit to state

material fact necessary to make the statements contained therein not misleading regarding the appraisal report or

any portion or extract thereof or any reference to the appraisal report Appraiser represents that the information

contained in the appraisal report does not contain an untrue statement of material fact or omit to state material fact

necessary to make the statement contained therein not misleading

f/I

CBRE
CO RICHARD ELLIS
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John Medland CFA

Appraisal Agreement

Page of

January 2011

SPECIFIC PROPERTY DATA REQUEST

In order to complete this assignment in the timely manner requested CB Richard Ellis Inc Valuation

Advisory Services will require the following specific information for the property

Current title report and title holder name

Legal description

Survey and/or plat map
Site plan for proposed or entitled development if applicable

Current county property tax assessment or tax bill

Details on any sale contract or listing of the property within the past three
years

Engineering studies soil tests or environmental assessments

Ground lease if applicable

Planning/Zoning application or approval if applicable

Any previous market/demand studies or appraisals

11 Name and telephone number of property contact for physical inspection and additional

information needed during the appraisal process

12 Any other information that might be helpful in valuing this properly

If any of the requested data and information is not available CB Richard Ellis Inc reserves the right to

extend the delivery date by the amount of time if takes to receive the requested information or make

other arrangements Please have the requested information delivered to the following

Marshall Brulez MAI MRICS

Managing Director

CB Richard Ellis Inc

Valuation Advisory Services

2000 Town Center Suite 500

Southfield Ml 48075

CRE
Ct3 RICHARD EWS
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ADDENDUM

QUALI FICATI ONS
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QUALIFICATIONS OF ROBERT HOLMAN
VICE PRESIDENT

CB Richard Ellis

Valuation and Advisory Services

3501 Jamboree Road Suite 100

Newport Beach California 92660-2940

949 725-8408

GENERAL EDUCATION

Bachelor of Science Business Administration

California State Polytechnic University Pomona 982

REAL ESTATE EDUCATION

Attended the following seminars sponsored by the Appraisal Institute

Capitalization Theory and Techniques Part 990

Capitalization Theory and Techniques Part 990
Real Estate Appraisal Principles 985

Basic Valuation 988

Standards of Professional Pradice Parts 1993

Report Writing and Valuation Analysis 1994

Standards of Professional Pradice Part 2004

Various Continuing Education

PROFESSIONAL ASSOCIATION

California OREA General Certification No AG003298 1991 to Present

Texas General Certification No D1 334670-G March 2005 March 2006

PROFESSIONAL EXPERIENCE

Over 20 years of Real Estate Appraisal and Consulting experience throughout the greater Southern

California area with an emphasis in residential subdivisions master planned communities and

residential land

CB Richard Ellis formerly Coldwell Banker

Vice President 2007 Present

Senior Real Estate Analyst 992 2007

Security Pacific National Bank

Vice President Appraisal Division 985 992
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Business fransportation Housing Agency

OFFICEOF REAL ESTATE APPRAISERS

REAL ESTATE APPRAISER LICENSE

ROBERT HOLMAN JR

has successfully met the requirements for license as general real estate appraiser in the State of
California and is therefore entitled use the title Certified General Real Estate Appraiser

This license has been issued in accordance with the provisions of the Real Estate Appraisers

Licensing and Certification Law

OREA APPRAISER IDENTIFICATION NUMBER LQ9LJ
Datelssued July 10 2010

Date Expires July 2012

A.--
Director OREA

AuditNo.127124



QUALIFICATIONS OF MARK PROTTAS MAt

MANAGING DIRECTOR

CB Richard Ellis

Valuation and Advisory Services

3501 Jamboree Road Suite 100

Newport Beach California 92660-2940

949 725-8411

GENERAL EDUCATION

Bachelor of Arts Business Administration Finance Major Real Estate Concentration 1980

California State University Fullerton

Certificate of Completion in Computer Programming 1981

Control Data Institute Anaheim California

REAL ESTATE EDUCATION

Appraisal Institute

Appraisal and Capitalization Theory Part 1980

Appraisal and Capitalization Theory part 1984

Basic Valuation Procedures 1A2 1985

Case Studies 21 1985

Appraisal and Capitalization Theory Part 1985

Valuation Analysis and Report Writing 22 1985

Appraisal Principles IA 1986
Standards of Professional Practice 2-3 1986

Standards of Professional Practice Parts 1991

Additional Course Work and Continuing Education Classes 1987 -Present

California State University Fullerton

Real Estate Principles Law Finance Appraisal Investment Analysis 1979

PROFESSIONAL ASSOCIATIONS

Member of the Appraisal Institute Formerly affiliate member of the Newport Beach Board of Realtors

Appraisal Institute Chapter Admissions Committee former member

California OREA General Certification No A0004009

PROFESSIONAL EXPERIENCE

CB Richard Ellis formerly Coldwell Banker

Managing Director 2003-Present

Assistant Vice President 1989-2003

Senior Real Estate Analyst 1984-1989

Independent Fee Appraiser

Garden Grove California 1983-1984

Minicom Inc Systems Analyst

Los Angeles California 1982-1 983

Bank of America Appraiser

Orange California 1978-1982

2O CB chodEs Ir



Business fransportation Housing Agency

OFFICEOF REAL ESTATE APPRAISERS

REAL ESTATE APPRAISER LICENSE

MARK PROTTAS

has successfully met the requirements for license as general real estate appraiser in the State of
California and is therefore entitled to use the title Certified General Real Estate Appraiser

This license has been issued in accordance with the provisions of the Real Estate Appraisers

Licensing and Certification Law

Date Issued October 2010

Date Expires October 2012

Director OREA

OREA APPRAISER IDENTIFICATION NUMBER AG004009

AuditNo.12913
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Full Narrative Appraisal

Magna Development Lands

Wellington Street East Aurora

PREPARED BY

Derer Ancros AACI MRICS

Msriagng Dcrector

VaLuation Advisory Services

PREPARED FOR

l\/r John Medland

Vice President

Blair Franklin Capital Partners Inc



One Queen Street East

Suite 2200

Toronto Ontario M5C 2Z2

www.colliers.com

CIRA11-002

January 19 2011

MAIN 4167772200

FAX 4166433470

Mr John Medland

Blair Franklin Capital Partners Inc

Commerce Court West Suite 1905

199 Bay Street P.O Box 147

Toronto Ontario M5L 1E2

Dear Mr Med

ONE HUNDRED TWENTY EIGHT MILLION DOLLARS

$128000000 ROuNDED

RE VALUATION OF VARIOUS PROPOSED DEVELOPMENT LANDS AURORA ONTARIO

In accordance with your request we have inspected the properties noted below and completed full valuation

analysis in order to estimate their current market values

Based on our investigations it is our opinion that the current market value of the properties as at January 19

2011 subject to the Contingent Limiting Conditions set out in Appendix is

Parcel 1.0 Site Size acres value per Acre Final value Estimate

Commercial 33 $625000 $20625000

Residential 15 $400000 $6000000

A- Open Space $5000 $15000

$400000 $2000000

10 $600000 $6000000

9.55 $600000 $5730000

14.55 $600000 $8730000

Residential 31 $875000 $27125000

Open Space $5000 $15000

15 $575000 $8625000

$600000 $5400000

$600000 $4800000

19 $600000 $11400000

20 $400000 $8000000

Newrnarket 31.77 $425000 $13502250



The above value estimates are predicated on an exposure time of three to six months which is assumed to

precede the valuation date The following extraordinary assumptions are made to complete this assignment

It is assumed that each parcel is severable and that any cost associated with the severance was not

considered

It is assumed that site sizes as provided by Magna Entertainment Corp are accurate

No environmental reports were provided to the author The value estimate assumes the properties are free

and clear of any and all soil or other environmental contamination Should this not be the case the value

estimate should be adjusted to reflect the full cost of remediation

The following report describes the methods and approaches to value in support of the final conclusion and

contains the pertinent data gathered in our investigation of the market Should you have any questions we

would be pleased to discuss this valuation further

Yours very truly

COLLIERS INTERNATIONAL REALTY ADVISORS INC

Dov Beck BA

Analyst

Valuation Advisory Services Toronto

Demetri Andros AACI MRICS

Managing Director

Valuation Advisory Services Toronto
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VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

EXECUTIVE SUMMARY

PORTFOLIO VALUATION SUMMARY

VARIOUS PROPOSED DEVELOPMENT LANDS IN AURORA ONTARIO

Effective Date of Appraisal

Property Type

January 19 2011

Various Parcels of Vacant Lands

Rights Appraised

Exposure Time

Fee Simple Estate

Three to six months

Purpose and Intended Use

Property Identification

To estimate the current market value for potential development

transaction

For clarification purposes we have allocated individual

identifications that are in no way related to the legal description of

the appraised parcels Please refer to table and map below

File Reference CIRA 11 -002



VAuUS PROPOSED DEVELOPMENT LANDS AURORA

Site l.D Zoning Official Plan Size acres

RU- Rural

RU-Rural

RU-Rural

RU-7 Rural General Exception Zone for uses related

to the operations of Mangna Inc

RU-li Rural General Exception Zone for Clinic

Health Centre or Hospital

Holding Zone awaiting applications in

accordance with the offical plan

RU-7 Rural General Exception Zone for uses related

to the operations of Magna Inc

North side RU- Rural

South of Touch Gold Lane Ri-39- detatched

residential

RU-Rural

BP-3 Business Park Holding Zone

BP-3 Business Park Holding Zone

R6- 53/54 Row Dwellings

RU-Rural

TR Transition Zone

Low-Medium Residential

Business Park

Business Park

Business Park

Medium to high-rise Residential

Medium to high-rise Residential

Emerging Residential

Parcel

Parcel

Parcel

Parcel

Parcel

Parcel

Parcel

Parcel

Parcel

Parcel

Parcel

Parcel

Parcel

Newarket Parcel

Community Commercial

Other open space

Medium density Residential

Medium to high-rise Residential

Mixed Use

Business Park

Business Park

33

15

15

10

11

16

34

15

19

20

31.77

rite Reference CIRA 11-007



VARIOUS PROPOSED DEVELOPMENT LANDS AURORA
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VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

The Aurora subject properties Parcels A-M are all located along the north

and south side of Wellington Street East east of Bayview Avenue and west

of Leslie Street The land parcels parcels

are Located along the south side of Wellington Street Parcels

are on the north side of Wellington while Parcel is located north of

Wellington Street and does not appear to have road frontage

With the exception of Parcel all are easily accessed by three main

arterial roads Bayview Wellington or Leslie Street as well as Highway 404

on/off ramps short distance to the east of the subject sites The

surrounding area is comprised of residential development land with the

exception of business park development located to the southeast The

subject sites are within the Regional Municipality of York in the northern

Greater Toronto Area G.T.A

The Newmarket Spectrum parcel is located at the end of Newpark

Boulevard east of Bayview Avenue and south of Mulock Drive in an area

comprised of industrial developments to the west and otherwise

characterized by low-density residential neighborhoods

Total area of the twelve parcels 226.87 acres more or less

acres total less 1.45 acres of commercial land in each of parcels

set aside by the clients for personal use The Aurora parcels

for 195.1 acres while the Newmarket Spectrum lands account

remaining 31.77 acres

229.77

and

account

for the

Property Description

Location

Site Area

Existing Uses Vacant development lands

Land Areas

Parcel
51 acres

Parcel
acres

ParcelE 10acres

Parcel
11 acres less 1.45 acres set aside by client for personal use

Parcel
16 acres less 1.45 acres set aside by client for personal use

Parcel
34 acres

iv
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VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

Parcel

Parcel

Parcel

Parcel

Parcel

Newmarket Spectrum

Parcel

Land Use Controls

15 acres

9acres

8acres

19 acres

20 acres

31.77 acres

Official Plan Zoning By-law

Parcel Community Commercial Linear Other Rural General RU Zone

Open Space OPA3O

Urban Residential OPA 20

Parcel Medium-High Density Residential Rural General RU RU-7

Parcel Mixed Use OPA 30 Rural General RU RU-il Zone

Parcel Business Park OPA 30 Rural General RU Holding

Parcel Business Park OPA 30 Rural General RURU-7

Parcel Low-Medium-High Density Residential Holding Zone

Linear Other Open Space

ParcelI Business Park OPA 30 Rural General RU Zone

Parcel Business Park OPA 30 BP3-H

Parcel Business Park OPA 30 BP3-H

Parcel Medium-High Density Residential R6-53/54 Row Dwellings

Parcel Medium-High Density Residential Rural General RU Zone

Newmarket Emerging Residential TR Transitional Zone

Spectrum

Parcel

File Reference CIRA 11-002



VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

Highest and Best Use

Parcel

As Improved Not Applicable

As Vacant Commercial Residential and Open Space

Parcel

As Improved Not Applicable

As Vacant Medium-High Density Low-Medium Density Residential Use

Parcel

As Improved Not Applicable

As Vacant Mixed Use Medical Arts Centre

Parcel

As Improved Not Applicable

As Vacant Business Park Employment Area

Parcel

As Improved Not Applicable

As Vacant Business Park

Parcel

As Improved Not Applicable

As Vacant Low- Medium Density Residential

Parcel

As Improved Not Applicable

As Vacant Business Park Employment Area

Parcel

As Improved Not Applicable

As Vacant Business Park Employment Area

Parcel

vi

File Reference CIRA 11-002



VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

As Improved Not Applicable

As Vacant Business Park Employment Area

Parcel

As Improved Not Applicable

As Vacant Medium High Density Residential

Parcel

As Improved Not Applicable

As Vacant Medium High Density Residential

Newmarket

Parcel

As Improved Not Applicable

As Vacant Medium Density Residential

Commercial

Residential

A- Open Space

Residential

Open Space

Newmarket

33

15

10

9.55

14.55

31

15

19

20

31.77

$625000

$400000

$5000

$400000

$600000

$600000

$600000

$875000

$5000

$575000

$600000

$600000

$600000

$400000

$425000

$20625000

$6000000

$15000

$2000000

$6000000

$5730000

$8730000

$27125000

$15000

$8625000

$5400000

$4800000

$11400000

$8000000

$13502250

VaLue Indications

Parcel 1.0 Site Size acres Value per Acre Final Value Estimate

File Reference CIRA 11-002



VARIOUS PROPOSED DEVELOPMENT LANDS AURORA _________
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VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

Location Map Newmarket Spectrum Parcel
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VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

TERMS OF REFERENCE

Purpose and Intended Use of Report

The purpose of this valuation is to estimate the current market value of the subject properties Mr John

Medland Vice President of Blair Franklin Capital Partners Inc has requested this report for possible

transaction between Magna Entertainment Corp and Developments Inc

Property Rights

The property rights appraised are those of the fee simple interest

Effective Date

The effective date of this valuation is January 19 2011

Inspection Date

Demetri Andros AACI MRICS conducted an inspection of the properties on January 19 2011 FieLdwork for this

assignment was completed in January and February 2011

Market Value Definition

For the purposes of this valuation market value is defined as

The most probable pne whih property should briig competilive and open market under a/l

conditions requisite to fafr sale the buyer and seller each acting prudenty and knowledgeab4 and

assuming the price is not affected by undue stiriulus Imp/kit fri this definition is the consummation of sale

as of the specii% date and the passihg of the from seller to buyer under conditibns whereby

Buyer and seller are typically motivated

Both parties are well informed or well advised and acting in what they consider their best

interests

reasonable time is allowed for exposure in the open market

File Reference CIRA 11-002



VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

Payment is made in terms of cash in Canadian Dollars or in financial arrangements

comparable thereto and

The price represents the normal consideration for the
property sold unaffected by special or

creative financing or sales concessions granted by anyone associated with the sale

The AppraLsal Institute of Canada Canadisn Uniform Standards of ProfessionaIAppraiaI Practice 2001 ed 47

Exposure Time

An estimate of market value is related to the concept of reasonable exposure time Exposure time is the

propertys estimated marketing time prior to hypothetical sale at market value on the effective date of the

appraisal Reasonable exposure time is necessary element of market value definition but is not prediction

of specific date of sale

Ongoing discussions with agents active within the investment real estate market have indicated that

development Lands such as components of the subject typically require marketing period of three to six

months depending on number of factors including location and motivation of the purchaser/vendor

Therefore it is concluded that for the development sites to sell at the market value estimated herein as of the

effective date of this report an exposure period of approximately three to six months would be required

Scope of the Valuation

This is Full Narrative Appraisal Report and complies with the reporting requirements set forth under the

Canadian Uniform Standards of the Appraisal Institute of Canada As such all relevant material is provided in

this report including the discussion of appropriate data reasoning and analyses that were used in the appraisal

process to develop the appraisers opinion of value Additional supporting documentation concerning the data

reasoning and analyses are retained in the appraisers file The depth of discussion contained in this report is

specific to the needs of the client and for the intended use stated herein

During the course of preparing this valuation the following was completed

personal inspection of the property and surrounding areas in January 2011

Reviewed all site servicing considerations

Examine market conditions and analyze their potential effect on the properties

Estimate highest and best use of the properties

Review available databases to obtain transactions and listings involving comparable properties

review of available data regarding the local market

File Reference CIRA 11 002



VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

Verification of current use and zoning regulations

Interviews with market participants and

Provide an indication of market value

Contingent and Limiting Conditions

This report is subject to the Contingent and Limiting Conditions set forth within the Addenda to this appraisal in

addition to any specific assumptions that may be stated in the body of the report These conditions are critical to

the value stated herein and should be thoroughly read and understood before any reliance on this report

is considered

Extraordinary Assumptions

An Extraordinary Assumption is an assumption which if not true could alter the appraisers opinions and

conclusions They are required when Hypothetical Condition is necessary due to circumstances that are not

self-evident regarding the appraised property Hypothetical Conditions include retrospective appraisals

significant renovations to the improvements completion of proposed improvements etc

It is assumed that each parcel is severable and that any cost associated with the severance was not

considered

It is assumed that site sizes as provided by MEC are accurate

No environmental reports were provided to the author The value estimate assumes that the property is

free and clear of any and all soil or other environmental contamination Should this not be the case the

value estimate should be adjusted to reflect the full cost of remediation

It is assumed that access to Parcel wilt be provided across Parcel or other adjoining lands owned

or controlled by Magna Corp

Extraordinary Limiting Conditions

An Extraordinary Limiting Condition refers to necessary modification or exclusion of an Appraisal Institute

Standard Rule Such special circumstances include the inability to complete property inspection or the

purposeful exclusion of relevant valuation technique etc

No Extraordinary Limiting Conditions were invoked within this report

File Reference CIRA 11-002



VARIOUS PROPOSED DEVELOPMENT LANDS AURORA __________

REGIONAL MUNICIPALITY OF YORK OVERVIEW

The Regional Municipality of York is located just north of Toronto and comprises an area of approximately 665

square miles It is now one of the fastest growing regions in Canada The region is comprised of the following

municipalities Aurora East Gwillimbury Georgia King Markham Newmarket Richmond Hill Vaughan and

Whitechurch-Stouffville The region is home to the sandy shores of Lake Simcoe the fertile soils of the Holland

Marsh and the Oak Ridges Moraine an east-west ridge of rolling topography forested areas wetlands and

kettle lakes covering 500 square kilometres

Population

The Regional Municipality of York has an estimated population of 931900 as of July 2011 Since 2006 the

population has increased by 16.6%. In the past decade the south-central parts of the Regional Municipality of

York i.e south Richmond Hill and southwest Markham/southeast Vaughan known as Thornhill have evolved

into relatively affluent communities particularly in comparison to the more northerly portions of the Region

and the westerly and easterly regions of the GTA Overall the Regional Municipality of York has experienced

rapid population growth that has continued to expand the diversified and skilled labour force

Transportation

With an efficient highway network system Highways 400 404 407 and and close proximity to both Lester

Pearson International Airport and Buttonville Airport the Regional Municipality of York has not only served

as bedroom community to Toronto but has also developed significant industrial/office bases of its own York

Region Transit also provides the region with fast and efficient public transportation system

Real Estate

The Regional Municipality of York boasts the lowest commercial and industrial tax ratios in the Greater Toronto

Area and has nearly 7000 acres of vacant land suitable for industrial development With growing population

and available land it is in constant state of growth and development

LI
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VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

Investment Opportunities

Across the Region are diverse opportunities for investment In Aurora employment along Industrial Parkway

increases by 7.3% annually and manufacturing alone makes up for one third of all employment with retail

coming in close second Likewise Newmarket and Whitchurch-Stouffville also rely heavily on manufacturing

and retail for employment Newmarket as regional centre is also host to the Regional Administrative Centre

and Police Headquarters as well as the RCMP Southlake Regional Health Centre and the York Region Board of

Education Vaughan is also dominated by the manufacturing industry but in recent years significant

entertainment based industries have appeared King Township is referred to as Ontarios vegetable basket due

to the fertile soils and is also home to number of world-class golf courses and horse farms The town of East

Gwiltimbury has significant employment in both office furniture manufacturing and cement and concrete

product-manufacturing Richmond Hill has strengths in the computer finance and insurance and cultural

industry sectors while Markham is referred to as Canadas High Tech Capital as it has the largest concentration

of high-tech employment in entire York Region

Regional Municipality Of York Population

2011 estimated 2016 projected

King Township 23729 27428

East GwiRimbury 26097 33230

Whitchurch-Stouffville 33709 44060

Aurora 58041 65526

Georgina 50481 55624

Newmarket 88239 95486

Richmond Hilt 197940 223381

Vaughan 293985 334504

Markham 313969 352503

Source Fianca/ Post Canadian Ivlarkest 2011
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Source Financt Post Canadn Markets 2077

Regional Municipality of York is continuing to grow and prosper as businesses and people are moving to the

Region to take advantage of the highly qualified workforce an ample supply of available land and rental space

for all types of businesses and variety of living options

Population

Income

Regional Municipality Of York

Total Population of Canadian Total Change 2006-2011

July 2011 projected

1086600 3.15% 16.60%

Income Estimate Canadian Total Average Household Income

$41028600000 3.60% $118000

Retail Market

Retail Sales Estimate Canadian Total Average Retail Sales per Household

$11609000000 2.59% $33400
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TOWN OF AURORA OVERVIEW
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Located in the heart of the Regional Municipality of

York Aurora is scenic town situated in an historical

setting Over 500 acres of open parkland with

recreational complex playing fields and extensive

pedestrian trait system Cultural amenities include

large library live performance theatre provincially

recognized museums and an annual equestrian show

The historic downtown core on Yonge Street is

supplemented by wide variety of retail outlets and

office centers Residential neighborhoods encompass

wide diversity of housing styles and types

The heart of Aurora is downtown at the crossroads of

Wellington and Yonge Streets The area is easily
_____________ _______________________

accessible from all points in Town and is regional

transit servicing hub number of small and medium sized plazas are located along the Wellington and Yonge

Street corridors

The Town of Aurora is bordered by the Town of Newmarket to the north Town of Richmond Hill to the south

Township of King to the west and Town of Whitchurch-Stouffville to the east Vaughan East Gwillimbury

Georgina and Markham complete the Region While Aurora is located approximately 30 minutes north of the

City of Toronto Torontos economic strength and position within the province and country benefit most of the

surrounding communities including Aurora
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Popu

Income

Total Population of Canadian Total Change 2006-2011 Average Annual

July 2011 projected Growth

58041 0.17% 16.75% 3.14%

Above/Below National werage Household Incom Canadian Total Average Personal

Avg Income

2011 Projected

47% Above $143434 0.25% $48570

Above/Below National Retail Sales Estimate Canadian Total Per Capita

Avg

2011 Projected

25% Below $565469745 0.13% $9743

Retail Market

Source Financial Post Demographics 2011

Population

The Town of Aurora with an estimated population of 58041 is currently the fifth largest of the nine

municipalities in the Regional Municipality of York More than doubling in size since 1986 Aurora will likely

continue to grow over the next two decades due to its proximity to Toronto its attractiveness as community

and an expanding industrial and commercial base

Labor Force/Education

Given its close proximity and excellent transportation connections to Toronto Aurora has access to the largest

and most highly skilled labor force in Canada labor force of over two million people currently resides within

an hours drive of the Town Aurora currently boasts over 120 major industries and head offices several public

and private education facilities health care services regional hospitals within close proximity The majority of

Auroras labor force is employed in Commerce Management Business Administration Engineering Applied

Sciences/Health and Science Technology
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Highways

Auroras eastern border is Highway 404 four-lane controlled access expressway that connects with

Highway 401 providing direct to all provincial freeways leading to major American and Canadian

destinations Highway 400 is approximately 15 minutes to the west six-lane expressway that allows for direct

road to northern Ontario and Western Canada Downtown Toronto is easily accessible via Highway 404

and the Don Valley Parkway connecting with the Queen Elizabeth Expressway to Buffalo Historic Highway 11

Yonge Street Auroras main commercial artery provides excellent connections to York Regions major

municipalities

Air Transport

Aurora is served by three GTA-area airports Lester Pearson International Toronto Buttonville and Toronto

Island Pearson International is Canadas busiest airport handling both domestic and international air travel is

approximately 45 minutes from Aurora by car Buttonville only 15 minutes away to the south offers facilities

for private flying executive air charters and some scheduled air service Toronto Island adjacent to the

downtown business district is an intercity airport with special landing services for private craft and helicopters

Railway and Port Services

Canadian National Railways CNR provides railway freight services in Aurora All types of rail service

including inter-modal bulk and refrigeration are available through connections in Vaughan The CNR main rail

line runs directly through Auroras major industrial areas

Public Transit

York Region Transit operates an extensive transit system within the Town providing direct connections to all

major shopping transportation and community facilities GO Transit operates both rail and bus services in

Town Buses provide local and regional including TTC transit connections along the Yonge Street corridor

while the GO trains operate 50-minute rush hour service morning and evening peak periods directly to

Torontos Union Station Aurora is also served by VIVA York Regions new rapid bus service The VIVA Blue

Line goes from Finch Station to Newmarket with five stops along Yonge Street in Aurora
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NEIGHBOURHOOD DESCRIPTION

All of the subject properties except Newmarket Spectrum are all located within the Town of Aurora along

Wellington Street East between Bayview Avenue and Leslie Street The properties are easily accessed by

these arterial roads as well as via Highway 404 The surrounding area is mostly comprised of residential

development land with business park located south of Wellington midway between Bayview Ave and Leslie

St another business park is under development on the east side of Leslie Street south of Wellington retail

shopping centre is located at the northeast corner of Wellington and Leslie Streets

The Newmarket Spectrum property is located short distance southeast of the intersection of Bayview Avenue

and Mutock Drive Developments directly to the west on Newpark Boulevard are industrial white tow-density

residential development is prevalent to the east south and northwest

Adjacent Land Uses Aurora Lands

North Along the north side of Wellington Street are residential developments as well as

vacant lands for Business Park Uses Further to the east is municipal fire hall

and community recreation centre

West West of Bayview Avenue is comprised of commercial development at the

southwest corner of Bayview and Wellington followed by residential development

further west

South Undeveloped land

East gas station is located at the northwest corner of Leslie and Wellington with

retail commercial plaza at the northeast corner new business park is being

developed on the east side of Leslie Street just south of Wellington Street Street

10
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Adjacent Land Uses Newmarket Spectrum

North Vacant development land and low-density residential developments

West Industrial developments along Newpark Boulevard Low-density residential

developments west of Bayview Avenue

South Low-density residential developments

East Low-density residential developments

Major Arterials Access Aurora Lands

Wellington Street East East West

Bayview Avenue North South

Leslie Street North South

Highway LOL North South located just east of the subject properties off Wellington Street East

Major Arterial Access Newmarket Spectrum

Mulock Drive East West

Bayview Avenue North South

Summary

The Aurora subject properties are positioned within developing area in the eastern part of the Town of

Aurora The Aurora official plan provides variety of land use designations for the area including Community

Commercial Business-Park and Medium-High Density Residential and Rural This area is attractive to

developers wishing to provide variety of retail uses those specializing in Medium Density Residential

development that would attract high end users as well as companies wanting to locate in newly developing

area that offers well skilled labor pool as well as an established transportation infrastructure

The Newmarket Spectrum lands are located within primarily low-density residential area of Newmarket

although some light industrial development exists to the west of the site Accordingly low density residential

uses would be most appropriate for the subject lands

11
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SITE DESCRIPTION

The Aurora sites are situated along Wellington Street East east of Bayview Avenue and west of Leslie Street

The land parcels parcels are located along major arterial roads with

the exception of Parcel which is positioned north of Wellington Street within rural land designation and

parcel located south of Wellington Street The Magna Headquarters office building fronting onto Magna

Drive is located to the south of these properties

The Newmarket Spectrum property is located at the end of Newpark Boulevard east of Bayview Avenue and

south of Mulock Drive The area to the west along Newpark Boulevard is characterized by industrial

developments while the area to the east northwest and south is low-density residential in nature

Area Total area of the twelve plots inc Newmarket is approximately 229.77 acres

Configuration Irregular see site plan

Services Aurora Servicing is available along Wellington Street Stronach Boulevard and

Bayview Avenue

Newmarket Servicing is available along Bayview Avenue and Newpark Drive

Access Aurora Generally from Wellington Street East Bayview Avenue and Leslie Street

respectively

Newmarket From Newpark Boulevard

Title Instruments For the purposes of this analysis any instruments registered against the titles to

the properties are assumed not to have significant effect on the propertys

marketability or its market value For greater certainty legal opinion should be

solicited for full explanation of the effects of these encumbrances Additionally

the property has been valued as if free and clear of any financing

Topography Block is undulating loping in southeasterly direction towards some lands

near its southern limit Block is generally flat sloping slightly to the south

Block is more rugged falling off from the northeast in south and westerly

direction to watercourse traversing the southwest boundary of the site Blocks

are both level sites that have been rough graded sloping slightly

towards the north/south road separating them as well as to Wellington Street

Block is fairly flat and about two feet below the elevation of Wellington Street

It appears to have recently been rough graded Block is located to the north
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of Block beyond creek valley separating the two This block is gently rolling

land that is under cultivation The property slopes to the south and west

Soil Conditions We have not undertaken detailed soil analysis and as we are not qualified to

comment on soil conditions we have assumed that there are no contaminants

affecting the sites nor any abnormal soil conditions However full

environmental assessment would be required for certainty and any cost of

remedy should be deducted from the reported values herein The sub-soil is

assumed to be similar to other lands in the area and suitable in drainage qualities

and load bearing capacity to support development as envisioned in the Official

Plan for the Town of Aurora

13
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PARCEL 1A PRoPERTY DATA

MUNICIPAL ADDRESS

893 WelLington Street East

Town of Aurora Ontario

LEGAL DESCRIPTION

PT LT 20 CON AW PTS 65R18731 AURORA 1/W EASE OVER PT 65R4704

AS IN B748B SIT EASE OVER PT 65R18731 AS IN LT1006651 T/W EASE OVER PT LTS 18

19 20 CON PTS 10 11 12 13 14 15 65R26237 AS IN YR390939 S/I EASE IN

FAVOUR OF THE CORPO RATION OF THE TOWN OF AURORA OVER PIS 19 21 22

65R26163 AS IN YR39 1564 S/I EASE IN FAVOUR OF PT LIS 18 19 20 CON PIS

13 65R26163 OVER PIS 18 19 21 22 65R26163 AS IN YR391578 1/W EAS OVER

PT LI 20 CON PIS 28 60 64 65R26163 AS IN YR391824 S/I ASE IN FAVOUR OF

BLK 65M3436 OVER PIS 19 21 22 65R26163 AS IN YR 391842 5/1 EASE IN FAVOUR

OF PT LTS 19 20 CON PIS 11 25 26 27 32 33 34 37 39 40 41 57 62 65 66 67

68 65R26163 AND BLK PL 65M3436 OVER PIS 18 19 21 22 65R26163 AS IN YR39185O

S/I EASE IN FAVOUR OF BLK 65M3436 OVER PIS 18 19 21 22 65R2616 AS IN

YR391864 11W EASE OVER P1 LI 20 CON PIS 26 40 65 67 65R26163 AS IN

YR392341 I/W EASE OVER P1 BLK PL 65M3436PI 565R26 163 AS IN YR392493.I/W

EASE OVER P1 BLK PL 65M3436 PIS 42 46 69 65R26163 AS IN YR393219

Town of Aurora

Regional Municipality of York

14
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OWNERSHIP AND HISTORY

According to search of the Real Estate Board Land Registry Information Services the property has not been

sold or offered for sate in the last three years The last sale recorded as instrument LT1288170 was registered

July 30 1998 The property was vested in 690346 Ontario Inc

Effective Date

The effective date of this valuation is January 19 2011

Encumbrances

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property municipal easement for sanitary sewers and water traverse the property in the vicinity of the low

lying lands near the south
property boundary

15
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PROPERTY DESCRIPTION

Parcel is located on the southeast corner of Wellington Street East and Bayview Avenue The vacant site is

irregular in shape as parcel of land to the east Parcel has been cut out to accommodate planned

Medical Arts Building The lands are currently under cultivation

Frontage

Depth

Area

The subject property has extensive frontage of approximately 1200 feet on

Wellington Street East

Comprises approximately 1300 feet frontage on Bayview Avenue

The subject site reportedly extends to approximately 51.0 acres

Configuration Irregular see site plan Subject is area Parcel

Services

Access

Servicing is available at the lot line

There is currently no access to the site but it is assumed that during

development points of ingress and egress will be made off Bayview Avenue and

off the Magna Drive extension

Title Instruments

Topography

Soil Condition

For the purposes of this analysis any instruments registered against the titles to

the property are assumed not to have significant effect on the propertys

marketability or its market value For greater certainty legal opinion should be

solicited for full explanation of the effects of these encumbrances Additionally

the property has been valued as if free and clear of any financing

The lands are generally undulating sloping from east to west and from north to

south toward low lying area traversing the south part of the site in

southeasterly direction

We have not undertaken detailed soil analysis and as we are not qualified to

comment on soil conditions we have assumed that there are no contaminants

affecting the site nor any abnormal soil conditions However full environmental

assessment would be required for certainty and any cost of remedy should be

deducted from the reported value herein The sub-soil is assumed to be similar to

other lands in the area and suitable in drainage qualities and load bearing capacity

to support the existing development

16
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DESCRIPTION OF IMPROVEMENTS

Roads

Block HA is located at the southeast corner of two major arterial roads servicing the York Region area and

beyond Wellington Street is four-lane east/west arterial road and Bayview Avenue is two-lane north/south

arterial road There is potential for proposed westerly continuation of Magna Drive that would traverse the

site and end at Bayview Avenue just south of this Block

Services

We are informed that all town services are available at the lot line electrical natural gas storm and sanitary

sewer and water services municipal easement for sanitary sewers and water traverse the south portion of

the site

Title Instruments

For the purposes of this analysis any instruments registered against the titles to the property are assumed

not to have significant effect on the propertys marketability or its market value For greater certainty legal

opinion should be solicited for full explanation of the effects of these encumbrances Additionally the

property has been valued as if free and clear of any financing For the purposes of this analysis we assume

title is marketable without any encumbrances

Easements Restrictions

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property with the exception of the regulations identified in the section on Land Use Regulations within this

report An easement for sanitary sewers and watermains exists over Parts 16 and 18 Plan 65R-26163

traverses the southerly portion of the site These easements are not considered to have an adverse effect on

the potential development of the property nor are they deemed to adversely affect the value of the site

17
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EnvironmentaL

We have not undertaken detailed soil analysis and as we are not qualified to comment on soil conditions we

have assumed that there are no contaminants affecting the site However full environmental assessment

would be required for greater certainty and any cost of remedy should be deducted from the reported value

herein The sub-soil is assumed to be similar to other lands in the area and suitable in drainage qualities and

load bearing capacity to support the future developments

The Official Plan has stated portion of the site is to be designated as Linear and other Open Space and will be

linked to the Open Space System therefore portion of the land is environmentally protected and

undevelopable

18
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Assessment and Realty Tax Data

As this Parcel is currently part of larger land holding we have not been able to ascertain current value

assessment nor an appropriate realty tax rate for 2011

Land Use/Planning Provision

Official Plan

Land Use Classification

Zoning

Community Commercial OPA 30 Linear and Other Open Space OPA 30

and Urban Residential OPA 30

Rural General RU

Lot Area Minimum of 10 hectares

Minimum Lot Frontage of 180.0 meters

Building Specifications Minimum gross floor area 110 sq meters

Residential Maximum lot coverage of 20%

Maximum height pertaining to main buildings shall be the lesser of 10

meters

Permitted Uses Agricultural uses including farming soil cultivation and livestock rearing

Compliance

Breeding raising and training of farm animals and horses

Churches or places of worship

Home occupation

Horseback riding clubs

Farm greenhouses

One single family dwelling including an accessory attached residential

dwelling unit occupied by person employed full time on the farm where

the farm is not Less than 40 hectares in area

The property is vacant It is our opinion that the property is in compliance

with current land use regulations For greater certainty written enquiries

should be made with the Town of Aurora

19
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LAND USE MAP

ZONING BY-LAW 2213-78

20
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PARCEL PROPERTY DATA

MUNICIPAL ADDRESS

1289 WeLlington Street East

Town of Aurora Ontario

LEGAL DESCRIPTION

PT LOT 20 CON AW PT 65R15639 SAVE EXCEPT PT 65R20504 PTS

65R20505 EXCEPT PTS 65R30828 AURORA S/T EASE OVER PT 65R17328

AS IN LT1006650 S/T EASES OVER PT 13 65R17101 AS IN YR1530930 1/W EASE OVER PT

LTS 18 19 20 CON PTS 10 11 12 13 14 15 65R26237 AS IN YR390939 S/T

EASE OVER PT 56 65R26163 AS IN YR391564 S/T EASE IN FAVOUR OF PT LTS 18 19 20

CON PTS 13 38 65R26163 OVER PT 56 65R26163 AS IN YR 391578 1/W EASE

OVER PT LT 20 CON PTS 28 60 64 65R26163 AS IN YR391824 S/T EASES IN FAVOUR

OF BLK FL 65M3436 OVER PT 56 65R26163 AS IN YR391842 S/I EASE IN FAVOUR OF

PT LTS 19 20 CON PTS 11 25 26 27 32 33 34 37 39 40 41 57 62 65 66 67 68

65R26163 AND BLK PL 65M3436 OVER PT 56 65R26163 AS IN YR391850 S/T EASE IN

FAVOUR OF BLK PL 65M3436 OVER PT 56 65R26163 AS IN YR391864 T/W EASE OVER

PT LI 20 CON PIS 26 40 65 67 65R26163 AS IN YR392341 T/W EASE OVER PT BLK

PL 65M3436 PT 47 65R26163 AS IN YR392493 T/W EASE OVER PT BLK PL 65M3436

PIS 42 46 69 65R26163 AS IN YR393219 S/T EASEMENT OVER PT 65R27300 IN

FAVOUR OF BLK PL 65M3852 AS IN YR701814 TOGETHER WITH AN EASEMENT OVER PT

LI 20 CON AW PT 65R31816 AS IN YR1531042 TOGETHER WITH AN EASEMENT OVER

PT LI 20 CON AW PTS 65R31816 AS IN YR1531043

Town of Aurora

Regional Municipality of York
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OWNERSHIP AND HISTORY

According to search of the Real Estate Board Land Registry Information Services the property has not been

sold or offered for sale in the last three years The last recorded sate was in July 1998 under instrument

LT1287796 LT1287795 The registered owners are 1207309 Ontario Inc and 690346 Ontario Inc

Effective Date

The effective date of this valuation is January 19 2011

Encumbrances

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property

22
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PROPERTY DESCRIPTION

Parcel is located south of Wellington Street East set within the main Magna development site

Frontage

Depth

Area

The property has no frontage being set back within the main development land

parcels

Irregular

Approximately 15 Acres

Configuration Irregular see site plan Subject is area Parcel

Services

Access

Servicing is available at the lot Line

Access to Parcel is available from Stronach Boulevard and Gold Touch Way

which traverses the site in northeasterly direction

Title Instruments

Topography

Soil Conditions

For the purposes of this analysis any instruments registered against the titles to

the
property are assumed not to have significant effect on the propertys

marketability or its market value For greater certainty legal opinion should be

solicited for full explanation of the effects of these encumbrances Additionally

the property has been valued as if free and clear of any financing

The topography of this parcel is generally flat but sloping slightly to the south and

east

We have not undertaken detailed soil analysis and as we are not qualified to

comment on soil conditions we have assumed that there are no contaminants

affecting the site or any abnormal soil conditions However full environmental

assessment would be required for certainty and any cost of remedy should be

deducted from the reported value herein The sub-soil is assumed to be similar to

other lands in the area and suitable in drainage qualities and load bearing

capacity

23
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DESCRIPTION OF IMPROVEMENTS

Roads

Stronach Boulevard provides access to the parcel from Wellington Street East connecting with Gold Touch

Way cul-de-sac which divides the site

Services

Municipal services are available along Stronach Boulevard as well as along Gold Touch Way including electrical

natural gas storm and sanitary sewer and water services

Title Instruments

For the purposes of this analysis any instruments registered against the titles to the property are assumed

not to have significant effect on the propertys marketability or its market value For greater certainty legal

opinion should be solicited for full explanation of the effects of these encumbrances Additionally the

property has been valued as if free and clear of any financing For the purposes of this analysis we assume

title is marketable without any encumbrances

Easements Restrictions

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property with the exception of the regulations identified in the section on Land Use Regulations within this

report No easements exist which could potentially affect property value and if in fact any easements were

present we would wish to revisit our conclusions accordingly

Environmentat

We have not undertaken detailed soil analysis and as we are not qualified to comment on soil conditions we

have assumed that there are no contaminants affecting the site However full environmental assessment

would be required for greater certainty and any cost of remedy should be deducted from the reported value

herein The sub-soil is assumed to be similar to other lands in the area and suitable in drainage qualities and

load bearing capacity to support the existing development

File Reference CIRA 11-002



VARIOUS PROPOSED DEVELOPMENT LANDS AURORA PALI

Assessment and Realty Tax Data

As this Parcel is currently part of larger land holding we have not been able to ascertain current value

assessment nor an appropriate realty tax rate for 2011

Land Use/Planning Provision

Official Plan Medium-High Density Residential OPA 30

Designation is intended to accommodate variety of residential uses

including stacked townhouses terrace houses maisonettes and garden

apartments

The subject property is outside the Oak Ridges Moraine Planning Boundary

Ontario MNR 1991

Land Use Classification Rural General RU RU-7

Zoning

Lot Area Minimum of 10 hectares

Minimum Lot Frontage of 180 meters

Building Specifications Maximum lot coverage of 20%

Minimum floor area 110 sq meters

Maximum building height 10 meters

Permitted Uses An arts or education centre for Magna

Health centre for Magna

Research or product development centre for Magna

Gatehouse or security facility

Cafeteria for Magna

Compliance The site is currently vacant and we therefore believe it to be in compliance

with current land use regulations For greater certainty written enquiries

should be made with the Town of Aurora
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LAND USE MAP

ZONING BY-LAW 221 3-78

O\ IL\

File Reference CIRA 11 002



VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

PARCEL Ei PROPERTY DATA

MUNICIPAL ADDRESS

893 Wellington Street East

Town of Aurora Ontario

LEGAL DESCRIPTION

PT LT 20 CON AW PIS 65R18731 AURORA T/W EASE OVER PT 65R4704

AS IN B748B S/T EASE OVER PT 65R18731 AS IN LT1006651 1/W EASE OVER PT LTS

18 19 20 CON PTS 10 11 12 13 14 15 65R26237 AS IN YR390939 SIT EASE

IN FAVOUR OF THE CORPO RATION OF THE TOWN OF AURORA OVER PTS 19 21 22

65R26163 AS IN YR39 1564 S/T EASE IN FAVOUR OF PT LTS 18 19 20 CON PTS

13 65R26163 OVER PTS 18 19 21 22 65R26163 AS IN YR391578 T/W EAS OVER

PT LT 20 CON PTS 28 60 64 65R26163 AS IN YR391824 S/T ASE IN FAVOUR OF

BLK 65M3436 OVER PTS 19 21 22 65R26163 AS IN YR 391842 SIT EASE IN FAVOUR

OF PT LTS 19 20 CON PTS 11 25 26 27 32 33 34 37 39 40 41 57 62 65 66 67

68 65R26163 AND BLK FL 65M3436 OVER PTS 18 19 21 22 65R26163 AS IN YR391850

S/I EASE IN FAVOUR OF BLK 65M3436 OVER PTS 18 19 21 22 65R2616 AS IN

YR391864 T/W EASE OVER FT LI 20 CON PIS 26 40 65 67 65R26163 AS IN

YR392341 T/W EASE OVER FT BLK FL 65M3436FT 565R26 163 AS IN YR392493.T/W

EASE OVER PT BLK FL 65M3436 FTS 42 46 69 65R26163 AS IN YR393219

Town of Aurora

Regional Municipality of York
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OWNERSHIP AND HISTORY

According to search of the Toronto Real Estate Board Land Registry Information Services the property has

not been sold or offered for sate in the last three years The last recorded sate of this property was registered

on July 30 1998 under instrument LT1287796 and under instrument LT1287795

Effective Date

The effective date of this valuation is January 19 2011

Encumbrances

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property
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PROPERTY DESCRIPTION

Parcel is located east of the intersection of Wellington Street East and Bayview Avenue The site is

currently vacant and unimproved

Frontage The subject property has approximately 270 meters of frontage on Wellington

Street East

Depth

Area

Comprises of approximately 220 meters

Approximately 10.0 acres

Configuration Regular see site plan Subject is area Parcel

Services

Access

Servicing is available at the lot line

Parcel is accessible from the southern side of Wellington Street East east of

Bayview Avenue west of Stronach Boulevard

Title Instruments

Topography

Soil Conditions

For the purposes of this analysis any instruments registered against the titles to

the property are assumed not to have significant effect on the propertys

marketability or its market value For greater certainty legal opinion should be

solicited for full explanation of the effects of these encumbrances Additionally

the property has been valued as if free and clear of any financing

The topography of the site is at grade with Wellington Street East

We have not undertaken detailed soil analysis and as we are not qualified to

comment on soil conditions we have assumed that there are no contaminants

affecting the site nor any abnormal soil conditions However full environmental

assessment would be required for certainty and any cost of remedy should be

deducted from the reported value herein The sub-soil is assumed to be similar to

other lands in the area and suitable in drainage qualities and load bearing

capacity
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DESCRIPTION OF IMPROVEMENTS

Roads

Wellington Street East marks the northern boundary of this site major east/west arterial road extending

through the region of York At present no ingress points have been established from Wellington Street East but

it has been assumed suitable access would be created in the course of development

Services

Municipal services are available along the Wellington Street frontage electrical natural gas storm and

sanitary sewer and water services

TitLe Instruments

For the purposes of this analysis any instruments registered against the titles to the property are assumed

not to have significant effect on the propertys marketability or its market value For greater certainty legal

opinion should be solicited for full explanation of the effects of these encumbrances Additionally the

property has been valued as if free and clear of any financing For the purposes of this analysis we assume

title is marketable without any encumbrances

Easements Restrictions

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property with the exception of the regulations identified in the section on Land Use Regulations within this

report No easements exist which could potentially affect property value and if in fact any easements were

present we would wish to revisit our conclusions accordingly

Environmental

We have not undertaken detailed soil analysis and as we are not qualified to comment on soil conditions we

have assumed that there are no contaminants affecting the site However full environmental assessment

would be required for greater certainty and any cost of remedy should be deducted from the reported value

herein The sub-soil is assumed to be similar to other lands in the area and suitable in drainage qualities and

load bearing capacity
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Assessment and Realty Tax Data

As this Parcel is currently part of larger land holding we have not been able to ascertain current value

assessment nor an appropriate realty tax rate for 2011

Land Use/Planning Provision

Official Plan

Land Use Classification

Zoning

Lot Area

Building Specifications

Permitted Uses

Compliance

Mixed Use OPA 30

RU-li Rural General Exception Zone for Clinic Health Centre or Hospital

Minimum of 8000 square meters

Minimum Lot Frontage of 60 meters

Maximum lot coverage of 40%

Maximum floor area 10000 sq meters

Maximum building height 30 meters or storeys

The development of medical arts facility health clinic or hospital

The property is currently vacant and we assume it is in compliance with

current land use regulations For greater certainty written enquiries should

be made with the Town of Aurora
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LAND USE MAP

ZONING BY-LAW 221 3-78

Fite Reference CIRA 11-OO



VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

PARCEL 44Fu PROPERTY DATA

MUNICIPAL ADDRESS

South Side WeRington Street East

Town of Aurora Ontario

LEGAL DESCRIPTION

FIRSTLY PT LOT 20 CON 2AW PTS 565R30828 S/T EASE OVER PT 65R3O828

AS IN LT1006650 T/W EASE OVERPT LOTS 18 19 20 CON PTS 12341011121314 15

65R26237 AS IN YR390939 S/T EASES OVER PT 65R30828 AS IN YR391564 SIT EASE IN

FAVOUR OF LTS 18 19 20 CON PIS 3813 38 65R26163 OVER PTS 65R30828

AS IN YR391578 T/W EASE OVER PT LT 20 CON PTS 28 60 64 65R26163 AS IN

YR391824 S/T EASE IN FAVOUR OF BLK PL65M3436 OVER PT 65R3O828 AS IN

YR391842 S/T EASE IN FAVOUR OF PT LTS 19 20 CON PTS

211252627323334373940415762656667 68 65R26163 BLK4 FL 65M3436 OVER

PIS 65R30828 AS IN YR391850 S/T EASE IN FAVOUR OF BLK PL 65M3436 OVER

PTS 65R30828 AS IN YR391864 T/W EASE OVER PT LT 20 CON PTS 26 40 65

67 65R26163 AS IN YR392341 T/W EASE OVER PT BLK FL 65M3436 PT 47 65R26163 AS

IN YR392493 T/W EASE OVER PT BLK FL 65M3436 FTS 4246 69 65R26163 AS IN

YR393219 SECONDLY PT LOTS 19 20 CON 2AW PTS 22526273940415762656667

68 65R26163 11W EASES OVER FT LT 17 CON PT 65R15639 AS IN B11880B T/W

EASE OVER PT LTS 18 19 20 CON FTS 12341011121314 15 65R26237 AS IN

YR39O962 T/W EASE OVER FT LT 20 CON PTS 128293060616364 74 65R26163 AS

IN YR391821 11W EASE OVER PT LI 20 CON PTS 161819212223 56 65R26163 AS IN

YR39185O 5/I EASE IN FAVOUR OF PT LI 20 CON PTS
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141516171819202122232448495052535658 59 65R26163 PT 65R21504 OVER

PTS 264065 67 65R26163 AS IN YR392341 SIT EASE IN FAVOUR OF THE CORPORATION

OF THE TOWN OF AURORA OVER PTS 264064 67 65R26163 AS IN YR39235O S/T EASE

IN FAVOUR OF PT LT 20 CON PTS 122829303160616365 74 65R26163 OVER PTS

5762656667 68 65R26163 AS IN YR392371 S/T EASE IN FAVOUR OF PT LT 20 CON

PTS 1122829303160616364 74 65R26163 OVER PTS 26405762656667 68

65R26163 AS IN YR392420 S/T EASE IN FAVOUR OF BLK FL 65M3436 OVER PTS

264065 67 65R26163 AS IN YR392466 T/W EASE OVER PT BLK PL 65M3436 PT 47

65R26163 AS IN YR392511 T/W EASE OVER PT BLK PL 65M3436 PTS 3536 73

65R26163 PT BLK 13 PL 65M3436 PT 54 PT LT 20 CON PT 72 65R26163 AS IN

YR392604 T/W EASE OVER PT BLK PL 65M3436 PTS 42434669 70 65R26163 AS IN

YR393220 T/W EASE OVER PT BLK 14 FL 65M3436 PTS 55 71 65R26163 AS IN

YR393256 S/T EASE IN FAVOUR OF BLK FL 65M3436 OVER PTS 2264065 67

65R26163 AS IN YR393543 SUBJECT TO AN EASEMENT OVER PT 65R31816 IN FAVOUR

OF PT LT 20 CON AW PT 65R1 5639 EXCEPT PTS 65R20504 PTS 65R20505

FTS 65R30828 AS IN YR1531042 SUBJECT TO AN EASEMENT OVER FTS

65R31816 IN FAVOUR OF PT LT 20 CON AW PT 65R15639 EXCEPT PTS

65R15639 PT 65R20504 PTS 65R20505 PTS 65R30828 AS IN

YR1531043

Town of Aurora

Regional Municipality of York

OWNERSHIP AND HISTORY

According to search of the Toronto Real Estate Board Land Registry Information Services the property was

last transferred to 1207309 ONTARIO INC in May 2009 for total consideration of $100000

Effective Date

The effective date of this valuation is January 19 2011

Encumbrances

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property
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PROPERTY DESCRIPTION

Parcel is located on the southwest corner of Wellington Street East and Stronach Boulevard The site is

rectangular in shape and would be suitable for variety of opportunities of mixed high quality employment uses

as well as variety of supporting commercial and community facilities The site has previously been cleared

and leveled and is
ready for development

Frontage

Depth

Area

The subject property has frontage of approximately 300 meters on Wellington

Street East

Comprises of approximately 250 meters

11.0 acres approximately

Configuration Rectangular see site plan Subject is area Parcel

Services

Access

Servicing is available at the lot line

Access to the site is from Wellington Street East and Stronach Boulevard

Title Instruments

Topography

Soil Conditions

For the purposes of this analysis any instruments registered against the titles to

the property are assumed not to have significant effect on the propertys

marketability or its market value For greater certainty legal opinion should be

solicited for full explanation of the effects of these encumbrances Additionally

the property has been valued as if free and clear of any financing

The topography of the site is generally level and on grade with that of adjacent

properties and roadways

We have not undertaken detailed soil analysis and as we are not qualified to

comment on soil conditions we have assumed that there are no contaminants

affecting the site nor any abnormal soil conditions However full environmental

assessment would be required for certainty and any cost of remedy should be

deducted from the reported value herein The sub-soil is assumed to be similar to

other lands in the area and suitable in drainage qualities and load bearing
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DESCRIPTION OF IMPROVEMENTS

Roads

Wellington Street East marks the northern boundary of this site major east/west arterial road extending

through the region of York At present no ingress points have been established from Wellington Street East but

it has been assumed suitable access would be created in the course of development

Services

We are informed that all town services are available at the lot line electrical natural gas storm and sanitary

sewer and water services The Town of Aurora has indicated that there should be no servicing issues once

draft plan application has been received

Title Instruments

For the purposes of this analysis any instruments registered against the titles to the property are assumed

not to have significant effect on the propertys marketability or its market value For greater certainty legal

opinion should be solicited for full explanation of the effects of these encumbrances Additionally the

property has been valued as if free and clear of any financing For the purposes of this analysis we assume

title is marketable without any encumbrances

Easements Restrictions

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property with the exception of the regulations identified in the section on Land Use Regulations within this

report No easements exist which could potentially affect property value and if in fact any easements were

present we would wish to revisit our conclusions accordingly

EnvironmentaL

We have not undertaken detailed soil analysis and as we are not qualified to comment on soil conditions we

have assumed that there are no contaminants affecting the site However full environmental assessment

would be required for greater certainty and any cost of remedy should be deducted from the reported value

herein The sub-soil is assumed to be similar to other lands in the area and suitable in drainage qualities and

load bearing capacity
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Assessment and Realty Tax Data

As this Parcel is currently part of larger land holding we have not been able to ascertain current value

assessment nor an appropriate realty tax rate for 2011

Land Use/Planning Provision

Official Plan Business Park OPA 30

Designation is intended to provide opportunities for mix of high quality

employment uses and variety of supporting commercial and community

facilities geared to satisfy the needs of residents business and employees

in the town and the region

Land Use Classification Holding Zone awaiting applications in accordance with the official

Zoning plan outlines

Compliance The subject property is vacant and is therefore deemed to be in compliance

with existing Land use regulations
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PARCEL 44G PROPERTY DATA

MUNICIPAL ADDRESS

South Side Wellington Street East

Town of Aurora Ontario

LEGAL DESCRIPTION

FIRSTLY PT LOT 20 CON 2AW PTS 234 565R30828 SIT EASE OVER PT 65R30828

AS IN LT1006650 T/W EASE OVERPT LOTS 18 19 20 CON PTS 12341011121314 15

65R26237 AS IN YR390939 S/T EASES OVER PT 65R30828 AS IN YR391564 S/T EASE IN

FAVOUR OF LTS 18 19 20 CON PTS 3813 38 65R26163 OVER PTS 65R30828

AS IN YR391578 T/W EASE OVER PT LT 20 CON PTS 28 60 64 65R26163 AS IN

YR391824 S/T EASE IN FAVOUR OF BLK PL65M3436 OVER PT 65R30828 AS IN

YR391842 S/T EASE IN FAVOUR OF PT LTS 19 20 CON FTS

211252627323334373940415762656667 68 65R26163 BLK4 FL 65M3436 OVER

PTS 65R30828 AS IN YR391850 S/T EASE IN FAVOUR OF BLK PL 65M3436 OVER

PTS 65R30828 AS IN YR391864 T/W EASE OVER PT LT 20 CON PTS 264065 67

65R26163 AS IN YR392341 T/W EASE OVER PT BLK PL 65M3436 PT 47 65R26163 AS IN

YR392493 T/W EASE OVER PT BLK PL 65M3436 PTS 4246 69 65R26163 AS IN

YR393219 SECONDLY PT LOTS 19 20 CON 2AW PTS 22526273940415762656667

68 65R26163 T/W EASE OVER PT LT 17 CON PT 65R1 5639 AS IN B1188OB T/W EASE

OVER PT LTS 18 19 20 CON PTS 12341011121314 15 65R26237 AS IN YR390962

T/W EASE OVER PT LT 20 CON PTS 128293060616364 74 65R26163 AS IN

YR391821 T/W EASE OVER PT LT 20 CON PTS 161819212223 56 65R26163 AS IN

YR391850 S/T EASE IN FAVOUR OF PT LT 20 CON PTS

141516171819202122232448495052535658 59 65R26163 PT 65R21504 OVER

PTS 264065 67 65R26163 AS IN YR392341 S/T EASE IN FAVOUR OF THE CORPORATION
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OF THE TOWN OF AURORA OVER PTS 264064 67 65R26163 AS IN YR392350 S/T EASE

IN FAVOUR OF PT LT 20 CON PTS 122829303160616365 74 65R26163 OVER PTS

5762656667 68 65R26163 AS IN YR392371 S/I EASES IN FAVOUR OF PT LI 20 CON

PTS 1122829303160616364 74 65R26163 OVER PTS 26405762656667 68

65R26163 AS IN YR39242O S/T EASE IN FAVOUR OF BLK PL 65M3436 OVER P15

264065 67 65R26163 AS IN YR392466 11W EASE OVER PT BLK PL 65M3436 PT 47

65R26163 AS IN YR392511 T/W EASE OVER PT BLK FL 65M3436 PTS 3536 73

65R26163 PT BLK 13 FL 65M3436 PT 54 PT LT 20 CON PT 72 65R26163 AS IN

YR392604 T/W EASE OVER PT BLK FL 65M3436 PTS 42434669 70 65R26163 AS IN

YR39322O T/W EASE OVER PT BLK 14 PL 65M3436 PTS 55 71 65R26163 AS IN

YR393256 S/T EASE IN FAVOUR OF BLK FL 65M3436 OVER PTS 2264065 67

65R26163 AS IN YR393543 SUBJECT TO AN EASEMENT OVER PT 65R31816 IN FAVOUR

OF FT LT 20 CON AW PT 65R15639 EXCEPT FTS 65R20504 PIS 65R20505

PTS 65R30828 AS IN YR1531042 SUBJECT TO AN EASEMENT OVER FIS

65R31816 IN FAVOUR OF PT LT 20 CON AW FT 65R15639 EXCEPT PTS

65R15639 FT 65R20504 PTS 65R2O5O5 FTS 65R3O828 AS IN

YR1 531043

Town of Aurora

Regional Municipality of York

OWNERSHIP AND HISTORY

According to search of the Toronto Real Estate Board Land Registry Information Services the property was

last transferred to 1207309 ONTARIO INC in May 2009 for total consideration of $100000

Effective Date

The effective date of this valuation is January 19 2011

Encumbrances

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property
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PROPERTY DESCRIPTION

Parcel is vacant site located on the southeast corner of Wellington Street East and Stronach Boulevard in

the Town of Aurora The site is rectangular in shape and currently vacant and unimproved The site has been

graded and is at the same elevation as the surrounding roads Medium density residential development is

occurring to the north with low to medium density residential planned for the lands immediately to the east

Frontage

Depth

Area

The property has frontage of approximately 420 meters along Wellington Street

East

Comprises of approximately 250 meters

Approximately 16.0 Acres

Configuration Rectangular see site plan Subject is Parcel

Services

Access

Servicing is available at the lot line

The property may be accessed from Wellington Street East and Stronach

Boulevard

Title Instruments For the purposes of this analysis any instruments registered against the titles to

the property are assumed not to have significant effect on the propertys

marketability or its market value For greater certainty legal opinion should be

solicited for full explanation of the effects of these encumbrances Additionally

the property has been valued as if free and clear of any financing

Topography The site is at grade with Wellington Street East

Soil Conditions We have not undertaken detailed soil analysis and as we are not qualified to

comment on soil conditions we have assumed that there are no contaminants

affecting the site nor any abnormal soil conditions However full environmental

assessment would be required for certainty and any cost of remedy should be

deducted from the reported value herein The sub-soil is assumed to be similar to

other lands in the area and suitable in drainage qualities and load bearing

capacity
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DESCRIPTION OF IMPROVEMENTS

Roads

Wellington Street to the north is four lane arterial road providing direct access to the site with Stronach

Boulevard also providing access to the site from its southern side

Services

Municipal services are available along both Stronach Boulevard and Wellington Street East electrical natural

gas storm and sanitary sewer and water services

Title Instruments

For the purposes of this analysis any instruments registered against the titles to the property are assumed

not to have significant effect on the propertys marketability or its market value For greater certainty legal

opinion should be solicited for full explanation of the effects of these encumbrances
Additionally the

property has been valued as if free and clear of any financing For the purposes of this analysis we assume

title is marketable without any encumbrances

Easements Restrictions

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property with the exception of the regulations identified in the section on Land Use Regulations within this

report No easements exist which could potentially affect
property value and if in fact any easements were

present we would wish to revisit our conclusions accordingly

Environmental

We have not undertaken detailed soil analysis and as we are not qualified to comment on soil conditions we

have assumed that there are no contaminants affecting the site However full environmental assessment

would be required for greater certainty and any cost of remedy should be deducted from the reported value

herein The sub-soil is assumed to be similar to other lands in the area and suitable in drainage qualities and

load bearing capacity to support the existing development
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Assessment and Reatty Tax Data

As this Parcel is currently part of Larger land holding we have not been able to ascertain current value

assessment nor an appropriate realty tax rate for 2011

Land Use/Planning Provision

Official Plan Business Park OPA 30

Designation is intended to provide opportunities for mix of high quality

employment uses and variety of supporting commercial and community

facilities geared generaUy to satisfying the needs of residents and

businesses

Land Use Classification

Zoning

RU-7 Rural General Exception Zone for uses related to the operations of

Magna Inc

Permitted uses include convention centre data processing centre fitness

centre food processing establishment industrial use if within building

hotel office research and training facility printing media and

communications establishment

Lot Area

Building Specifications

Minimum of 8000 square meters

Minimum Lot Frontage of 60 meters

Maximum Lot coverage of 40%

Maximum height 30 meters or storeys

43

File Reference CIRA 11-002



VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

LAND USE MAP

ZONING BY-LAW 2213-78

File Reference CIRA 11-007
44



VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

PARCEL PROPERTY DATA

MUNICIPAL ADDRESS

South Side Wellington Street East

Town of Aurora Ontario

LEGAL DESCRIPTION

PT LOT 20 CON AW PTS 1293031 74 65R26163 AURORA T/W EASE OVER PT LTS

18 19 20 CON PTS 10 11 12 13 14 65R26237 AS IN YR390976 S/T

EASE IN FAVOUR OF BLK 14 65M3436 OVER PT 30 65R26163 AS IN YR391725 S/T EASE IN

FAVOUR OF PT LTS 18 19 20 CON PTS 13 38 65R26163 OVER PTS 29 30

74 65R26 163 AS IN YR391749 S/T EASE IN FAVOUR OF BLKS 13 65M3436 AND PT LT

20 CON PT 72 65R26163 OVER PT 30 65R26163 AS IN YR3918O3 S/T EASE IN FAVOUR

OF PT LTS 19 20 CON PTS 11 25 26 27 32 33 34 37 39 40 41 57 62 65 66 67

68 65R26163 AND BLK 65M3436 OVER PTS 29 30 74 65R26163 AS IN YR391821

T/W EASE OVER PT LT 20 CON PTS 11 33 34 57 62 65 66 67 68 65R26163 AS IN

YR392371 T/W EASE OVER PT LT 20 CON PTS 11 26 33 34 37 40 57 62 65 66 67

68 65R26163 AS IN YR392420 T/W EASE OVER PT BLK FL 65M3436 PTS 35 36 73

65R26163 PT BLK 13 65M3436 PT 54 65R26163 AND PT LT 20 CO PT 72 65R26163

AS IN YR392603 T/W EASE OVER PT BLK 14 PL 65M343 PTS 55 71 65R26163 AS IN

YR393316

Town of Aurora

Regional Municipality of York
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OWNERSHIP AND HISTORY

According to search of the Toronto Real Estate Board Land Registry Information Services the property was

last transferred to 690364 ONTARIO INC in July 1998 for total consideration of $0

Effective Date

The effective date of this valuation is January 19 2011

Encumbrances

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property
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PROPERTY DESCRIPTION

Parcel is vacant site located on the south side of Wellington Street East west of Leslie Street Aurora

The site is irregular in shape and currently vacant and unimproved The site has been graded and is at the same

elevation as the surrounding roads Medium to high density residential development is expected to occur to the

north side of Wellington Street East in accordance with the Official Plan land use outlines Farce 11 also part

of the Magna Development Site is located immediately to the east separating parcel from Leslie Street

Parcel is expected to undergo the development of business park in accordance with Official Plan outlines

Parcel has two internal roads Gold Touch Way that will accommodate development on both sides of the

internal street and Adena Meadows Way which provides access to this site as well as the golf course and

residential lands to the south

The property is currently designated as Medium-High Density Residential Low-Medium Density Residential and

Linear Other Open Space under the Official Plan OPA 30 and is intended for residential uses

Frontage

Depth

Area

The property has frontage of approximately 700 meters along Wellington Street

East

Between 250 meters and 450 meters varying with the site configurations

Approximately 34.0 Acres

Configuration Irregular see site plan Subject is Parcel

Services

Access

Servicing is available at the lot line

The property may be accessed from Wellington Street East and Adena Meadows

Way

Title Instruments For the purposes of this analysis any instruments registered against the titles to

the property are assumed not to have significant effect on the propertys

marketability or its market value For greater certainty legal opinion should be

solicited for full explanation of the effects of these encumbrances Additionally

the property has been valued as if free and clear of any financing
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Topography The site is at or above grade with Wellington Street East

Soil Conditions We have not undertaken detailed soil analysis and as we are not qualified to

comment on soil conditions we have assumed that there are no contaminants

affecting the site nor any abnormal soil conditions However full environmental

assessment would be required for certainty and any cost of remedy should be

deducted from the reported value herein The sub-soil is assumed to be similar to

other lands in the area and suitable in drainage qualities and load bearing

capacity
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DESCRIPTION OF IMPROVEMENTS

Roads

Wellington Street to the north is four lane arterial road This site has two internal roads Gold Touch Way

the road that will accommodate development on both sides of the internal street and Adena Meadows Way

which provides access to this site as well as the golf course and residential lands to the south

Services

Municipal services are available along both Adena Meadows Way and Wellington Street East electrical natural

gas storm and sanitary sewer and water services

Title Instruments

For the purposes of this analysis any instruments registered against the titles to the property are assumed

not to have significant effect on the propertys marketability or its market value For greater certainty legal

opinion should be solicited for full explanation of the effects of these encumbrances Additionally the

property has been valued as if free and clear of any financing For the purposes of this analysis we assume

title is marketable without any encumbrances

Easements Restrictions

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property with the exception of the regulations identified in the section on Land Use Regulations within this

report No easements exist which could potentially affect property value and if in fact any easements were

present we would wish to revisit our conclusions accordingly

Environmental

We have not undertaken detailed soil analysis and as we are not qualified to comment on soil conditions we

have assumed that there are no contaminants affecting the site However full environmental assessment

would be required for greater certainty and any cost of remedy should be deducted from the reported value

herein The sub-soil is assumed to be similar to other lands in the area and suitable in drainage qualities and

load bearing capacity to support the existing development
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Assessment and Realty Tax Data

As this Parcel is currently part of larger land holding we have not been able to ascertain current value

assessment nor an appropriate realty tax rate for 2011

Land Use/Planning Provision

Official Plan Low Medium Residential OPA 30

Designation is intended to provide opportunities for mix of high quality

employment uses and variety of supporting commercial and community

facilities geared to satisfy the needs of residents business and employees

in the town and the region

Land Use Classification RU Rural

Zoning

Lot Area Minimum of 10 Hectares

Minimum Lot Frontage of 180 meters

Building Specifications Maximum lot coverage of 20%

Maximum height 10 meters

Minimum Ground Floor Area 110000 square feet

Permitted Uses Agricultural uses including farming soil cultivation and livestock rearing

breeding and raising and training of farm animals and horsed churches or

places of worship home occupations horseback riding clubs farm

greenhouses one single family dwelling including an accessory attached

residential dwelling unit occupied by person employed full time on the

farm

Compliance The property is vacant and is therefore assumed to be in compliance with

current land use regulations For greater certainty written enquiries should

be made with the Town of Aurora
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PARCEL FR0PERTY DATA

MUNICIPAL ADDRESS

Southeast corner of Wellington Street East

And Leslie Street Aurora

LEGAL DESCRIPTION

PT LOT 20 CON AW PTS 1293031 74 65R26163 AURORA 11W EASE OVER PT LTS

18 19 20 CON PTS 10 11 12 13 14 65R26237 AS IN YR390976 S/T

EASE IN FAVOUR OF BLK 14 65M3436 OVER PT 30 65R26163 AS IN YR391725 S/T EASE IN

FAVOUR OF PT LTS 18 19 20 CON PTS 13 38 65R26163 OVER PTS 29 30

74 65R26 163 AS IN YR391749 S/T EASE FAVOUR OF BLKS 13 65M3436 AND PT LT

20 CON FT 72 65R26163 OVER PT 30 65R26163 AS IN YR3918O3 S/T EASE IN FAVOUR

OF PT LTS 19 20 CON PTS 11 25 26 27 32 33 34 37 39 40 41 57 62 65 66 67

68 65R26163 AND BLK 65M3436 OVER PIS 29 30 74 65R26163 AS IN YR391821

T/W EASE OVER PT LT 20 CON PIS 11 33 34 57 62 65 66 67 68 65R26163 AS IN

YR392371 T/W EASE OVER PT LI 20 CON PTS 11 26 33 34 37 40 57 62 65 66 67

68 65R26163 AS IN YR392420 1/W EASE OVER PT BLK FL 65M3436 PTS 35 36 73

65R26163 PT BLK 13 65M3436 PT 54 65R26163 AND PT LI 20 CO PT 72 65R26163

AS IN YR392603 1/W EASE OVER PT BLK 14 FL 65M343 PTS 55 71 65R26163 AS IN

YR39331

Town of Aurora

Regional Municipality of York
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OWNERSHIP AND HISTORY

According to search of the Toronto Real Estate Board Land Registry Information Services the property was

last transferred to 690364 ONTARIO INC in July 1998 for total consideration of $0

Effective Date

The effective date of this valuation is January 19 2011

Encumbrances

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property
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VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

PROPERTY DESCRIPTION

Parcel is located on the southwest corner of Wellington Street east and Leslie Street in the Town of Aurora

The property is designated as Business Park under the Official Plan OPA 30 and is intended for

development to high quality employment uses Although currently zoned Rural based upon our understanding

the lands can be rezoned for development as contemplated in the Official Plan This corner site has excellent

exposure to Wellington Street East and Leslie Street The northeast corner of the site has low-lying topography

in comparison to the arterial roads and with higher and drier interior The southeast corner of the site lies

within the Oak Ridges Moraine In discussions with the Town of Aurora this area was likely not to pose

problem with regards to development of the site it is assumed that less intensive development will occur in

this area

Frontage

Depth

Area

The property has approximately 400 meters of frontage along Wellington Street

East and 350 meters of frontage along Leslie Street

Approximately 350 meters

Approximately 15 acres

Configuration Irregular see site plan Subject is area Parcel

Services

Access

Municipal services are available along Wellington Street East and Leslie Street

Access to the site is available via Wellington Street East and Leslie Street

Title Instruments For the purposes of this analysis any instruments registered against the titles to

the property are assumed not to have significant effect on the propertys

marketability or its market value For greater certainty legal opinion should be

solicited for full explanation of the effects of these encumbrances Additionally

the property has been valued as if free and clear of any financing

Topography The topography of the site is undulating

Soil Conditions We have not undertaken detailed soil analysis and as we are not qualified to

comment on soil conditions we have assumed that there are no contaminants

affecting the site nor any abnormal soil conditions However full environmental

assessment would be required for certainty and any cost of remedy should be

deducted from the reported value herein The sub-soil is assumed to be similar to

other lands in the area and suitable in drainage qualities and load bearing

capacity

File Reference CIRA 11002



VARIOUS PROPOSED DEVELOPMENT LANDS AURORA __________

DESCRIPTION OF IMPROVEMENTS

Roads

Parcel is located at the southwest corner of Wellington Street East and Leslie Street

Services

Municipal services are available along the road frontage electrical natural gas storm and sanitary sewer and

water services

TitLe Instruments

For the purposes of this analysis any instruments registered against the titles to the property are assumed

not to have significant effect on the propertys marketability or its market value For greater certainty legal

opinion should be solicited for full explanation of the effects of these encumbrances Additionally the

property has been valued as if free and clear of any financing For the purposes of this analysis we assume

title is marketable without any encumbrances

Easements Restrictions

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property with the exception of the regulations identified in the section on Land Use Regulations within this

report No easements exist which could potentially affect property value and if in fact any easements were

present we would wish to revisit our conclusions accordingly

EnvironmentaL

We have not undertaken detailed soil analysis and as we are not qualified to comment on soil conditions we

have assumed that there are no contaminants affecting the site However full environmental assessment

would be required for greater certainty and any cost of remedy should be deducted from the reported value

herein The sub-soil is assumed to be similar to other lands in the area and suitable in drainage qualities and

load bearing capacity

File Reference CIRA11 002



VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

Assessment and Realty Tax Data

The site is vacant and is part of larger land holding at this location We have not ascertained an estimate of

the current assessment for realty tax purposes nor have we estimated the amount of realty taxes for 2011

Land Use/Planning Provision

Official Plan

Land Use Classification

Zoning

Business Park OPA 30

Designation is intended to provide opportunities for mix of high quality

employment uses and variety of supporting commercial and community

facilities geared generally to satisfying the needs of residents and

businesses

Rural General RU

Lot Area Minimum of 10 Hectares

Minimum Lot Frontage of 180 meters

Building Specifications

Permitted Uses

Compliance

Maximum lot coverage of 20%

Maximum height 10 meters

Minimum Ground Floor Area 110000 square feet

Agricultural uses including farming soil cultivation and livestock rearing

breeding and raising and training of farm animals and horsed churches or

places of worship home occupations horseback riding clubs farm

greenhouses one single family dwelling including an accessory attached

residential dwelling unit occupied by person employed full time on the

farm

The property is vacant and is therefore assumed to be in compliance with

current land use regulations For greater certainty written enquiries should

be made with the Town of Aurora
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VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

PARCEL 4J PROPERTY DATA

MUNICIPAL ADDRESS

North Side Wellington Street East

Town of Aurora Ontario

BLOCK PLAN 65M3852 AURORA T/W EASEMENT OVER PT LOT 20 CONC AW PTS

65R27300 AS IN YR701814 S/T EASEMENT FOR ENTRY AS IN YR 724908

OWNERSHIP AND HISTORY

Town of Aurora

Regional Municipality of York

Encumbrances

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property
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LEGAL DESCRIPTION

According to search of the Toronto Real Estate Board Land Registry Information Services the site was

purchased in November 2005 for total consideration of $2753047 by 1276074 Ontario Inc

Effective Date

The effective date of this valuation is January 19 2011



VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

PROPERTY DESCRIPTION

Parcel is vacant plot located north of Wellington Street East directly opposite Stronach Boulevard

Aurora The site is regular in shape comprising of total of acres of land separated from parcel to the

east by Mavrinac Boulevard

Frontage The property has approximately 220 meters of frontage onto Wellington Street

East

Depth Approximately 200 meters

Area Approximately acres

Configuration Regular see site plan Subject is area Parcel

Services Municipal services are available along Wellington Street East

Access Parcel is accessible from Wellington Street East to the south and Mavrinac

Boulevard to the east

Title Instruments For the purposes of this analysis any instruments registered against the titles to

the property are assumed not to have significant effect on the propertys

marketability or its market value For greater certainty legal opinion should be

solicited for full explanation of the effects of these encumbrances Additionally

the property has been valued as if free and clear of any financing

Topography The site is at grade with Wellington Street East

Soil Conditions We have not undertaken detailed soil analysis and as we are not qualified to

comment on soil conditions we have assumed that there are no contaminants

affecting the site nor any abnormal soil conditions However full environmental

assessment would be required for certainty and any cost of remedy should be

deducted from the reported value herein The sub-soil is assumed to be similar to

other lands in the area and suitable in drainage qualities and load bearing

capacity
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VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

DESCRIPTION OF IMPROVEMENTS

Roads

Parcel has frontage and access from both Wellington Street East and Mavrinac Boulevard

Services

Municipal services are available along Wellington Street East

Title Instruments

For the purposes of this analysis any instruments registered against the titles to the property are assumed

not to have significant effect on the propertys marketability or its market value For greater certainty legal

opinion should be solicited for full explanation of the effects of these encumbrances Additionally the

property has been valued as if free and clear of any financing For the purposes of this analysis we assume

title is marketable without any encumbrances

Easements Restrictions

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property with the exception of the regulations identified in the section on Land Use Regulations within this

report No easements exist which could potentially affect property value and if in fact any easements were

present we would wish to revisit our conclusions accordingly

Environmental

We have not undertaken detailed soil analysis and as we are not qualified to comment on soil conditions we

have assumed that there are no contaminants affecting the site However full environmental assessment

would be required for greater certainty and any cost of remedy should be deducted from the reported value

herein The sub-soil is assumed to be similar to other lands in the area and suitable in drainage qualities and

load bearing capacity
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Assessment and Realty Tax Data

The site is vacant and is part of larger land holding at this location We have not ascertained an estimate of

the current assessment for realty tax purposes nor have we estimated the amount of realty taxes for 2011

Land Use/Planning Provision

Official Plan

Land Use Classification

Zoning

Business Park OPA 30

Designation is intended to provide opportunities for mix of high quality

employment uses and variety of supporting commercial and community

facilities geared generally to satisfying the needs of residents and

businesses

BP-3 Business Park Holding Zone

Lot Area Minimum of Hectares

Minimum Lot Frontage of 150 meters

Building Specifications

Permitted Uses

Compliance

Maximum lot coverage of 50%

Maximum height storeys

Business uses including convention centers data processing fitness centre

day nursery office spaces printing media or communications

establishment or research and training facility

The property is vacant and is therefore assumed to be in compliance with

current land use regulations For greater certainty written enquiries should

be made with the Town of Aurora
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VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

PARCEL PROPERTY DATA

MUNICIPAL ADDRESS

LEGAL DESCRIPTION

North Side Wellington Street East

Town of Aurora Ontario

BLOCK PLANS 65M3852 AURORA S/T EASE IN GROSS OVER PTS 65R 28354 AS

IN YR701746 S/T EASEMENT FOR ENTRY AS IN YR724909

Town of Aurora

Regional Municipality of York

OWNERSHIP AND HISTORY

According to search of the Toronto Real Estate Board Land Registry Information Services the site was

purchased in November 2005 for total consideration of $2747571 by 1276074 Ontario Inc

Effective Date

The effective date of this valuation is January 19 2011

Encumbrances

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property
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VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

PROPERTY DESCRIPTION

Parcel is vacant plot located north of Wellington Street East directly opposite Stronach Boulevard in the

Town of Aurora The site is regular in shape comprising of total of acres of land separated from parcel

located to its direct west by Mavrinac Boulevard

Frontage

Depth

Area

The property has approximately 200 meters of frontage onto Wellington Street

East

Approximately 200 meters

Approximately acres

Configuration Regular see site plan Subject is area Parcel

Services

Access

Municipal services are available along Wellington Street East

Parcel is accessible from Wellington Street East to the south and Mavrinac

Boulevard to the west

Title Instruments For the purposes of this analysis any instruments registered against the titles to

the property are assumed not to have significant effect on the propertys

marketability or its market value For greater certainty legal opinion should be

solicited for full explanation of the effects of these encumbrances Additionally

the property has been valued as if free and clear of any financing

Topography The site is at grade with Wellington Street East

Soil Conditions

File Reference CIRA 11-002

We have not undertaken detailed soil analysis and as we are not qualified to

comment on soil conditions we have assumed that there are no contaminants

affecting the site nor any abnormal soil conditions However full environmental

assessment would be required for certainty and any cost of remedy should be

deducted from the reported value herein The sub-soil is assumed to be similar to

other lands in the area and suitable in drainage qualities and load bearing

capacity



VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

DESCRIPTION OF IMPROVEMENTS

Roads

Parcel has frontage and access from both Wellington Street East and Mavrinac Boulevard

Services

Municipal services are available along Wellington Street East

Title Instruments

For the purposes of this analysis any instruments registered against the titles to the property are assumed

not to have significant effect on the propertys marketability or its market value For greater certainty legal

opinion should be solicited for full explanation of the effects of these encumbrances Additionally the

property has been valued as if free and clear of any financing For the purposes of this analysis we assume

title is marketable without any encumbrances

Easements Restrictions

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property with the exception of the regulations identified in the section on Land Use Regulations within this

report No easements exist which could potentially affect property value and if in fact any easements were

present we would wish to revisit our conclusions accordingly

Environmental

We have not undertaken detailed soil analysis and as we are not qualified to comment on soil conditions we

have assumed that there are no contaminants affecting the site However full environmental assessment

would be required for greater certainty and any cost of remedy should be deducted from the reported value

herein The sub-soil is assumed to be similar to other lands in the area and suitable in drainage qualities and

load bearing capacity
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VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

Assessment and Realty Tax Data

The site is vacant and is part of Larger land holding at this location We have not ascertained an estimate of

the current assessment for realty tax purposes nor have we estimated the amount of realty taxes for 2011

Land Use/Planning Provision

Official Plan

Land Use Classification

Zoning

Business Park OPA 30

Designation is intended to provide opportunities for mix of high quality

employment uses and variety of supporting commercial and community

facilities geared generally to satisfying the needs of residents and

businesses

BP-3 Business Park Holding Zone

Lot Area Minimum of Hectares

Minimum Lot Frontage of 150 meters

Building Specifications

Permitted Uses

Compliance

Maximum lot coverage of 50%

Maximum height storeys

Business uses including convention centers data processing fitness centre

day nursery office spaces printing media or communications

establishment or research and training facility

The property is vacant and is therefore assumed to be in compliance with

current land use regulations For greater certainty written enquiries should

be made with the Town of Aurora
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VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

PARCEL PRoPERTY DATA

MUNICIPAL ADDRESS

friE

LEGAL DESCRIPTION

North Side Wellington Street East

Town of Aurora Ontario

PT LT 21 CON AW PT 65R265O7 AURORA

Town of Aurora

Regional Municipality of York

OWNERSHIP AND HISTORY

According to search of the Toronto ReaL Estate Board Land Registry Information Services the site was

purchased in November 2005 for total consideration of $5545813 by 1276074 Ontario Inc

Effective Date

The effective date of this vaLuation is January 19 2011

Encumbrances

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property
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VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

PROPERTY DESCRIPTION

Parcel is vacant plot located north of Wellington Street East directly opposite the proposed residential

parcel Aurora The site is irregular in shape separated from parcel to the north by valley within the

soil topography

Frontage

Depth

Area

The property has approximately 700 meters of frontage onto Wellington Street

East

Approximately 250 meters on average

Approximately 19 acres

Configuration Irregular see site plan Subject is area Parcel

Services

Access

Municipal services are available along Wellington Street East

Parcel is accessible from Wellington Street East

Title Instruments

Topography

Soil Conditions

For the purposes of this analysis any instruments registered against the titles to

the property are assumed not to have significant effect on the propertys

marketability or its market value For greater certainty legal opinion should be

solicited for full explanation of the effects of these encumbrances Additionally

the property has been valued as if free and clear of any financing

The site is at grade with Wellington Street East with the exception of the northern

tip of the site small portion of which is entering the valley separating the parcel

from plot

We have not undertaken detailed soil analysis and as we are not qualified to

comment on soil conditions we have assumed that there are no contaminants

affecting the site nor any abnormal soil conditions However full environmental

assessment would be required for certainty and any cost of remedy should be

deducted from the reported value herein The sub-soil is assumed to be similar to

other lands in the area and suitable in drainage qualities and load bearing

capacity
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VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

DESCRIPTION OF IMPROVEMENTS

Roads

Parcel has frontage onto both Wellington Street East

Services

Municipal services are available along Wellington Street East

TitLe Instruments

For the purposes of this analysis any instruments registered against the titles to the property are assumed

not to have significant effect on the propertys marketability or its market value For greater certainty legal

opinion should be solicited for full explanation of the effects of these encumbrances Additionally the

property has been valued as if free and clear of any financing For the purposes of this analysis we assume

title is marketable without any encumbrances

Easements Restrictions

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property with the exception of the regulations identified in the section on Land Use Regulations within this

report No easements exist which could potentially affect property value and if in fact any easements were

present we would wish to revisit our conclusions accordingly

Environmental

We have not undertaken detailed soil analysis and as we are not qualified to comment on soil conditions we

have assumed that there are no contaminants affecting the site However full environmental assessment

would be required for greater certainty and any cost of remedy should be deducted from the reported value

herein The sub-soil is assumed to be similar to other lands in the area and suitable in drainage qualities and

load bearing capacity
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VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

Assessment and Realty Tax Data

The site is vacant and is part of Larger Land holding at this location We have not ascertained an estimate of

the current assessment for realty tax purposes nor have we estimated the amount of realty taxes for 2011

Land Use/Planning Provision

Official Plan

Land Use Classification

Zoning

Medium-High Density Residential OPA 30

Designation is intended to accommodate variety of residential uses

including stacked townhouses terrace houses maisonettes and garden

apartments

The subject property is outside the Oak Ridges Moraine Planning Boundary

Ontario MNR 1991

R6 53/54 Row Dwellings

Lot Area Minimum of 250 square meters per dwelling

Minimum Lot Frontage of meters per dwelling

Building Specifications

Permitted Uses

Compliance

Maximum lot coverage of 60%

Minimum floor area 75 sq meters

Maximum building height 11 meters

Row housing

The site is currently vacant and we therefore believe it to be in compliance

with current land use regulations For greater certainty written enquiries

should be made with the Town of Aurora
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PARCEL PROPERTY DATA

MUNICIPAL ADDRESS

North Side WelLington Street East

Town of Aurora Ontario

PT LT 21 CON AW PT 65R265O7 AURORA

Town of Aurora

Regional Municipality of York

OWNERSHIP AND HISTORY

According to search of the Toronto Real Estate Board Land Registry Information Services the site was

purchased in November 2005 for total consideration of $5545813 by 1276074 ONTARIO INC

Effective Date

The effective date of this va is January 19 2011

Encumbrances

We are not aware of any easements or rights of way that adversety affect the market value of the subject

property

LEGAL DESCRIPTION

File Reference CIRA 11-002



VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

PROPERTY DESCRIPTION

ij

Parcel is vacant plot of potential residential development land located north of Wellington Street East

north of parcel

Frontage

Depth

Area

The property has no road frontage

Approximately 350 meters

Approximately 20 acres

Configuration Irregular see site plan Subject is area Parcel

Services

Access

Municipal services are currently unavailable at the site

The site has no current road frontage and would need access through an

adjoining property to the south

Title Instruments

Topography

Soil Conditions

For the purposes of this analysis any instruments registered against the titles to

the property are assumed not to have significant effect on the propertys

marketability or its market value For greater certainty legal opinion should be

solicited for full explanation of the effects of these encumbrances Additionally

the
property has been valued as if free and clear of any financing

The site is undulating in its topography

We have not undertaken detailed soil analysis and as we are not qualified to

comment on soil conditions we have assumed that there are no contaminants

affecting the site nor any abnormal soil conditions However full environmental

assessment would be required for certainty and any cost of remedy should be

deducted from the reported value herein The sub-soil is assumed to be similar to

other lands in the area and suitable in drainage qualities and load bearing

capacity
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VARIOUS PROPOSED DEVELOPMENT LANDS AURORA IIIiI

DESCRIPTION OF IMPROVEMENTS

Roads

The site has no current road frontage and would need access through an adjoining property to the south parcel

Services

Municipal services are currently unavailable upon the site

Title Instruments

For the purposes of this analysis any instruments registered against the titles to the property are assumed

not to have significant effect on the propertys marketability or its market value For greater certainty legal

opinion should be solicited for full explanation of the effects of these encumbrances Additionally the

property has been valued as if free and clear of any financing For the purposes of this analysis we assume

title is marketable without any encumbrances

Easements Restrictions

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property with the exception of the regulations identified in the section on Land Use Regulations within this

report No easements exist which could potentially affect property value and if in fact any easements were

present we would wish to revisit our conclusions accordingly

Environmental

We have not undertaken detailed soil analysis and as we are not qualified to comment on soil conditions we

have assumed that there are no contaminants affecting the site However full environmental assessment

would be required for greater certainty and any cost of remedy should be deducted from the reported value

herein The sub-soil is assumed to be similar to other lands in the area and suitable in drainage qualities and

load bearing capacity
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Assessment and Realty Tax Data

The site is vacant and is part of larger holding at this location We have not ascertained an estimate of

the current assessment for realty tax purposes nor have we estimated the amount of realty taxes for 2011

Land Use/Planning Provision

Official Plan

Land Use Classification

Zoning

Medium High Density Residential OPA 30

Designation is intended to accommodate variety of residential uses

including stacked townhouses terrace houses maisonettes and garden

apartments

The subject property is outside the Oak Ridges Moraine Planning Boundary

Ontario MNR 1991

Rural General RU

Lot Area Minimum of 10 Hectares

Minimum Lot Frontage of 180 meters

Building Specifications

Permitted Uses

Compliance

Maximum lot coverage of 20%

Maximum height 10 meters

Minimum Ground Floor Area 110000 square feet

Agricultural uses including farming soil cultivation and livestock rearing

breeding and raising and training of farm animals and horsed churches or

places of worship home occupations horseback riding clubs farm

greenhouses one single family dwelling including an accessory attached

residential dwelling unit occupied by person employed full time on the

farm

The property is vacant and is therefore assumed to be in compliance with

current land use regulations For greater certainty written enquiries should

be made with the Town of Aurora
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NEwPARK BOULEVARD LANDS NEwMARKET SPECTRUM

PROPERTY DATA

MUNICIPAL ADDRESS

LEGAL DESCRIPTION

Newpark Boulevard

Newmarket

Ontario

PCL 2-1 SEC 65M2559 BLK FL 65M2559 PTS 12 13 14 15 AND 16 65R16 308 EXCEPT PT

65R16330 PTS TO 65R18532 T/W PT BLK FL 65M2559 PTS 65R16330 AS IN

LT934594 S/T R362680 LT904273 LT934578 T/W PT BLK PL 65M2559 PTS 10 11 30

31 32 65R16308 AS IN LT934594 T/W PT BLK FL 65M2559 PT 29 65R16308 SUBJECT

TO R362680 LT904273 LT934578 S/T LT1119860LT934583LT94627OR393202 R394880

NEWMARKET AMENDED 99/09/20 AT 853 HOULAHAN

PART BLOCK ON PLAN 65M2559 DESIGNATED AS PARTS 17 18 33 AND 43 PLAN

65R16308 SAVE AND EXCEPT PARTS AND PLAN 65R18532 SAVE AND EXCEPT PARTS

AND PLAN 65R16330 SAVE AND EXCEPT PART PLAN 65R1963O S/T LT934583

LT989926 R393202 EXCLUDING THE BENEFIT OF INTERESTS IN LT934594 AND

LT1188095 NEWMARKET

Town of Newarket

Regional Municipality of York
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OWNERSHIP AND HISTORY

According to search of the Toronto Real Estate Board Land Registry Information Services the site was

purchased in August 2003 as two separate ptots north and south of Newpark Boulevard Purchased by

1354028 Ontario Ltd the plots exchanged for combined consideration of $4 figured assumed to be

representative of an internat transfer and not true market value

Effective Date

The effective date of this valuation is January 19 2011

Encumbrances

We are not aware of any easements or rights of way that adversely affect the market vatue of the subject

property
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PROPERTY DESCRIPTION

The site comprises of 31.77 acre plot of vacant land located to the north and south of Newpark Boulevard

within the Township of Newmarket Located within an established residential neighborhood the Township of

Newmarket Official Plan has outlined the site as suitable for emerging residential development Currently listed

as transitional zone within the 2010 zoning by-law residential development would be assumed appropriate for

the site providing the appropriate zoning applications are submitted in accordance with the official plan outlines

Frontage The property has approximately 220 meters frontage on Newpark Boulevard

Depth Approximately 380 meters

Area Approximately 31.77 acres

Configuration Regular

Services Municipal services are available along Newpark Boulevard

Access The site is accessible from Newpark Boulevard an east-west running cul-de-sac

connecting the subject with Bayview Avenue

Title instruments For the purposes of this analysis any instruments registered against the titles to

the property are assumed not to have significant effect on the propertys

marketability or its market value For greater certainty legal opinion should be

solicited for full explanation of the effects of these encumbrances Additionally

the property has been valued as if free and clear of any financing

Topography The site is at grade with Newpark Boulevard

Soil Conditions We have not undertaken detailed soil analysis and as we are not qualified to

comment on soil conditions we have assumed that there are no contaminants

affecting the site nor any abnormal soil conditions However full environmental

assessment would be required for certainty and any cost of remedy should be

deducted from the reported value herein The sub-soil is assumed to be similar to

other lands in the area and suitable in drainage qualities and load bearing

capacity
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VARIOUS PROPOSED DEVELOPMENT LANDS AURORA iiI1iI

DESCRIPTION OF IMPROVEMENTS

Roads

The site is accessible from Newpark Boulevard an east-west running cul-de-sac connecting the subject with

Bayview Avenue

Services

Municipal services are available along Newpark Boulevard

Title Instruments

For the purposes of this analysis any instruments registered against the titles to the property are assumed

not to have significant effect on the propertys marketability or its market value For greater certainty legal

opinion should be solicited for full explanation of the effects of these encumbrances Additionally the

property has been valued as if free and clear of any financing For the purposes of this analysis we assume

title is marketable without any encumbrances

Easements Restrictions

We are not aware of any easements or rights of way that adversely affect the market value of the subject

property with the exception of the regulations identified in the section on Land Use Regulations within this

report No easements exist which could potentially affect property value and if in fact any easements were

present we would wish to revisit our conclusions accordingly

Environmental

We have not undertaken detailed soil analysis and as we are not qualified to comment on soil conditions we

have assumed that there are no contaminants affecting the site However full environmental assessment

would be required for greater certainty and any cost of remedy should be deducted from the reported value

herein The sub-soil is assumed to be similar to other lands in the area and suitable in drainage qualities and

load bearing capacity
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VARIOUS PROPOSED DEVELOPMENT LANDS AURORA __________

Assessment and Realty Tax Data

The site is vacant and part of larger land holding at this location in establishing the combined 2008 assessed

value of both plots within the site total assessment value of $4308000 has been established

Land Use/Planning Provision

Official Plan Emerging Residential

Land Use Classification TR- Transitional Zone

Zoning
Designation permits only the existing use of buildings and structures

upon the site Until appropriate re-zoning applications have been submitted

and approved in accordance with the Township of Newmarket Official Plan

no new buildings or uses may be established

Permitted Uses The Transitional Zone classification permits only the existing uses upon the

site in this case the subject shall remain vacant and unimproved until the

appropriate re-zoning applications have been submitted and approved

Compliance The
property

is vacant and is therefore assumed to be in compliance with

current use regulations For greater certainty written enquiries should

be made with the Township of Newmarket
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LAND USE MAP

MAP 19 SCHEDULE 1A BY-LAW NO 2010-40

83

File Reference CIRA 11 -002



VARIOUS PROPOSED DEVELOPMENT LANDS AURORA __________

MARKET OVERVIEW

Q3 10 CANADIAN ECONOMIC OVERVIEW

The Canadian economy was deeply impacted by the global recession in recent years In 2010 The

country began its post-recession recovery and has so far seen much improvement in economic

conditions across major industries The statistics detailed below summarize the current Canadian

market based on information provided by the Conference Board of Canada and Statistics Canada

Real GOP Growth

Real Gross Domestic Products GDP in

Canada fell 2.5% in 2009 after years of

positive growth As economic conditions

begin to improve worldwide Canadas

GDP is forecast to grow by 3.6% in 2010

and 2.9% in 2011 These figures suggest

strong post-recession rebound

2008 saw total employment in Canada

peak at 17.121 million but annual

growth began to weaken Employment

in 2009 declined to 16.849 miLlion L6%

less than 2008 2010 is projected to end

with 1.7% growth in employment

bringing the total to 17.129 million

Another 2.3% increase is forecast for

2011

EE

Jui

I..

2007 2008 2009 2010 2011 2012 2013 2014

Employment

3.0%

2.5%

2.0%

1.5%

.0%

0.5%

0.0%

-0.5%

-1.0%

-1.5%

-2.0%
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Unemployment

fflIm
..........

Canada reported an unemployment rate

of 8.3% at the end of 2009 2.2% higher

than the prior year This figure is

expected to decline to 8.0% in 2010 and

7.4% in 2011 By 2014 Canadas

unemployment rate is forecast to

return to pre-recession levels

2007 2008 2009 2010 2011 2012 2013 2014

Personal Income

IIIEIi
2007 2008 2009 2010 2011 2012 2013 2014

Population Growth

ii .1

jfl.... fiR
2007 2008 2009 2010 2011 2012 2013 2014

Canadas personal income per capita

declined from $36803 in 2008 to

$36462 in 2009 As economic

conditions continue to improve income

per capita is forecast to increase to

$37597 in 2010 and $43254 by 2014

The Canadian population at the end of

2009 was 33.690 million 1.2%

increase from the prior year The

majority of the population increase can

be attributed to international

immigration and non-permanent

residency The Canadian population is

expected to increase to 34.065 billion

by the end of 2010 and reach 35.586

million in 2014
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Consumer Price Index

The national Consumer Price Index

CPI experienced marginal increase

of 0.3% in 2009 over the prior year CPI

is forecast to grow by 2.2% in 2010 and

2.7% in 2011 thus returning to levels

similar to those seen prior to the

recession

Housing starts in Canada totalled

149100 in 2009 including 75700

single-family starts and 73400 multi

family starts These figures represent

41.6% decrease from 2008 By year-end

2010 housing starts are forecast to

rebound to 188500 20.9% increase

from 2009

The Canadian economy experienced steep setbacks in 2009 as the impact of the global recession

was felt across the country and across industries The economy is now undergoing period of

recovery as improving economic conditions rising commodity prices and growing consumer

confidence offer much more optimistic outlook on the future

VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

Retail Sales

......

8.0% Retail spending in Canada decreased

6.0% during the recession due to reduced

4.0% employment and disposable income

20%
levels Retail sales totalled $415.4

billion at the end of 2009 2.6% lower
0.0%

than the prior year By the end of

-2.0%

2010 retail sales are projected to

4.0% bounce back with an increase of 7.0%

2007 2009 2011 2013
over last year

2007 2008 2009 2010 2011 2012 2013 2014

Housing Starts

30.0%

20.0%

10.0%

0.0%

-10.0%

-20.0%

-30.0%

-40.0%

-50.0%
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Summary
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Q3 10 ONTARIO ECONOMIC OVERVIEW

Ontario began its post-recession recovery in 2010 and has so far seen much improvement in its

economic conditions The information included below sourced from the Conference Board of

Canada and Statistics Canada provides key statistics on the provincial economy

Real GOP Growth

5.0%

4.0%

3.0%

2.0%

1.0%

0.0%

-2.0%

-3.0%

-4.0%

2007 2008 2009 2010 2011 2012 2013 2014

Canada Ontario

Employment

2007 2008 2009 2010 2011 2012 2013 2014

Canada Ontario

Employment in Ontario totaled

approximately 6.527 million in 2009 2.4%

decline from the year before Due to

renewed economic conditions in the

province and nationwide employment is

forecast to rebound with an increase of

1.9% by the end of 2010 and another 2.8%

growth in 2011

Real Gross Domestic Product GDP shrank

by 3.1% in 2009 marginally above the 2.5%

decline reported nationally Due to an

anticipated rise in economic activities

across major industries Ontarios GDP is

forecast to increase by 4.5% in 2010 and

3.0% in 2011

4.0%

3.0%

2.0%

1.0%

0.0%

-1.0%

-2.0%

-3.0%
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Unemployment
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8.0%

7.0%

6.0%
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3.0%

2.0%

1.0%
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Personal Income

Population Growth

Personal income per capita shrank 1.5% in

Ontario from $37229 in 2008 to $36666 in

2009 This is approximately 0.6% above the

national average By the end of 2010

personal income is forecast to rise to

$38052 and reach $43770 by 2014

Ontarios population was estimated at

13.052 miLlion at the end of 2009 This

represents an increase of 1.0% from the

previous year The provinces population

growth is expected to remain at 1.0% in

2010 and stabilize between 1.2% and .4%

in the subsequent years

2007 2008 2009 2010 2011 2012 2013 2014

Canada Ontario

Ontario reported an unemployment rate of

9.0% at the end of 2009 2.5% higher than

2008 and 0.7% above the national average

This figure is expected to fall marginally to

8.6% at the end of 2010 and reach 7.8% in

2011 Unemployment rate in Ontario is

expected to fall below pre-recession levels

by 2013
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Consumer Price Index

Unlike many other provinces in Canada

Ontarios Consumer Price Index CPI
increased marginally by 0.4% in 2009

compared to the previous year The

provinces CPI is forecast to increase by

3.0% in 2010 and 2.7% in 2011

Housing Starts

Single-family and multi-family housing

starts both dropped significantly in Ontario

during 2009 OveraLl housing starts

declined 33.0% compared to the prior year

Housing starts in the province are forecast

to grow by 26.4% in 2010 and 12.7% in 2011

after which the speed of growth is expected

to slow down

VARIOUS PROPOSED DEVELOPMENT LANDS AURORA

Retail SaLes
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Canada Ontario

Provincial retail sales totaled $147.920

billion in 2009 representing 2.5% decline

from the prior year Retail sales are

forecast to increase 7.5% to $1 59.044 billion

by the end of 2010 and another 5.6% to

$167.997 billion in 2011
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CONTINGENT AND LIMITING CONDITIONS

This report has been prepared at the request of MR JOHN MEDLAND VICE PRESIDENT OF BLAIR

FRANKLIN CAPITAL PARTNERS INC for the purpose of providing an estimate of the market value of

MAGNA LANDS identified on the enclosed site plan in the Town of AURORA ONTARIO It is not

reasonable for any person other than the person or those persons to whom this
report is addressed to rely

upon this appraisal without first obtaining written authorization from MR JOHN MEDLAND and the author

of this report This report has been prepared on the assumption that no other person will rely on it for any

other purpose and all
liability

to all such persons is denied

This report has been prepared at the request of MR JOHN MEDLAND VICE PRESIDENT OF BLAIR

FRANKLIN CAPITAL PARTNERS INC and for the exclusive and confidential use of the recipient as

named herein and for the specific purpose and function as stated herein All copyright is reserved to the

author and this report is considered confidential by the author and MR JOHN MEDLAND Possession of

this report or copy thereof does not carry with it the right to reproduction or publication in any manner in

whole or in part nor may it be disclosed quoted from or referred to in any manner in whole or in part

without the prior written consent and approval of the author as to the purpose form and content of any such

disclosure quotation or reference Without limiting the generality of the foregoing neither all nor any part of

the contents of this report shall be disseminated or otherwise conveyed to the public in any manner

whatsoever or through any media whatsoever or disclosed quoted from or referred to in any report

financial statement prospectus or offering memorandum of the client or in any documents filed with any

governmental agency without the prior written consent and approval of the author as to the purpose form

and content of such dissemination disclosure quotation or reference

The estimated market value of the real estate which is the object of this appraisal pertains to the value of

the fee simple interest in the real property The property rights appraised herein exclude mineral rights if

any

The concept of market value presumes reasonable exposure The exposure period is the estimated length of

time the asset being valued would have been offered on the market prior to the hypothetical consummation

of sale at market value on the effective date of valuation The overall concept of reasonable exposure

encompasses not only adequate sufficient and reasonable time but also adequate sufficient and reasonable

effort The reasonable exposure period is function not only of time and effort but will depend on the type

of asset being valued the state of the market at the date of valuation and the level at which the asset is

priced The estimated length of the exposure period needed to achieve the estimated market value is set

forth in the Letter of Transmittal prefacing this report

The estimate of value contained in this report is founded upon thorough and diligent examination and

analysis of information gathered and obtained from numerous sources Certain information has been

accepted at face value especially if there was no reason to doubt its accuracy Other empirical data required
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interpretative analysis pursuant to the objective of this appraisal Certain inquiries were outside the scope of

this mandate For these reasons the analyses opinions and conclusions contained in this report are subject

to the following Contingent and Limiting conditions

The property has been valued on the basis that title to the real estate herein appraised is good and

marketable

The author of this report is not qualified to comment on environmental issues that may affect the market

value of the property appraised including but not limited to pollution or contamination of land buildings

water groundwater or air Unless expressly stated the property is assumed to be free and clear of

pollutants and contaminants including but not limited to moulds or mildews or the conditions that might give

rise to either and in compliance with all regulatory environmental requirements government or otherwise

and free of any environmental condition past present or future that might affect the market value of the

property appraised If the party relying on this report requires information about environmental issues then

that party is cautioned to retain an expert qualified in such issues We expressly deny any legal liability

relating to the effect of environmental issues on the market value of the property appraised

The legal description of the property and the area of the site were obtained from MPAC and Magna

International Developments Further the plans and sketches contained in this report are included solely to

aid the recipient in visualizing the location of the property the configuration and boundaries of the site and

the relative position of the improvements on the said lands

The property has been valued on the basis that the real estate is free and clear of all value influencing

encumbrances encroachments restrictions or covenants except as may be noted in this report and that

there are no pledges charges liens or special assessments outstanding against the property other than as

stated and described herein

10 The property has been valued on the basis that there are no outstanding liabilities except as expressly noted

herein pursuant to any agreement with municipal or other government authority pursuant to any contract

or agreement pertaining to the ownership and operation of the real estate or pursuant to any lease or

agreement to lease which may affect the stated value or saleability of the subject property or any portion

thereof

11 The interpretation of the leases and other contractual agreements pertaining to the operation and ownership

of the property as expressed herein is solely the opinion of the author and should not be construed as

legal interpretation Further the summaries of these contractual agreements are presented for the sole

purpose of giving the reader an overview of the salient facts thereof

12 The property has been valued on the basis that the real estate complies in all material respects with any

restrictive covenants affecting the site and has been built and is occupied and being operated in all material

respects in full compliance with all requirements of law including all zoning land use classification building

planning fire and health by-laws rules regulations orders and codes of all federal provincial regional and

municipal governmental authorities having jurisdiction with respect thereto It is recognized there may be
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work orders or other notices of violation of law outstanding with respect to the real estate and that there

may be certain requirements of law preventing occupancy of the real estate as described in this report

However such circumstances have not been accounted for in the appraisal process

13 Investigations have been undertaken in respect of matters which regulate the use of land However no

inquiries have been placed with the fire department the building inspector the health department or any

other government regulatory agency unless such investigations are expressly represented to have been

made in this report The subject property must comply with such regulations and if it does not comply its

non-compliance may affect the market value of this property To be certain of such compliance further

investigations may be necessary

14 The property has been valued on the basis that there is no action suit proceeding or investigation pending

or threatened against the real estate or affecting the titular owners of the property at law or in equity or

before or by any federal provincial or municipal department commission board bureau agency or

instrumentality which may adversely influence the value of the real estate herein appraised

15 The data and statistical information contained herein were gathered from reliable sources and are believed

to be correct However these data are not guaranteed for accuracy even though every attempt has been

made to verify the authenticity of this information as much as possible

16 The estimated market value of the property does not necessarily represent the value of the underlying

shares if the asset is so held as the value of the share could be affected by other considerations Further

the estimated market value does not include consideration of any extraordinary financing rental or income

guarantees special tax considerations or any other atypical benefits which may influence the ordinary

market value of the property unless the effects of such special conditions and the extent of any special

value that may arise there from have been described and measured in this report

17 Should title to the real estate presently be held or changed to holding by partnership in joint venture

through Co-tenancy arrangement or by any other form of divisional ownership the value of any fractional

interest associated therewith may be more or less than the percentage of ownership appearing in the

contractual agreement pertaining to the structure of such divisional ownership For the purposes of our

valuation we have not made any adjustment for the value of fractional interest

18 In the event of syndication the aggregate value of the limited partnership interests may be greater than the

value of the freehold or fee simple interest in the real estate by reason of the possible contributory value of

non-realty interests or benefits such as provision for tax shelter potential for capital appreciation special

investment privileges particular occupancy and income guarantees special financing or extraordinary

agreements for management services

19 Unless otherwise noted the estimated market value of the property referred to herein is predicated upon the

condition that it would be sold on cash basis to the vendor subject to any contractual agreements and

encumbrances as noted in this report as-is and where-is without any contingent agreements or caveats
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Other financial arrangements good or cumbersome may affect the price at which this property might sell in

the open market

20 Should the author of this report be required to give testimony or appear in court or at any administrative

proceeding relating to this appraisal prior arrangements shalt be made beforehand including provisions for

additional compensation to permit adequate time for preparation and for any appearances which may be

required However neither this nor any other of these assumptions and limiting conditions is an attempt to

limit the use that might be made of this report should it properly become evidence in judicial proceeding In

such case it is acknowledged that it is the judicial body which will decide the use of this report which

best serves the administration of justice

21 Because market conditions including economic social and political factors change rapidly and on occasion

without notice or warning the estimate of market value expressed herein as of the effective date of this

appraisal cannot necessarily be relied upon as of any other date without subsequent advice of the author of

this report

22 The value expressed herein is in Canadian dollars

23 This report is only valid if it bears the original signatures of the authors

24 These Contingent and Limiting Conditions shall be read with all changes in number and gender as may be

appropriate or required by the context or by the particulars of this mandate
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CERTIFICATION

Re Valuation Of Magna Various Proposed Development Lands Aurora Ontario

certify that to the best of my knowledge and belief

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

The reported analyses opinions and conclusions are Limited only by the reported assumptions and limiting

conditions and is my personal unbiased professional analyses opinions and conclusions

have no present or prospective interest in the property that is the subject of this report and have no

personal interest or bias with respect to the parties involved

have no bias with respect to the property that is the subject of this report

My compensation is not contingent upon the reporting of predetermined value or direction in value that

favours the cause of the cLient the amount of the value estimate the attainment of stipulated result or the

occurrence of subsequent event

My analyses opinions and conclusions were developed and this report has been prepared in conformity

with the Canadian Uniform Standards of Professional Appraisal Practice and with the requirements of the

Code of Professional Ethics and Standards of Professional Practice of the Appraisal Institute of Canada

Demetri Andros AACI MRICS conducted an inspection of the properties on January 19 2011 Fieldwork for

this assignment was completed in January and February 2011

have the knowledge and experience to complete the assignment competently

The Appraisal Institute of Canada has Mandatory Recertification Program for designated members As of

the date of this report Demetri Andros has fulfilled the requirements of the program

The value estimate contained in this report applies as at the effective date of valuation as defined within the

body of this report
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Final Estimate of Value

rr

Based on our analysis the current market value estimate of the fee simple interest in the subject properties

rounded and subject to the underlying contingent and limiting conditions outlined herein as well as the

Extraordinary Assumptions in the Executive Summary as at January 19 2011 was

Parcel l.D Site Size acres Value per Acre Final Value Estimate

ONE HUNDRED TWENTY EIGHT MILLION DOLLARS

$128000000 ROUNDED

The values are based on an exposure time of three to six months

COLLIERS INTERNATIONAL REALTY ADVISORS INC

Demetri Andros AACI MRICS

Managing Director

Valuation Advisory Services Toronto

Oov Beck BA

Analyst

Valuation Advisory Services Toronto

Commercial 33 $625000 $20625000

Residential 15 $400000 $6000000

A- Open Space $5000 $15000

$400000 $2000000

10 $600000 $6000000

9.55 $600000 $5730000

14.55 $600000 $8730000

H-Residential 31 $875000 $27125000

Open Space $5000 $15000

15 $575000 $8625000

$600000 $5400000

$600000 $4800000

19 $600000 $11400000

20 $400000 $8000000

Newmarket 31.77 $425000 $13502250
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Blair Franklin Parcel Land Valuatuon

VALUATION

HIGHEST AND BEST USE

The principle of highest and best use is fundamental to the concept of value in real estate Highest and best

use in general may be defined as follows

The reasonably probable and legal use of vacant land of 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

Analysis

Legal Permissibility

Physical Possibility

The north part of the property is designated as Community Commercial

Linear and Other Open Space in OPA 30 OPA 20 designates the most

southerly portion as Urban Residential Although currently zoned rural the

permitted uses range from commercial to residential as contemplated in the

Official Plan

re-zoning application would have to be submitted in order for development

to commence

This corner site has excellent frontage and exposure onto Wellington Street

East and Bayview Avenue This area provides both good exposure and

access for future retail uses

Appendix in OPA 20 sets out master plan for the Magna Headquarters and

community This plan shows residential development in the south portion of

the site with village centre in the north portion along Bayview and

Wellington Streets

Note The soil conditions are assumed to be sufficient in quality to

support future development
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Financial Feasibility Of the permitted uses retail and medium-low density residential use would be

feasible and marketable based on the subjects location site size shape and

local land use patterns

Maximum Productivity Based upon the nature of the subject lands and their location within the Town

of Aurora retail and medium-low density residential uses are believed to

represent maximally productive use of the subject property

Conclusion Based upon the analysis of the land the highest and best use is estimated to

be combination of Retail Residential and Open Space

Blair Franklin Parcel Land Valuatuon
_____
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SIGNIFICANT INVESTMENT CHARACTERISTICS OF SUBJECT

Market Demand

Strengths r4j

The GTA residential and commercial markets have Interest rates are expected to gradually increase which

been very strong over the past years and continue to will impact the residential housing market in the mid to

experience growth long term

According to brokers and agents the land market is still

very strong

Greenbelt legislation has restricted land availability in

the GIA

Location

Located within the Town of Aurora growing Secondary commercial location relative to the Yonge

population node that is residential in character and Street corridor

surrounded by rural lands

Located within commuting distance of the City of

Toronto

Excellent corner location and access to the major

arterial roads of Wellington Street East Bayview

Avenue and Highway 404

Physical Characteristicsthj Weaknesses

The subject site is of sufficient size to accommodate

both residential and community commercial

development

Portion of the site that is designated Open Space will

provide excellent green-space exposure for

surrounding residential uses

Portion of the site is environmentally protected

prohibiting development
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VIEWS OF PARCEL

VIE LOOKING SOUTH EAST CORNER PARCEL

BAYVIEW AVENUE AND WELLINGTON STREET

LOOKING NORTH EAST ON PARCEL

LOOKING WEST ON PARCEL
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VALUATION METHODOLOGY

Traditionally there are three accepted methods of valuing real property

Cost Approach

Direct Comparison Approach and

Income Approach

The selection of relevant methodology depends upon the nature and characteristics of the real estate under

consideration

The Cost Approach to value is based upon the economic principle of substitution which holds that the

value of property should not be more than the amount by which one can obtain by purchase of site and

construction of building without undue delay property of equal desirability and utility

The Direct Comparison Approach examines the cost of acquiring equally desirable and valuable substitute

properties indicated by transactions of comparable properties within the market area The characteristics

of the sale properties are compared to the subject property on the basis of time and such features as

location size and quality of improvements design features and income generating potential of the property

The Income Approach is an appropriate test for property capable of producing rental income since the

method considers that capability capitalization process establishes relationship between net income

and value Annual income is first calculated from actual rent or from projection based on that rent which

the property could expect to obtain in the open market Deductions are then taken for those operating

expenses if any paid by the owner The resulting net income before debt service is then capitalized at an

appropriate rate

Setection of Relevant Methodology

The Direct Comparison Approach which is the most common technique used to value land is the preferred

method when sales of comparable properties are available The subject property is parcel of vacant

development land located in newly developing area of Aurora Consequently the valuation methodology

employed in this report was limited to the Direct Comparison Approach in estimating the sites market value
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DIRECT COMPARISON APPROACH

Introduction

The Direct Comparison Approach is process of comparing market data The prices paid for similarproperties

are usually used in estimating market value However prices asked by owners and offers made by prospective

purchasers on similar properties may also be used in estimating value in the absence of sale an asking price

generally sets the upper limit of value for property whereas an offered price typically establishes the lower

limit Since this approach relies on the actions of buyers and sellers in the market it is usually the best measure

of property value when reliable market information is available

The Direct Comparison Approach can be used in the valuation of most properties and is persuasive test of

value when there are sufficient recent sales of properties similar to the property being appraised The estimate

of value by the Direct Comparison Approach is typically reliable indicator of market value for properties that

are not traded on the basis of income such as single family dwellings vacant land and small owner occupied

commercial and industrial properties The reliability of this approach is diminished where

There is limited market information

Markets are experiencing rapidly changing market conditions which may impact the reliability of the

appraisers adjustments and

Properties are traded on the basis of the economic characteristics of net income and anticipated rates of

return the economic characteristics are not matter of public record and since vendors and purchasers

are often reluctant to fully disclose the financial details of the transaction the value estimate can be

impacted by factors that may not be evident in the comparison of the subject property and each

comparable property

The application of the Direct Comparison Approach involves five-step process

Research the competitive market for information on sales transactions listings and offers to purchase or

sell involving properties that are similar to the subject property in terms of characteristics such as property

type date of sale size physical condition location and land use constraints The goal is to find set of

comparable sale properties as similar as possible to the subject property
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Verify the information by confirming that the data obtained is factually accurate and that the transactions

reflect arms-length market considerations Verification may also elicit additional information about the

market

Select relevant units of comparison e.g price per acre price per square foot price per front foot and

develop comparative analysis for each unit The goal here is to define and identify unit of comparison

that explains market behavior

Look for differences between the comparable sale properties and the subject property using the elements

of comparison Then adjust the price of each sale property to reflect how it differs from the subject

property or eliminate that property as comparable This step typically involves using the most comparable

sale properties and then adjusting for any remaining differences

Reconcile the various value indications produced from the analysis of comparables into single value

indication or range of values.1

SaLes Adjustment Process

Since no two properties are alike comparison analysis requires consideration of the differences between the

subject property and comparable property An adjustment must be made to the sale price of each comparable

property for all significant differences The adjustment is applied so the comparable sale price reflects the

characteristics of the subject property If characteristic of comparable property is superior to the subject

property then downward adjustment to the sale price of the comparable property is required if

characteristic of the comparable property is inferior then an upward adjustment to the sale price is required

After the differences between the subject property and each comparable property have been considered and

adjusted the comparable properties with the fewest adjustments are generally considered most comparable to

the subject property and are given the greatest weight as indications of market value for the subject property

The adjustment process in comparison analysis can either be quantitative or qualitative In using quantitative

analysis techniques mathematical processes are used to identify which elements of comparison require

adjustments and to quantify the amount of the adjustment Quantitative analysis techniques require sufficient

market data for meaningful analysis from which the appraiser can substantiate the amount of the adjustment for

each element requiring an adjustment

Qualitative adjustment techniques do not quantify the amount of the adjustment Relative comparison analysis is

qualitative technique where the relationships indicated by the market data are analyzed without recourse to

Appraisal Institute and Appraisal Institute of Canada The Appraisal of Real Estate Canadian

Edition 2002 page 17.5
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quantification of the differences In applying relative comparison analysis the adjustment process reflects the

imperfect nature of the real estate market the appraiser analyses each comparable property to determine and

rank each comparable property as to its inferiority similarity or superiority to the characteristics of the property

being appraised In relative comparison analysis the appraiser expresses the differences as being inferior

greatly inferior somewhat inferior superior greatly superior somewhat superior or any other descriptive

terms that clearly convey the quality of the differences in the item being compared between the subject

property and the comparable sale property

In comparing each comparable sale property to the subject the appraiser considers the elements of

comparison which are the characteristics or attnbutes of properties and transactions that heo explain the

varisnce of prices paid for real estate.2 The elements of comparison in the order of consideration are

Market Condition Time

Where the market is changing it may be necessary to adjust prices to reflect the time difference between the

date of sale of comparable property and the date of valuation

Analysis

Property Rights Conveyed

Financing Terms

Conditions of Sale

When real property rights are sold they may be the sole subject of the

contract or the contract may include other rights In the sales

comparison analysis it is pertinent that the property rights of the

comparable sale be similar to the property rights of the subject property

All the sales considered were fee simple transfers no adjustments were

necessary

The transaction price of one property may differ from that of similar

property due to different financing arrangements Financing

arrangements may include existing mortgages at favorable interest rates

or paying cash to lender so that mortgage with below-market

interest rate could be offered Adjustments were made for properties

with favorable interest rates

Adjustments for conditions of sale usually reflect the motivations of the

purchaser and vendor In some cases the conditions of sale significantly

affect transaction prices Sales that reflect unusual situations require an

The Appraisal of Real Estate Glossary.8
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appropriate adjustment for motivation or sale condition For example

power-of-sale conditions involve certain degree of urgency on part of

the lender leading to somewhat lower sale price than what would

otherwise be expected All the sales considered were normal market

transactions with no undue motivation no adjustments were necessary

Location An adjustment for location within market area may be required when

Regional/Neighbourhood the locational characteristics of comparable property are different from

those of the subject property Excessive locational differences may

disqualify property from use as comparable Most comparable

properties in the same area have similar locational characteristics but

variations may exist within that area of analysis Although no location is

inherently desirable or undesirable the market recognizes that one

location is better than similar to or worse than another

Both regional and neighbourhood specific attributes were considered in

the adjustment analysis Generally locations all else equal more distant

from Toronto tend to decrease in value while properties with strong

neighbourhood retail/commercial potential are considered most

desirable

Site Size The price per acre of land is expected to vary with the size of the tract

Generally above an optimum acreage as size increases the price per

acre decreases where all other features are similar This is typically

referred to as marginal diminishing utility

Topography An esthetically pleasing contour or terrain which has greater

proportion of usable land will generally command higher premium on

the open market In addition topography also impacts site preparation

costs ie fill requirements and hence market value

Through discussions with parties familiar with the comparable sales an

attempt was made to identify the quality of the overall topography

including features that would either enhance or restrict the marketability

of the property Adjustments were made where significanct difference

in topographical quality could be identified
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Zoning Any difference in the current use or the highest and best use of

potential comparable sale and the subject property must be addressed

Generally in the valuation of vacant land zoning is one of the primary

determinants of the highest and best use of the property since it serves

as the test of legal permissibility Comparable sales with dissimilar

zoning to that of the subject require adjustment for differences in
utility

as result of permitted uses

The Appraisal Institute of Canada recommends the use of paired sales analysis in the derivation of

adjustments This involves locating two very similar sales that sell in similar time period If the two sales

differ in only one key feature then the difference in sale price can be used as the market indicator for the

adjustment for that feature In practice this concept usually only applies to newer homes in the subdivision

Rural commercial and industrial properties tend to be unique and therefore in practice are not usually possible

to find paired sales to derive adjustments In the absence of paired sales it is the appraisers experience and

judgment based on observation that is used for adjustments

10
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LAND USE ALLOCATION PARCEL

In order to estimate the market value of Parcel we allocated the probable land use of the subject site into

three categories

Commercial

Medium-Low Density Residential and

Open Space

Commercial As discussed in the highest and best use analysis retail orientated uses would be preferred in

the northwest and westerly portions of the subject site This area is estimated to be approximately 33 acres in

size

Medium-Low Density Residential An area located along the southern portion of the site as indicated in

the official plan approximately 15 acres would likely be developed to medium-low density residential uses

Open Space The remainder of the subject site approximately acres would be allocated to passive

recreational use and provide buffer between residential and non-residential use These lands would normally

be conveyed to the municipality as condition of development of the remainder of the site No valuation of

this component of Parcel is warranted

The following is summary of the valuation of each of the land use components making up the subject site

11
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COMMERCIAL LAND VALUATION

Since characteristics of the comparable properties in this appraisal varied the sale prices have been reduced to

common denominator price per acre often recognized by purchasers as an appropriate unit of

comparison has therefore been selected

As one sale is not necessarily indicative of market value an appraiser examines number of market

transactions When properly reconciled trends emerge leading to the estimate of market value of the property

being appraised

Selection of Comparable Sates

The commercial component of Parcel as described in the land use description comprises 33 acres

search of comparable sales in York Region with the potential for Business Park Commercial development

yielded four key sales considered appropriate for the subject property The main sale prices ranged from

$1075000 to $16875560 The sales ranged in size from 1.985 to 24.817 acres When converted to rate per

acre the prices were from $541562 to $788707 per acre

Comparable Land Sates

Trade Valley Drive Vaughan Jun-10 $1644300 2.441 $673617

8300 Huntington Road Vaughan Jun-10 $16875560 24.817 $680000

1288 Millard Street
Whitchurch-

Jun-09 $2892190 3.667 $788707
Stouffvi

The following is brief description of the comparable key sales and the adjustments

for purposes of comparison with the subject

required to the sale prices

Don Hillock Drive Goulding

Avenue

12
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Sale Don Hillock Drive Goulding Avenue is located in business park north of Don Hillock Drive and

east of Leslie Street in Aurora This site consists of 1.985 acres of vacant land The property was purchased by

HWP Diversified Holdings Inc from 2146731 Ontario Ltd for $1075000 $541562 per acre on November 30

2010 The property rights conveyed were fee simple interest No financing was reportedly provided by the

vendor the sale is considered arms-length The land is located one kilometer east of the subject just south of

Wellington Street East The Town of Aurora Official Plan designates the property as Business Park

development area with the same permitted use classifications as the subject An upward adjustment was

considered appropriate for the superior location of the subject located with direct frontage to Wellington Street

east The final adjusted sale price is $595718 per acre

Sale Trade Valley Drive is located in business park industrial node east of Highway 50 and south of

Rutherford Road in Vaughan Ontario The site consists of 2.441 acres of vacant land It was purchased by

Anatolia Tile Inc from 1581600 Ontario Inc for $1644300 $673617 per acre on June 28 2010 The property

rights conveyed were fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-length The City of Vaughan Official Plan designates the property as prestige area

employment area while the zoning by-law classifies the site EM2 general employment classification At the

time of sale the land was vacant and unimproved it is our understanding that the purchaser intends to submit

applications for one industrial development upon the site slight downward adjustment was considered

appropriate for the comparables superior location situated in Vaughan an up-market highly desirable area

within the Greater Toronto Area The final adjusted sale price is $639937 per acre

Sale 8300 Huntington Road is located in mixed business park and agricultural area east of Highway 50

north of Highway The site consists of 24.817 acres of vacant Land It was purchased by Anatolia Tile Inc

from Roybridge Investments for $16875560 $680000 per acre on June 28 2010 The property rights

conveyed were fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-length The City of Vaughan Official Plan designates the property as business employment

area while the zoning by-law classifies the site EM1 prestige employment area classification At the time of

sale the land was vacant and unimproved An application for the development of an industrial building was

proposed and accepted by permit on June 23r 2010 slight downward adjustment on the sale price per acre

was considered appropriate based on the comparables superior location situated in Vaughan an up-market

highly desirable area within the Greater Toronto Area further downward adjustment was made on the basis

of this particular sites zoning classification permitting the by-passing of normal site plan application processes

allowing for more flexible developments The final adjusted sale price is $625600 per acre

13
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Sale 1288 Millard Street is Located within the Oak Ridge Moraine settlement area in the Town of

Whitchurch-StouffviLle The Community of Stouffvil Secondary Plan and the Town of Whitchurch-StouffviLLe

Official Plan both designate the property as Business Park area The Land is currently zoned as IP-H an

industrial classification The site consists of 3.667 acres of vacant Land Lt was purchased by 2187042 Ontario

Ltd from the Sorbara Group for $2892190 $788707 per acre on June 19 2009 The property rights

conveyed were fee simple interest No financing was reportedLy provided by the vendor the sale is

considered arms-length At the time of sale the site was undergoing preLiminary grading while an application

for the deveLopment of new 30000 sq.ft Toyota DeaLership was awaiting approval An upward adjustment

was considered appropriate for the change in market conditions between the date of sale and the date of this

vaLuation An upward adjustment was considered appropriate to reflect the inferior Location of this Land The

finaL adjusted sale price is $910957 per acre

After adjustments the four key sales indicate unit value ranging from $595718 to $910957 per acre

14
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Adjustment Table Commercial Land Sales

Don Hillock

Drive

Goulding

Avenue

Aurora

Location

ITEM Subject Sate Sate Sale Sate

Parcel

Trade Valley 8300 1288 MiUard

Drive Huntington Street

Vaughan Road Whitchurch

Vaughan Stouffville

Date of Sale Nov-10 Jun-10 Jun-10 Jun-09

Site Area Acres 33 1.985 2.441 24.817 3.667

Prestige area

Community General and
Official Plan Business Park Business Park

Commercial employment employment

area general

EM1 -Prestige
EM2 General EM2 General lP-H Prestige

Zoning RU Rural Employment
Employment Employment Industrial

Area

The land is

At the time of

currently vacant
sale the land site plan has

and
Based on was vacant and been submitted

unimproved It

submission of unimproved proposing the
is our

site plan The purchasor development of

understanding
application has submitted 30301 square

that the
Proposed Development Commercial the purchaser an application foot car

purchaser
intends to proposing the dealership The

intends to

construct one development of application is

construct one
commercial an currenlty

industrial

development industnal/com pending
building on the

me-rcial approval
site upon site

facility

plan approvaL

Total Consideration $1075000 $1644300 $16875560 $2892190

Unadjusted Price per Acre $541562 $673617 $680000 $788707

Real Property Rights Conveyed 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Financing Terms 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Motivation 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Market Conditions 0% 0% 0% 10%

Adjusted Price per acre $541562 $673617 $680000 $867578

Location 10% -5% -5% 5%

Density Assumed 0% 0% 0% 0%

Physical Characteristics 0% 0% -3% 0%

Final Adjusted Rate per Acre $595718 $639937 $625600 $910957

15
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Summary

The above transactions represent the sale of Business Park and General Employment land in York Region

ranging in size from 1.985 acres to 24.817 acres The sale prices ranged between $541562 and $788707 per

acre before adjustments and between $595718 and $910957 per acre after adjustments The three most

recent of the four sales fall within price range of $595718 and $639937 per acre therefore value within

that range would be appropriate for the subject property

After due consideration of the respective comparability of the sales analysed it is our opinion that the estimated

market value of the retail/commercial parts of Parcel at the effective date and via the Direct Comparison

Approach is reflected in unit rate of $625000 per acre

Approximately 33 acres of Parcel are designated for retail commercial uses Applying the unit rate derived

from the comparable sales provides value estimate for the commercial component of this property as at the

effective date of valuation as follows

33 acres $625000 $20625000

Twenty Million Six Hundred and Twenty Five Thousand Dollars

summary of the individual commercial comparable sales transactions follows

16
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Sale

DON HILLOCK DRIVE GOULDING AVENUE AURORA
Located south of Wellington Street East east of Leslie Street

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

SITE DESCRIPTION

Site Area

Property Type

Topography

$1075000

November 30 2010

Fee Simple Interest

$541562 per acre

2146731 Ontario Limited

Zentil Property Management

03642-2344

Lot Plan 65M 3974

Acres

$1075000

$1075000

100

1.985

Vacant Land

Flat level tablelands

100%

100%

LAND USE DATA

Proposed Use Business Park

At the time of sale the property was vacant and unimproved
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SaLe

TRADE VALLEY DRIVE VAUGHAN

Located east of Highway 50 south of Rutherford Road

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

$1644300

June 28 2010

Fee Simple Interest

$673617 per acre

1581600 Ontario Inc

Anatolia Tile Inc

03319-0054

Block Plan 65M-4150

$1644300

$1644300

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

LAND USE DATA

2.441 Acres

Vacant Land

Flat level tablelands

Proposed Use One industrial building

At the time of sale the property was vacant and unimproved
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Sale

8300 HUNTINGTON ROAD VAUGHAN

Located east of Highway 50 and north of Highway

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

$16875560

June 28 2010

Fee Simple Interest

$680000 per acre

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

Roybridge Investments

Anatolia Tile Inc

03317-0495 03317-0525

Part of Road allowance between concession

and 10 Vaughan designated as parts 10 11 and 12

on plan 65R-30590

$16875000

$16875000

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

24.817 Acres

Vacant Land

Flat level tablelands

LAND USE DATA

Proposed Use Industrial Employment

At the time of sale the property was vacant and unimproved
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Sale

1288 MILLARD STREET WHITCHURCH-STOUFFVILLE

Located east of Highway 48 and north of Main Street

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

SITE DESCRIPTION

Site Area

Property Type

Topography

$2892190

June 19 2010

Fee Simple Interest

$788707 per acre

Sorbara Group

2187042 Ontario Inc

03719-0569

Block on Plan 65M-4043

$2892190

$2892190

100

3.667 Acres

Vacant Land

Flat level tablelands

100%

100%

LAND USE DATA

Proposed Use Business Park Auto Dealership

At the time of sale the property was vacant and unimproved
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Location Map of Comparable Commercial Land Sales
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RESIDENTIAL LAND VALUATION PARCEL

Since characteristics of the comparable properties in this appraisal varied the sate prices have been reduced to

common denominator price per acre often recognized by purchasers as art appropriate unit of

comparison has therefore been selected

As one sate is not necessarily indicative of market value an appraiser examines number of market

transactions When properly reconciled trends emerge leading to the estimate of market value of the property

being appraised

Residentiat Land Sates

The residential component of Parcel as described in the land use description comprises 15 acres

search of comparable sales in York Region with the potential for medium residential development yielded four

sales considered similar to the subject property The sate prices ranged from $1500000 to $9500000 The

sales ranged in size from 3.59 to 11.433 acres When converted to rate per acre the prices ranged from

$359420 to $866077 per acre

$401843 Ibrans Developments Ltd

Med-Density
Major Mackenzie Drive East

Jun-lU $5775000 11.433
Adjusted Digram Developments IncMarkham

Vanna Homes
Med-Density

l3424KeeIeStreet

May-10 $1500000 3.59 $417827
ClearwayGroupKing

MademontYonge Inc

Med-Density
16200 Yonge Street

$2650000 7.373 $359420
2202995 Ontario IncNewmarket

The following is brief description of the four key comparable sales considered most comparable to the subject

and the adjustments required to the sale prices for purposes of comparison with the subject

Sale 4002 4022 Highway No is located in the Town of Markham on the north side of Highway No

east of Warden Avenue This site consists of 10.969 acres of vacant land The property was purchased by

Times Group Corporation from Sobeys for $9500000 $866077 per acre In October 2010 The property

rights conveyed were the fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-length The Town of Markham Official Plan designates the property High Medium and Low

Density Residential The Zoning By-law classifies the property RHD2 RST1 and R6 all residential

classifications An upward adjustment was made for the comparables lower allowed density Downward

4002 4022 Highway No

Markham
Oct-10 $9500000 10.969 $866077

Sobeys

Times Grouo Coroortion

Low/Med/High

Density

22
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adjustments were made for the comparables superior location with frontage on Highway No and estimated

time to develop The final adjusted sale price is $649558 per acre

SaLe Major Mackenzie Drive East is located on the south side of Major Mackenzie Drive East east of

Highway No 48 in the Town of Markham The site consists of 11.433 acres of land It was purchased by

Digram Developments Inc from Ibrans Developments Ltd for $5775000 adjusted to $401843 per acre

June-2010 The property rights conveyed were the fee simple interest The sale is considered arms-length

The Town of Markham Official Plan designates the property Community Amenity Area The Zoning By-law

classifies the
property 01 an open space classification and RR4 rural residential classification rezoning

application and draft plan of subdivision has been submitted which would facilitate medium density

residential development large upward adjustment was made for the comparables inferior location

downward adjustment was made for the comparables superior density allowance of 479 residential units as

well as for its estimated time to develop The final adjusted sale price is $381029 per acre

Sale 13424 Keele Street is located on the west side of Keele Street north of King Road in the Town of

Aurora This site consists of 3.59 acres of land with one single family detached home on it It was purchased

by Clearway Group from Vanna Homes for $1500000 $417827 per acre in May 2011 The property rights

conveyed were the fee simple interest The sale is considered arms-length The Township of King Official Plan

designates the
property Existing Low Density Residential The Zoning By-law classifies the property Ri

residential The purchaser had acquired the property with the intention of constructing medium density

residential development An upward adjustment for the comparables inferior location on Keele Street in King

was made The final adjusted sale price is $456610 per acre

Sale 16200 Yonge Street is located on the west side of Yonge Street north of St Johns Sideroad in the

Town of Newmarket This site consists of 7.373 acres of $359420 per acre in May 2009 The property rights

conveyed were the fee simple interest The sale is considered arms-length The Town of Newmarket Official

Plan designates the property Emerging Residential Floodplain and Open Space The Zoning By-law classifies

the property RM2 multi-family residential and Open Space The purchaser had acquired the property with the

intention of constructing one medium density residential development rezoning application was approved to

allow for development of 80 stacked townhomes An upward adjustment was made for market conditions at

the time of the sale Downward adjustments were made the comparables superior location on Yonge Street

which is major route through Aurora and Newmarket as well as the assumed density of the development The

final adjusted sale price is $316289 per acre
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Comparison Chart

Adjustment Table Residential Land Sales

Location Parcel

ITEM Subject Sale Sale Sale Sale

Major4002 4022

Highway No

Markham

13424 Keete St

KingMackenzie Drive

East

Markham

16200 Yonge

St

Newmarket

Date of Sale Oct-10 Jun-10 May-10 May-09

Site Area Acres 15 10.969 11.433 159 7.373

Medium

High Medium Medium Medium Density
Medium To High

Official Plan Low Density Density Residential

Density Residential
Residential Residential Residential Floodplain

Open Space

RHD2 RST1 RM2 Open
Zoning Rural 01 RR4 Ri

R6 Space

Rezoning

application has

No applications
been submitted

have been
to allow for

submitted The Application
medium density

No applications purchaser approved for

residential

Proposed Development have been N/A intends to development of

development
submitted construct one 80 stacked

that would
medium density townhouses

incLude 257
residential

townhouse units

development
222

apartment units

Total Consideration $9500000 $5775000 $1500000 $2650000

Unadjusted Price per Acre $866077 $401083 $417827 $359420

Real Property Rights Conveyed 0% 0% 0% 0%

Adjusted Price per sq ft $866077 $401083 $417827 $359420

Financing Terms 0% 0% 0% 0%

Adjusted Price per sq ft $866077 $401083 $417827 $359420

Motivation 0% 0% 0% 0%

Adjusted Price per sq ft $866077 $401083 $417827 $359420

Market Conditions 0% 0% 0% 10%

Adjusted Price per sq.ft $866077 $401083 $417827 $395361

Location -10% 30% 10% -15%

Density Assumed 5% -15% 0% -5%

Physical Characteristics 0% 0% 0% 0%

Servicing -20% -20% 0% 0%

Final Adjusted Rate per Acre $649558 $381029 $459610 $316289
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Location Map of Comparable Low Density Land Sales
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Summary

The above transactions represent the sale of Residential Land in the York Region ranging in size from 1.497

acres to 11.433 acres The sale prices ranged between $359420 and $866077 per acre before adjustments

and between $316289 and $649558 per acre after adjustments

Conclusions Direct Comparison

Sale three and four have values of $316289 and $459610 per acre after adjustments These two sales are

located closest to the subject property and required the fewest net adjustments Therefore value near the

midpoint of this range would be appropriate for the subject property After due consideration of the respective

comparability of the sales analysed it is our opinion that the estimated market value of the residential

component of Parcel is reflected in unit rate of $400000 per acre

25
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Parcel has residential development component of approximately 15 acres Applying the unit rate derived

from our anaLysis of comparabLe sales results in the following value estimate for the residential component of

the site

15 Acres at $400000 Acre $6000000

Six Million Dollars
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RESIDENTIAL LAND SALES

Sale

4002 4022 Highway Markham

Located on the north side of Highway east of Warden Avenue

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

$9500000

October 15 2010

Fee Simple Interest

$866077 per acre

Transferred

SITE DESCRIPTION

100

//

Site Area 10.969 Acres

Property Type

Topography

Vacant Land High Medium and Low density residential

Flat Level tabtelands

LEGAL

Vendor Sobeys

Purchaser Times Group Corporation

PIN 02985-0044

Legal Description Part of Lot 11 Concession designated as Parts

and on Plan 65R-13097

CONS DERATI ON

Cash $9500000 100%

VTB Mortgage

Assumed Mortgage

Consideration $9500000 100%
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Sale

Major Mackenzie Drive East Markham

Located south of Major Mackenzie Drive east east of Highway 48

SUMMARY

Sate Price

Sale Date

Rights Transferred

Sale Rate

$5775000

June 11 2010

Fee Simple Interest

$401843 per acre

LEGAL

Vendor

Purchaser

PIN

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

SITE DESCRIPTION

Site Area

Property Type

Topography

Ibrans Development Ltd

Digram Developments Inc

03061-0285
kf

Ii

Legal Description Part of Lot 20 Concession as described in Instrument No

MA68788 Save and Except Part Plan D834

$5775000

$5775000 100%

100

11.433 Acres

Vacant Land Medium Density Residential

Flat level tabletands
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Sale

13424 Keele Street King

Located on the west side of Keele Street north of King Road

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

$1500000

May 11 2010

Fee Simple Interest

$417827

Vendor

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Vanna Homes

Transferred

SITE DESCRIPTION

Site Area

Property Type

Topography

100

359 Acres

Vacant Land Medium Density Residential

Level

per acre

Purchaser

PIN

Clearway Group

03370-0265

Legal Description Part of Lot Concession King as described in

Instrument No B37696B designated as Part PLan 65R-642 Save and Except

Parts and Plan 65R-2619 and Part Expropriation Plan R305857

c3_ct

$1500000

$1500000

100%

100%
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SaLe

16200 Yonge Street Newmarket

Located on the west side of Yonge Street north of St Johns Sideroad

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

$2650000

May 2009

Fee Simple Interest

$359420 per acre

LEGAL

Vendor

Purchaser

PIN

Legal Description

on Plan 65R-23544

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

Mademont Yonge Inc

2202995 Ontario Inc

03626-0196

Part of Lot 87 Concession designated as Parts and

$2650000

$2650000

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

7.373 Acres

Vacant Land

Level

30

FUe Reference CIRA 1-OO2



Blair Franklin Parcel Land Valuatuon

FINAL ESTIMATE OF VALUE

Commercial

33 acres $625000 $20625000

Twenty Million Six Hundred and Twenty Five Thousand Dollars

Residential

15 Acres at $400000 Acre $6000000

Six Million Dollars

Open Space

Acres at $5000/Acre $15000

Fifteen Thousand Dollars

Final Value

$26640000

Twenty Six Million Six Fourty Thousand Dollars

The above value estimate is applicable to the effective date of valuation January 19 2011 and is predicated on

an exposure period of three to six months and assumes sale on an all-cash to vendor basis
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VALUATION

HIGHEST AND BEST USE

The principle of highest and best use is fundamental to the concept of value in real estate Highest and best

use in general may be defined as follows

The reasonably probable and legal use of vacant land of 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

Analysis

Legal Permissibility The property is currently designated as Medium-to-High Density Residential

within the Official Plan OPA 30

The property is zoned RU rural in the Town of Aurora Zoning By-law re

zoning application would have to be submitted in order for residential

development to commence

Physical Possibility This site is located east of Bayview Avenue and south of Wellington Street

East and to the south of Parcel of the Magna lands

The site has road frontage on Magna Drive

Financial Feasibility Of the permitted uses medium-high density residential uses would be feasible

and marketable based on the subjects location site size shape and local Land

use patterns

Maximum Productivity Based upon the nature of the subject lands and their location within the Town

of Aurora medium-density residential use may be the maximally

productive use for the subject property

Conclusion Based upon the analysis of the land as if vacant the highest and best use is

estimated to be medium to high density residential development
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SIGNIFICANT INVESTMENT CHARACTERISTICS OF SUBJECT

According to brokers and agents the land market is still

very strong

Location

Strengths

Located within the Town of Aurora growing Located beyond the current boundary for development

population node that is residential in character and within the Town

surrounded by rural lands

Located within commuting distance of the City of In its state the property does not have road access and

Toronto would be dependent upon development of adjoining

lands to gain access

Good location and excellent access to the major arterial

roads of Wellington Street East Bayview Avenue Leslie

Street and Highway 404

Weaknesses

Physical Characteristics

Strengths Weaknesses

The subject site is of sufficient size to accommodate

mix of residential uses

The GTA residential markets have been very strong The site is designated as rural and obtaining approval

over the past years and continue to experience for residential development may prove difficult

growth
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VIEWS OF PARCEL 1B
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VALUATION METHODOLOGY

Traditionally there are three accepted methods of valuing real property

Cost Approach

Direct Comparison Approach and

Income Approach

The selection of relevant methodology depends upon the nature and characteristics of the real estate under

consideration

The Cost Approach to value is based upon the economic principle of substitution which holds that the

value of property should not be more than the amount by which one can obtain by purchase of site and

construction of building without undue delay property of equal desirability and utility

The Direct Comparison Approach examines the cost of acquiring equally desirable and valuable substitute

properties indicated by transactions of comparable properties within the market area The characteristics

of the sale properties are compared to the subject property on the basis of time and such features as

location size and quality of improvements design features and income generating potential of the property

The Income Approach is an appropriate test for property capable of producing rental income since the

method considers that capability capitalization process establishes the relationship between net income

and value Annual income is first calculated from actual rent or from projection based on that rent which

the property could expect to obtain in the open market Deductions are then taken for those operating

expenses if any paid by the owner The resulting net income before debt service is then capitalized at an

appropriate rate

Selection of Relevant Methodology

The Direct Comparison Approach which is the most common technique used to value land is the preferred

method when sales of comparable properties are available The subject property is parcel of vacant land

located in Aurora Consequently the valuation methodology employed in this report was limited to the Direct

Comparison Approach
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DIRECT COMPARISON APPROACH

Introduction

The Direct Comparison Approach is process of comparing market data The prices paid for similar properties

are usually used in estimated market value However prices asked by owners and offers made by prospective

purchasers on similar properties may also be used in estimating value in the absence of sale an asking price

generally sets the upper limit of value for property whereas an offered price typically establishes the lower

limit Since this approach relies on the actions of buyers and sellers in the market it is usually the best measure

of property value when reliable market information is available

The Direct Comparison Approach can be used in the valuation of most properties and is persuasive test of

value when there are sufficient recent sales of properties similar to the property being appraised The estimate

of value by the Direct Comparison Approach is typically reliable indicator of market value for properties that

are not traded on the basis of income such as single family dwellings vacant land and small owner occupied

commercial and industrial properties The reliability of this approach is diminished where

There is limited market information

Markets are experiencing rapidly changing market conditions which may impact the reliability of the

appraisers adjustments and

Properties are traded on the basis of the economic characteristics of net income and anticipated rates of

return the economic characteristics are not matter of public record and since vendors and purchasers

are often reluctant to fully disclose the financial details of the transaction the value estimate can be

impacted by factors that may not be evident in the comparison of the subject property and each

comparable property

The application of the Direct Comparison Approach involves five-step process

Research the competitive market for information on sales transactions listings and offers to purchase or

sell involving properties that are similar to the subject property in terms of characteristics such as property

type date of sale size physical condition location and land use constraints The goal is to find set of

comparable sale properties as similar as possible to the subject property

Verify the information by confirming that the data obtained is factually accurate and that the transactions

reflect arms-length market considerations Verification may also elicit additional information about the

market
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Select relevant units of comparison e.g price per acre price per square foot price per front foot and

develop comparative analysis for each unit The goal here is to define and identify unit of comparison

that explains market behaviour

Look for differences between the comparable sale properties and the subject property using the elements

of comparison Then adjust the price of each sale property to reflect how it differs from the subject

property or eliminate that property as comparable This step typically involves using the most comparable

sale properties and then adjusting for any remaining differences

Reconcile the various value indications produced from the analysis of comparables into single value

indication or range of values.1

Sates Adjustment Process

Since no two properties are alike comparison analysis requires consideration of the differences between the

subject property and comparable property An adjustment must be made to the sale price of each comparable

property for all significant differences The adjustment is applied so the comparable sale price reflects the

characteristics of the subject property If characteristic of comparable property is superior to the subject

property then downward adjustment to the sale price of the comparable property is required if

characteristic of the comparable property is inferior then an upward adjustment to the sale price is required

After the differences between the subject property and each comparable property have been considered and

adjusted the comparable properties with the fewest adjustments are generally considered most comparable to

the subject property and are given the greatest weight as indications of market value for the subject property

The adjustment process
in comparison analysis can either be quantitative or qualitative In using quantitative

analysis techniques mathematical processes are used to identify which elements of comparison require

adjustments and to quantify the amount of the adjustment Quantitative analysis techniques require sufficient

market data for meaningful analysis from which the appraiser can substantiate the amount of the adjustment for

each element requiring an adjustment

Qualitative adjustment techniques do not quantify the amount of the adjustment Relative comparison analysis is

qualitative technique where the relationships indicated by the market data are analyzed without recourse to

quantification of the differences In applying relative comparison analysis the adjustment process reflects the

imperfect nature of the real estate market the appraiser analyses each comparable property to determine and

rank each comparable property as to its inferiority similarity or superiority to the characteristics of the property

being appraised In relative comparison analysis the appraiser expresses the differences as being inferior

Appraisal Institute and AppraisaL Institute of Canada The Appraisal of Real Estate Canadian

Edition 2002 page 17.5
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greatly inferior somewhat inferior superior greatly superior somewhat superior or any other descriptive

terms that clearly convey the quality of the differences in the item being compared between the subject

property and the comparable sale property

In comparing each comparable sale property to the subject property the appraiser considers the elements of

comparison which are the character/st/cs or attributes of properties and transactions that he/p explaib the

varianceofpricespaidforrea/estate.2 The elements of comparison in the order of consideration are

Market Condition Time

Where the market is changing it may be necessary to adjust prices to reflect the time difference between the

date of sale of comparable property and the date of valuation

Analysis

Property Rights Conveyed

Financing Terms

Conditions of Sale

When real property rights are sold they may be the sole subject of the

contract or the contract may include other rights In the sales

comparison analysis it is pertinent that the
property rights of the

comparable sale be similar to the property rights of the subject property

All the sales considered were fee simple transfers no adjustments were

necessary

The transaction price of one property may differ from that of similar

property due to different financing arrangements Financing

arrangements may include existing mortgages at favorable interest rates

or paying cash to lender so that mortgage with below-market

interest rate could be offered Adjustments were made for properties

with favorable interest rates

Adjustments for conditions of sale usually reflect the motivations of the

purchaser and vendor In some cases the conditions of sale significantly

affect transaction prices Sales that reflect unusual situations require an

appropriate adjustment for motivation or sale condition For example

power-of-sale conditions involve certain degree of urgency on part of

the lender leading to somewhat lower sale price than what would

otherwise be expected All the sales considered were normal market

transactions with no undue motivation no adjustments were necessary

The Appraisal of Real Estate Gtossary.8
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Location An adjustment for location within market area may be required when

the locational characteristics of comparable property are different from

those of the subject property Excessive locational differences may

disqualify property from use as comparable Most comparable

properties in the same area have similar locational characteristics but

variations may exist within that area of analysis Although no location is

inherently desirable or undesirable the market recognizes that one

location is better than similar to or worse than another

Both regional and neighbourhood specific attributes were considered in

the adjustment analysis Generally locations all else equal more distant

from Toronto tend to decrease in value while properties with strong

neighbourhood amenities are considered most desirable

Site Size The price per acre of land is expected to vary with the size of the tract

Generally above an optimum acreage as size increases the price per

acre decreases where all other features are similar This is typically

referred to as marginal diminishing utility

Topography An esthetically pleasing contour or terrain which has greater

proportion of usable land will generally command higher premium on

the open market In addition topography also impacts site preparation

costs ie fill requirements and hence market value

Zoning Any difference in the current use or the highest and best use of

potential comparable sale and the subject property must be addressed

Generally in the valuation of vacant land official plan and zoning

regulations are the primary determinants of the highest and best use of

the property since they serve as the test of legal permissibility

Comparable sales with dissimilar zoning to that of the subject require

adjustment for differences in
utility

as result of permitted uses

The Appraisal Institute of Canada recommends the use of paired sales analysis in the derivation of

adjustments This involves locating two very similar sales that sell in similar time period If the two sales

differ in only one key feature then the difference in sale price can be used as the market indicator for the

adjustment for that feature In practice this concept usually only applies to newer homes in the subdivision

Rural commercial and industrial properties tend to be unique and therefore in practice are not usually possible
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to find paired sales to derive adjustments In the absence of paired sales it is the appraisers experience and

judgment based on observation that is used for adjustments

Residential Land Sales

The residential component of Parcel as described in the land use description comprises acres

search of comparable sates in York Region with the potential for medium residential development yielded four

sates considered similar to the subject property The sate prices ranged from $1500000 to $9500000 The

sales ranged in size from 3.59 to 11.433 acres When converted to rate per acre the prices ranged from

$359420 to $866077 per acre

$866077

Major Mackenzie Drive East $401843 Ibrans Developments Ltd
Jun-10 $5775000 11.433 Med-Density

Markham Adjusted Digram Developments Inc

13424 Keele Street Vanna Homes
May-10 $15X000 3.59 $417827 Med-Density

King clearway Group

16200 Yonge Street Mademont Yonge Inc
May-09 $2650000 7.373 $359420 Med-Density

Newmarket 2202995 Ontario Inc

The following is brief description of the four key comparable sates considered most comparable to the subject

and the adjustments required to the sate prices for purposes of comparison with the subject

Sale 4002 4022 Highway No is located in the Town of Markham on the north side of Highway No

east of Warden Avenue This site consists of 10.969 acres of vacant land The property was purchased by

Times Group Corporation from Sobeys for $9500000 $866077 per acre In October 2010 The
property

rights conveyed were the fee simple interest No financing was reportedly provided by the vendor the sate is

considered arms-length The Town of Markham Official Plan designates the property High Medium and Low

Density Residential The Zoning By-law classifies the property RHD2 RST1 and R6 alt residential

classifications Downward adjustments were made for the comparables superior location on Highway in

Markham as well as its servicing and estimated time to develop The final adjusted sale price is $606254 per

acre

Sale Major Mackenzie Drive East is located on the south side of Major Mackenzie Drive East east of

Highway No 48 in the Town of Markham The site consists of 11.433 acres of land It was purchased by

Digram Developments Inc from Ibrans Developments Ltd for $5775000 adjusted to $401843 per
acre

June-2010 The property rights conveyed were the fee simple interest The sale is considered arms-length

The Town of Markham Official Plan designates the property Community Amenity Area The Zoning By-law

classifies the property 01 an open space classification and RR4 rural residential classification rezoning

..2 Highway No

Markham

Sobeys Low/M

Times Group Corporation Density
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application and draft plan of subdivision has been submitted which would facilitate medium density

residential development large upward adjustment was made for the comparables inferior location

downward adjustment was made for the comparables superior density allowance of 479 residential units as

well as for its servicing and estimated time to develop The final adjusted sale price is $381029 per acre

Sale 13424 Keele Street is located on the west side of Keele Street north of King Road in the Town of

Aurora This site consists of 3.59 acres of land with one single family detached home on it It was purchased

by Clearway Group from Vanna Homes for $1500000 $417827 per acre in May 2011 The property rights

conveyed were the fee simple interest The sale is considered arms-length The Township of King Official Plan

designates the property Existing Low Density Residential The Zoning By-law classifies the property Ri

residential The purchaser had acquired the property with the intention of constructing medium density

residential development An upward adjustment was made for the comparables inferior location on Keete

Street in King The final adjusted sale price is $459610 per acre

Sale 16200 Yonge Street is located on the west side of Yonge Street north of St Johns Sideroad in the

Town of Newmarket This site consists of 7.373 acres of $359420 per acre in May 2009 The property rights

conveyed were the fee simple interest The sale is considered arms-length The Town of Newmarket Official

Plan designates the property Emerging Residential Floodplain and Open Space The Zoning By-law classifies

the property RM2 multi-family residential and Open Space The purchaser had acquired the property with the

intention of constructing one medium density residential development rezoning application was approved to

allow for development of 80 stacked town homes An upward adjustment was made for market conditions at

the time of the sale Downward adjustments were made for the comparables superior location on Yonge Street

as well as the assumed density of the development The final adjusted sale price is $316289 per acre

10
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Residential Land Sales

Adjustment Table Residential Land Sales

Location Parcel

ITEM Subject SaLe Sale Sale Sale

4002 4022

Highway No

Markham

Major 13424 Keete St

Mackenzie Drive King

East

Markham

16200 Yonge

St

Newmarket

Date of Sale Oct-10 Jun-10 May-10 May-09

Site Area Acres 15 10.969 11.433 3.59 7.373

Medium

High Medium Medium Medium DensityMedium To High
Official Plan Low Density Density Residential

Density Residential

Residential Residential Residential Floodplain

Open Space

RHD2 RST1 RM2 Open
Zoning Rural 01 RR4 Ri

R6 Space

Rezoning

application has

No applications
been submitted

have been
to allow for

submitted The Application
medium density

No applications purchaser approved for
residential

Proposed Development have been N/A intends to development of

development
submitted construct one 80 stacked

that would
medium density townhouses

include 257
residential

townhouse units

development
222

apartment units

Total Consideration $9500000 $5775000 $1500000 $2650000

Unadjusted Price per Acre $866077 $401083 $417827 $359420

adjusted
Real Property Rights Conveyed 0% 0% 0% 0%

Adjusted Price per sq ft $866077 $401083 $417827 $359420

Financing Terms 0% 0% 0% 0%

Adjusted Price per sq ft $866077 $401083 $417827 $359420

Motivation 0% 0% 0% 0%

Adjusted Price per sq ft $866077 $401083 $417827 $359420

Market Conditions 0% 0% 0% 10%

Adjusted Price per sq.ft $866077 $401083 $417827 $395361

Location -10% 30% 10% -15%

Density Assumed 0% -15% 0% -5%

Physical Characteristics 0% 0% 0% 0%

Servicing -20% -20% 0% 0%

Final Adjusted Rate per Acre $606254 $381029 $459610 $316289

11
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Location Map of Comparable Rural Sates
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Summary

The above transactions represent the sales of Rural Land in York Region ranging in size from 1.497 to 11.433

acres The sale prices ranged between $359420 and $1336005 per acre before adjustments and between

$316289 and $981964 per acre after adjustments

Conclusions Direct Comparison

Sale three and four have values of $316289 and $459610 per acre after adjustments These two sales are

located closest to the subject property and required the fewest net adjustments Therefore value near the

midpoint of this range would be appropriate for the subject property After due consideration of the respective

comparability of the sales analysed it is our opinion that the estimated market value of the residential

component of Parcel is reflected in unit rate of $400000 per acre

Parcel acres a$400000/Acre $2000000

Two Million Dollars

summary of the individual comparable sales is provided on the following pages
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Sale

4002 4022 Highway Markham

Located on the north side of Highway east of Warden Avenue

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

and on Plan 65R-13097

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

$9500000

October 15 2010

Fee Simple Interest

$866077

Sobeys

per acre

Times Group Corporation

02985-0044

Part of Lot 11 Concession designated as Parts

$9500000

$9500000

100%

100%

Transferred

SITE DESCRIPTION

Site Area

Property Type

Topography

100

10.969 Acres

Vacant Land High Medium and Low density residential

Flat leveL tablelands

14

File Reference CIRA 11-002



Blair Franklin Parcel Land VaLuation

Sate

Major Mackenzie Drive East Markham

Located south of Major Mackenzie Drive east east of Highway 48

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

$5775000

June 11 2010

Fee Simple Interest

$401843 per acre

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

SITE DESCRIPTION

Site Area

Property Type

Topography

LEGAL

Vendor

Purchaser

PIN

Ibrans Development Ltd

Digram Developments Inc

03061-0285

Legal Description Part of Lot 20 Concession as described in Instrument No

MA68788 Save and Except Part Plan 0834

$5775000

$5775000 100%

100

11.433 Acres

Vacant Land Medium Density Residential

Flat level tablelands

15
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Sale

13424 Keele Street King

Located on the west side of Keele Street north of King Road

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

$1500000

May 11 2010

Fee Simple Interest

$417827 per acre

VTB Mortgage

Assumed Mortgage

Consideration $1500000 100%

Transferred

SITE DESCRIPTION

Site Area

Property Type

Topography

100

359 Acres

Vacant Land Medium Density Residential

Level

Vanna Homes

Clearway Group

03370-0265

Legal Description Part of Lot Concession King as described in

Instrument No B37696B designated as Part Plan 65R-642 Save and Except

Parts and Plan 65R-2619 and Part Expropriation Plan R305857

CONSIDERATION

Cash $1500000 100%

16
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Sale

16200 Yonge Street Newmarket

Located on the west side of Yonge Street north of St Johns Sideroad

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

$2650000

May 2009

Fee Simple Interest

$359420 per acre

LEGAL

Vendor

Purchaser

PIN

Legal Description

on Plan 65R-23544

CON SI DERATI ON

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

Mademont Yonge Inc

2202995 Ontario Inc

03626-0196

Part of Lot 87 Concession designated as Parts and

$2650000

$2650000

100

100%

100%

-o

SITE DESCRIPTION

Site Area

Property Type

Topography

7.373 Acres

Vacant Land

Level

17
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FINAL ESTIMATE OF VALUE

Parcel acres $4OOOOO $2000000

Two Million Dollars

The above value estimate is applicable to the effective date of valuation January 19 2011 and is predicated on

an exposure period of three to six months and assumes sate on an all-cash to vendor basis
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VALUATION

HIGHEST AND BEST USE

The principle of highest and best use is fundamental to the concept of value in real estate Highest and best

use in general may be defined as follows

The reasonably probable and legal use of vacant land of 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

Analysis

Legal Permissibility

Physical Possibility

Financial Feasibility

Maximum Productivity

The property is currently designated as Mixed Use within the Official Plan and

is intended for agricultural uses

The property is also zoned RU rural in the Town of Aurora Zoning By-law

This site is located east of Bayview Avenue and south of Wellington Street

The site has frontage onto Wellington Street East

The subject lands are used for agricultural purposes and are currently under

cultivation

Of the permitted uses agricultural uses would be feasible and marketable

based on the subjects location site size shape and land use patterns

Based upon the nature of the subject lands and their location within the Town

of Aurora holding use pending review of the official plan or an

amendment thereto to residential use similar to the uses to the west may be

the maximally productive use for the subject property

Conclusion Based upon the analysis of the land as if vacant the highest and best use is

estimated to be as speculative holding pending review of the official

plan with view to achieving an official plan amendment for residential

uses similar to those to the west
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SIGNIFICANT INVESTMENT CHARACTERISTICS OF SUBJECT

flIIiiiiit

Strengths Weaknesses

The GTA residential markets have been very strong

over the past years and continue to experience

growth

According to brokers and agents the land market is still

very strong

Located within the Town of Aurora growing Located beyond the current boundary for development

population node that is residential in character and within the Town

surrounded by rural lands

Located within commuting distance of the City of

Toronto

Good location and excellent access to the major arterial

roads of Wetlington Street East Bayview Avenue Leslie

Street and Highway 404

Physical Characteristics

Strengths Weaknesses

The subject site is of sufficient size to accommodate

sizeable medical arts mixed use facility
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VIEWS OF PARCEL

taNse

VIEW LOOKING NORTH WEST PARCEL
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VALUATION METHODOLOGY

Traditionally there are three accepted methods of valuing real property

Cost Approach

Direct Comparison Approach and

Income Approach

The selection of relevant methodology depends upon the nature and characteristics of the real estate under

consideration

The Cost Approach to value is based upon the economic principle of substitution which holds that the

value of property should not be more than the amount by which one can obtain by purchase of site and

construction of building without undue delay property of equal desirability and utility

The Direct Comparison Approach examines the cost of acquiring equally desirable and valuable substitute

properties indicated by transactions of comparable properties within the market area The characteristics

of the sale properties are compared to the subject property on the basis of time and such features as

location size and quality of improvements design features and income generating potential of the property

The Income Approach is an appropriate test for
property capable of producing rental income since the

method considers that capability capitalization process establishes the relationship between net income

and value Annual income is first calculated from actual rent or from projection based on that rent which

the property could expect to obtain in the open market Deductions are then taken for those operating

expenses if any paid by the owner The resulting net income before debt service is then capitalized at an

appropriate rate

Selection of Relevant Methodology

The Direct Comparison Approach which is the most common technique used to value land is the preferred

method when sales of comparable properties are available The subject property is parcel of vacant land

located in newly developing area of Aurora Consequently the valuation methodology employed in this report

was limited to the Direct Comparison Approach
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DIRECT COMPARISON APPROACH

Introduction

The Direct Comparison Approach is process of comparing market data The prices paid for similar properties

are usually used in estimated market value However prices asked by owners and offers made by prospective

purchasers on similar properties may also be used in estimating value in the absence of sate an asking price

generally sets the upper limit of value for property whereas an offered price typically establishes the lower

limit Since this approach relies on the actions of buyers and sellers in the market it is usually the best measure

of
property value when reliable market information is available

The Direct Comparison Approach can be used in the valuation of most properties and is persuasive test of

value when there are sufficient recent sales of properties similar to the property being appraised The estimate

of value by the Direct Comparison Approach is typically reliable indicator of market value for properties that

are not traded on the basis of income such as single family dwellings vacant land and small owner occupied

commercial and industrial properties The reliability of this approach is diminished where

There is limited market information

Markets are experiencing rapidly changing market conditions which may impact the reliability of the

appraisers adjustments and

Properties are traded on the basis of the economic characteristics of net income and anticipated rates of

return the economic characteristics are not matter of public record and since vendors and purchasers

are often reluctant to fully disclose the financial details of the transaction the value estimate can be

impacted by factors that may not be evident in the comparison of the subject property and each

comparable property

The application of the Direct Comparison Approach involves five-step process

Research the competitive market for information on sales transactions listings and offers to purchase or

sell involving properties that are similar to the subject property in terms of characteristics such as property

type date of sale size physical condition location and land use constraints The goal is to find set of

comparable sale properties as similar as possible to the subject property

Verify the information by confirming that the data obtained is factually accurate and that the transactions

reflect arms-length market considerations Verification may also elicit additional information about the

market
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Select relevant units of comparison e.g price per acre price per square foot price per
front foot and

develop comparative analysis for each unit The goal here is to define and identify unit of comparison

that explains market behaviour

Look for differences between the comparable sale properties and the subject property using the elements

of comparison Then adjust the price of each sale property to reflect how it differs from the subject

property or eliminate that property as comparable This step typically involves using the most comparable

sale properties and then adjusting for any remaining differences

Reconcile the various value indications produced from the analysis of comparables into single value

indication or range of values.1

Sales Adjustment Process

Since no two properties are alike comparison analysis requires consideration of the differences between the

subject property and comparable property An adjustment must be made to the sale price of each comparable

property for all significant differences The adjustment is applied so the comparable sale price reflects the

characteristics of the subject property If characteristic of comparable property is superior to the subject

property then downward adjustment to the sale price of the comparable property is required if

characteristic of the comparable property is inferior then an upward adjustment to the sale price is required

After the differences between the subject property and each comparable property have been considered and

adjusted the comparable properties with the fewest adjustments are generally considered most comparable to

the subject property and are given the greatest weight as indications of market value for the subject property

The adjustment process
in comparison analysis can either be quantitative or qualitative In using quantitative

analysis techniques mathematical processes are used to identify which elements of comparison require

adjustments and to quantify the amount of the adjustment Quantitative analysis techniques require sufficient

market data for meaningful analysis from which the appraiser can substantiate the amount of the adjustment for

each element requiring an adjustment

Qualitative adjustment techniques do not quantify the amount of the adjustment Relative comparison analysis is

qualitative technique where the relationships indicated by the market data are analyzed without recourse to

quantification of the differences In applying relative comparison analysis the adjustment process reflects the

imperfect nature of the real estate market the appraiser analyses each comparable property to determine and

rank each comparable property as to its inferiority similarity or superiority to the characteristics of the property

being appraised In relative comparison analysis the appraiser expresses the differences as being inferior

AppraisaL Institute and Appraisal Institute of Canada The Appraisal of Real Estate 2nd Canadian

Edition 2002 page 17.5
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greatly inferior somewhat inferior superior greatly superior somewhat superior or any other descriptive

terms that clearly convey the quality of the differences in the item being compared between the subject

property and the comparable sale property

In comparing each comparable sale property to the subject property the appraiser considers the elements of

comparison which are the character/st/cs or attributes of propert/ss and transactions that heo explaTh the

variance of prices paid for real estate.2 The elements of comparison in the order of consideration are

Market Condition Time

Where the market is changing it may be necessary to adjust prices to reflect the time difference between the

date of sale of comparable property and the date of valuation

Analysis

Property Rights Conveyed

Financing Terms

Conditions of Sale

When real property rights are sold they may be the sole subject of the

contract or the contract may include other rights In the sales

comparison analysis it is pertinent that the property rights of the

comparable sale be similar to the
property rights of the subject property

AU the sales considered were fee simple transfers no adjustments were

necessary

The transaction price of one property may differ from that of similar

property due to different financing arrangements Financing

arrangements may include existing mortgages at favorable interest rates

or paying cash to lender so that mortgage with below-market

interest rate could be offered Adjustments were made for properties

with favorable interest rates

Adjustments for conditions of sale usually reflect the motivations of the

purchaser and vendor In some cases the conditions of sale significantly

affect transaction prices Sales that reflect unusual situations require an

appropriate adjustment for motivation or sale condition For example

power-of-sale conditions involve certain degree of urgency on part of

the lender leading to somewhat lower sale price than what would

otherwise be expected All the sales considered were normal market

transactions with no undue motivation no adjustments were necessary

The Appraisal of Real Estate Glossary.8

File Reference CIRA 11-002



Blair Franklin Parcel Land Valuation

Location An adjustment for Location within market area may be required when

the locational characteristics of comparable property are different from

those of the subject property Excessive Locational differences may

disqualify property from use as comparable Most comparable

properties in the same area have similar locational characteristics but

variations may exist within that area of analysis Although no location is

inherently desirable or undesirable the market recognizes that one

Location is better than similar to or worse than another

Both regional and neighborhood specific attributes were considered in

the adjustment analysis Generally locations all else equal more distant

from Toronto tend to decrease in value while properties with strong

neighborhood amenities are considered most desirable

Site Size The price per acre of land is expected to vary with the size of the tract

Generally above an optimum acreage as size increases the price per

acre decreases where all other features are similar This is typically

referred to as marginal diminishing utility

Topography An esthetically pleasing contour or terrain which has greater

proportion of usable land will generally command higher premium on

the open market In addition topography also impacts site preparation

costs ie fill requirements and hence market value

Zoning Any difference in the current use or the highest and best use of

potential comparable sale and the subject property must be addressed

Generally in the valuation of vacant land official plan and zoning

regulations are the primary determinants of the highest and best use of

the property since they serve as the test of Legal permissibility

Comparable sales with dissimilar zoning to that of the subject require

adjustment for differences in
utility as result of permitted uses

The Appraisal Institute of Canada recommends the use of paired sales analysis in the derivation of

adjustments This involves locating two very similar sales that sell in similar time period If the two sales

differ in only one key feature then the difference in sale price can be used as the market indicator for the

adjustment for that feature In practice this concept usually only applies to newer homes in the subdivision

Rural commercial and industrial properties tend to be unique and therefore in practice are not usually possible
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to find paired sales to derive adjustments In the absence of paired sales it is the appraisers experience and

judgment based on observation that is used for adjustments

Selection of Comparable Sales

Since characteristics of the comparable properties in this appraisal varied the sate prices have been reduced to

common denominator price per square acre often recognized by purchasers as an appropriate unit of

comparison has therefore been selected

As one sale is not necessarily indicative of market value an appraiser examines number of market

transactions When properly reconciled trends emerge leading to the estimate of market value of the property

being appraised

search for sates in Central York Region of rural development land yielded four sales considered similar to the

subject property The sale prices ranged from $1075000 to $3781313 The sales ranged in size from 1.985

to 5.744 acres When converted to rate per acre the prices were from $541562 to just over $673617 per

acre

Commercial Land Sales

Don Hillock Drive Goulding

Avenue

Rothbury Road Richmond Hill Oct-10 $3781313 5.744 $658307

Trade Valley Drive Vaughan Jun-10 $1644300 2.441 $673617

241 Trade Valley Drive
Whitchurch-

Dec-09 $2350600 4.096 $573877
Stouffvi lie

brief description of these four sales and the required adjustments follows

Sale Don Hillock Drive Goulding Avenue is located in business park north of Don Hillock Drive and

east of Leslie Street in Aurora this site consists of 1.985 acres of vacant land It was purchased by HWP

Diversified Holdings Inc from 2146731 Ontario Ltd for $1075000 $541562 per acre on November 30 2010

The property rights conveyed were fee simple interest No financing was reportedly provided by the vendor

the sale is considered arms-length The land is located one kilometer east of the subject just south of

Wellington Street East within Magnas neighboring land parcel The Town of Aurora Official Plan designates the
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property as Business Park development area with the same permitted use classifications as the subject An

upward adjustment was made for the superior location of the subject located with direct frontage to Wellington

Street East The final adjusted sale price is $568640 per acre

Sale Rothbury Road is located on the west side of Yonge Street north of Elgin Mills in the Town of

Richmond Hill This site consists of 5.744 acres of vacant land It was purchased by The Corporation of The

Town of Richmond Hill from Heathwood Homes for $3781313 $658307 per acre on October 21 2010 The

property rights conveyed were the fee simple interest No financing was reportedly provided by the vendor

the sale is considered arms-length At the time of sale the land was vacant and unimproved It is our

understanding that the purchaser intends to submit an application for the construction of single storey

commercial building on the site downward adjustment was considered appropriate representative of the

comparables superior location in Richmond Hill an affluent suburb of the Greater Toronto Area The final

adjusted sale price is $592476 per acre

Sale Trade Valley Drive is located in business park industrial node east of Highway 50 and south of

Rutherford Road in Vaughan Ontario The site consists of 2.441 acres of vacant land It was purchased by

Anatolia Tile Inc from 1581600 Ontario Inc for $1644300 $673617 per acre on June 28 2010 The property

rights conveyed were fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-length The City of Vaughan Official Plan designates the property as prestige area

employment area while the zoning by-law classifies the site EM2 general employment classification At the

time of sale the land was vacant and unimproved it is our understanding that the purchaser intends to submit

applications for one industrial development upon the site slight downward adjustment is considered

appropriate based on the comparables superior location situated in Vaughan an up-market highly desirable

area within the Greater Toronto Area The final adjusted sale price is $639937 per acre

Sale 241 Trade Valley Drive is located east of Highway 50 north of Langstaff Road in the City of Vaughan

This site consists of 4.096 acres of vacant land purchased by Isadan Holdings Limited from 1581600 Ontario

Ltd for $2350600 $573877 per acre on December 18 2009 The property rights conveyed were the fee

simple interest No financing was reportedly provided by the vendor the sale is considered arms-length The

City of Vaughan Official Plan designates the property as prestige employment area The Zoning By-law

classifies the property EM1 an employment classification rezoning application has been submitted proposing

the property be re-classified as C7 land commercial zone downward adjustment was considered

appropriate representative of the superior location of this site An upward adjustment is also required for the

comparables lower allowed density The final adjusted sale price is $631265 per acre

10
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Commercial Land Sales

sI

Date of Sale Nov-10 Oct-10 Jun-10 Dec-09

Site Area Acres 10 1.985 5.744 2.441 4.096

Commercial eneral
Official Plan Mixed Use Business Park Prestige Area

Mixed Use employment

RU-li Rural

General Exception
EM2 General Ci EM2 General EM1 Prestige

Zoning Zone suitable for

Employment Commercial Employment Employment
Clinic Health

Centre or Hospital

The Land is

The land is currently vacant

currently vacant and
Based on the The land is

and unimproved
acceptance of currently vacant

unimproved It The purchasor
site plan and unimproved

is our intends to

application to the It is our

understanding submit
City of Vaughan understanding

medical arts that the applications to

Proposed Development Planning that the purchaser
purchasor ask forfacility

Department the intends to

intends to portion of the

purchaser intends construct one
construct one site to be re

to construct one industrial building

single storey zoned to allow
commercial on the site upon

commercial for small pad
development site plan approval

building upon retail facilities

the site and/or an

office building

Total Consideration $1075000 $3781313 $1644300 $2350600

Unadjusted Price perAcre $541562 $658307 $673617 $573877

Real Property Rights Conveyed 0% 0% 0% 0%

Adjusted Price per sq ft $541562 $658307 $673617 $573877

Financing Terms 0% 0% 0% 0%

Adjusted Price per sq ft $541562 $658307 $673617 $573877

Motivation 0% 0% 0% 0%

Adjusted Price per sq ft $541562 $658307 $673617 $573877

Market Conditions 0% 0% 0% 10%

Adjusted Price per sq.ft $541562 $658307 $673617 $631265

Location 5% -10% -5% -5%

Density Assumed 0% 0% 0% 5%

Physical Characteristics 0% 0% 0% 0%

Final Adjusted Rate per Acre $568640 $592476 $639937 $631265

Location

Adjustment Table Commercial Land Sales

ITEM Subject SaLe Sale Sale Sale

Parcel

Don Hillock Drive

Goulding Avenue Rothbury Road

Aurora Richmond Hill

Trade Valley Drive 241 Trade

Vaughan Valley Drive

Vaughan

11
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Location Map of Comparable Rural Sates
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Summary

The above transactions represent the sates of mixed use land in Central York Region Aurora Newmarket

northern Richmond Hilt and Whitchurch-StouffviUe ranging in size from 1.985 acres to 5.744 acres The sale

prices ranged between $541562 and $673617 per acre before adjustments and between $568640 and

$639937 per acre after adjustments therefore value near the midpoint of that range would be appropriate for

the subject property

Conclusions Direct Comparison

As result of the above analysis it is my opinion that the market value of the subject property by the Direct

Comparison Approach as at the effective date of this valuation subject to the terms and conditions outlined in

this report is reflected in unit rate of $600000 per acre

Parcel 10 acres $600000/acre $6000000

Six Million Dollars

summary of the individual comparable sales is provided on the following pages

13
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Sate

DON HILLOCK DRIVE GOULDING AVENUE AURORA

Located south of Wellington Street East east of Leslie Street

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

$1075000

November 30 2010

Fee Simple Interest

$541562 per acre

2146731 Ontario Limited

Zentil Property Management

03642-2344

Lot Plan 65M 3974

$1075000

$1075000

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

LAND USE DATA

1.985 Acres

Vacant Land

Flat Level tabtelands

Proposed Use Business Park

At the time of sale the property was vacant and unimproved

14
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Sate

ROTHBURY ROAD RICHMOND HILL

Located on the west side of Yonge Street north of Elgin Mills Road West

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

SITE DESCRIPTION

Site Area

Property Type

Topography

$3781313

December 21 2010

Fee Simple Interest

$658307 per acre

Heathwood Homes

The Corporation of the Town of Richmond Hilt

03216-2520

Blocks 92 and 93 Plan 65M-4205

$3781313

$3781313

100

100%

100%

5.744 Acres

Vacant Land

15
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Sale

TRADE VALLEY DRIVE VAUGHAN

Located east of Highway 50 south of Rutherford Road

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VIB Mortgage

Assumed Mortgage

Consideration

Transferred

$1644300

June 28 2010

Fee Simple Interest

$673617 per acre

1581600 Ontario Inc

Anatolia Tile Inc

03319-0054

Block Plan 65M-4150

$1644300

$1644300

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

LAND USE DATA

2.441 Acres

Vacant Land

Flat level tablelands

Proposed Use One industrial building

At the time of sale the property was vacant and unimproved

16
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SaLe

241 TRADE VALLEY DRIVE VAUGHAN

Located on the east side of Highway 50 North of Langstaff Road

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

$2350600

December 18 2009

Fee Simple Interest

$573877 per acre

1581600 Ontario Inc

Isadan Holdings Ltd

03319-0055

Block Plan 65M-4150

$2350600

$2350600

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

4.096 acres

Vacant Land

17
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Map of Comparable Sates
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FINAL ESTIMATE OF VALUE

Parcel 10 acres $600000/acre $6000000

Six Million Dollars

The above value estimate is applicable to the effective date of valuation January 19 2011 and is predicated on

an exposure period of three to six months and assumes sale on an all-cash to vendor basis

19
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VALUATION

HIGHEST AND BEST USE

The principle of highest and best use is fundamental to the concept of value in real estate Highest and best

use in general may be defined as follows

The reasonably probable and legal use of vacant land of 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

Analysis

Legal Permissibility

Physical Possibility

The property is currently designated as Business Park under the Official

Plan OPA 30 and is intended for development of high quality employment

uses Retail type development is discouraged The current zoning of the

property is BP-3 permitting range of uses including convention

centre data processing centre fitness centre food processing

establishment industrial uses if within an enclosed building hotel office

research and training facility printing media and communications

establishment

This site is located at the southwest corner of Wellington Street and Stronach

Boulevard opposite the Magna International headquarters Its size and

location would permit development of variety of business related uses

similar to those identified in the zoning regulations

The site has access from Stronach Blvd

The subject lands are clear street elevation and level

Note The soil conditions are assumed to be sufficient in quality to

support the desnated uses
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FinanciaL Feasibility Of the permitted uses high quality employment use would be feasible and

marketable based on the subjects location site size shape and land use

patterns

Maximum Productivity Based upon the nature of the subject lands and their location within the Town

of Aurora high quality employment use is believed to represent maximally

productive use for the subject property

Conclusion Based upon the analysis of the land as if vacant the highest and best use is

estimated to be High Quality Employment Use as defined by the Town of

Aurora Official Plan

BLair Franklin ParceL Land Valuation
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SIGNIFICANT INVESTMENT CHARACTERISTICS OF SUBJECT

It is necessary to understand the specific investment characteristics of the subject property as viewed by

potential purchaser

The GTA Industrial and commercial markets have been

very strong over the past years and continue to

experience growth

According to brokers and agents the land market is still

very strong

Greenbelt legislation has restricted land availability in

the GTA

Located within the Town of Aurora growing

population node that is residential in character and

surrounded by rural lands

Excellent frontage onto Wellington Street East

The subject site is of sufficient size to accommodate

high quality employment use

Business park developments are still more prevalent in

the more developed areas to the south
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VIEW OF PARCEL
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VALUATION METHODOLOGY

TraditionaRy there are three accepted methods of valuing real property

Cost Approach

Direct Comparison Approach and

Income Approach

The selection of relevant methodology depends upon the nature and characteristics of the real estate under

consideration

The Cost Approach to value is based upon the economic principle of substitution which holds that the

value of property should not be more than the amount by which one can obtain by purchase of site and

construction of building without undue delay property of equal desirability and utility

The Direct Comparison Approach examines the cost of acquiring equally desirable and valuable substitute

properties indicated by transactions of comparable properties within the market area The characteristics

of the sale properties are compared to the subject property on the basis of time and such features as

location size and quality of improvements design features and income generating potential of the property

The Income Approach is an appropriate test for property capable of producing rental income since the

method considers that capability capitalization process establishes the relationship between net income

and value Annual income is first calculated from actual rent or from projection based on that rent which

the property could expect to obtain in the open market Deductions are then taken for those operating

expenses if any paid by the owner The resulting net income before debt service is then capitalized at an

appropriate rate

Selection of Relevant Methodology

The Direct Comparison Approach which is the most common technique used to value land is the preferred

method when sales of comparable properties are available The subject property is parcel of vacant

commercial land located in newly developing area of Aurora Consequently the valuation methodology

employed iii this report was limited solely to the Direct Comparison Approach in estimating the sites market

value
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DIRECT COMPARISON APPROACH

Introduction

The Direct Comparison Approach is process of comparing market data The prices paid for similar properties

are usually used in estimated market value However prices asked by owners and offers made by prospective

purchasers on similar properties may also be used in estimating value in the absence of sale an asking price

generally sets the upper limit of value for property whereas an offered price typically establishes the lower

limit Since this approach relies on the actions of buyers and sellers in the market it is usually the best measure

of property value when reliable market information is available

The Direct Comparison Approach can be used in the valuation of most properties and is persuasive test of

value when there are sufficient recent sales of properties similar to the property being appraised The estimate

of value by the Direct Comparison Approach is typically reliable indicator of market value for properties that

are not traded on the basis of income such as single family dwellings vacant land and small owner occupied

commercial and industrial properties The reliability of this approach is diminished where

There is limited market information

Markets are experiencing rapidly changing market conditions which may impact the reliability of the appraisers

adjustments and

Properties are traded on the basis of the economic characteristics of net income and anticipated rates of return

the economic characteristics are not matter of public record and since vendors and purchasers are often

reluctant to fully disclose the financial details of the transaction the value estimate can be impacted by factors

that may not be evident in the comparison of the subject property and each comparable property

The application of the Direct Comparison Approach involves five-step process

Research the competitive market for information on sales transactions listings and offers to

purchase or sell involving properties that are similar to the subject property in terms of

characteristics such as property type date of sale size physical condition location and land

use constraints The goal is to find set of comparable sale properties as similar as possible

to the subject property
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Verify the information by confirming that the data obtained is factually accurate and that the

transactions reflect arms-length market considerations Verification may also elicit additional

information about the market

Select relevant units of comparison e.g price per acre price per square foot price per front

foot and develop comparative analysis for each unit The goal here is to define and identify

unit of comparison that explains market behaviour

Look for differences between the comparable sale properties and the subject property using

the elements of comparison Then adjust the price of each sale property to reflect how it

differs from the subject property or eliminate that property as comparable This step

typically involves using the most comparable sale properties and then adjusting for any

remaining differences

Reconcile the various value indications produced from the analysis of comparables into

single value indication or range of values.1

Sales Adjustment Process

Since no two properties are alike comparison analysis requires consideration of the differences between the

subject property and comparable property An adjustment must be made to the sale price of each comparable

property for all significant differences The adjustment is applied so the comparable sale price reflects the

characteristics of the subject property If characteristic of comparable property is superior to the subject

property then downward adjustment to the sale price of the comparable property is required if

characteristic of the comparable property is inferior then an upward adjustment to the sale price is required

After the differences between the subject property and each comparable property have been considered and

adjusted the comparable properties with the fewest adjustments are generally considered most comparable to

the subject property and are given the greatest weight as indications of market value for the subject property

The adjustment process iii comparison analysis can either be quantitative or qualitative In using quantitative

analysis techniques mathematical processes are used to identify which elements of comparison require

adjustments and to quantify the amount of the adjustment Quantitative analysis techniques require sufficient

market data for meaningful analysis from which the appraiser can substantiate the amount of the adjustment for

each element requiring an adjustment

AppraisaL Institute and AppraisaL Institute of Canada The Appraisal of Real Estate 2nd Canadian

Edition 2002 page 17.5
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Qualitative adjustment techniques do not quantify the amount of the adjustment Relative comparison analysis is

qualitative technique where the relationships indicated by the market data are analyzed without recourse to

quantification of the differences In applying relative comparison analysis the adjustment process reflects the

imperfect nature of the real estate market the appraiser analyses each comparable property to determine and

rank each comparable property as to its inferiority similarity or superiority to the characteristics of the property

being appraised In relative comparison analysis the appraiser expresses the differences as being inferior

greatly inferior somewhat inferior superior greatly superior somewhat superior or any other descriptive

terms that clearly convey the quality of the differences in the item being compared between the subject

property and the comparable sale property

In comparing each comparable sale property to the subject property the appraiser considers the elements of

comparison which are the characteristics or attributes of properties and transactions that he/p explain the

variance of prices paid for real estate.2 The elements of comparison in the order of consideration are

Market Condition Time

Where the market is changing it may be necessary to adjust prices to reflect the time difference between the

date of sale of comparable property and the date of vaLuation

Analysis

Property Rights Conveyed When real property rights are sold they may be the sole subject of the

contract or the contract may include other rights In the sales

comparison analysis it is pertinent that the property rights of the

comparable sale be similar to the property rights of the subject property

All the sales considered were fee simple transfers no adjustments were

necessary

Financing Terms The transaction price of one property may differ from that of similar

property due to different financing arrangements Financing

arrangements may include existing mortgages at favorable interest rates

or paying cash to lender so that mortgage with below-market

interest rate could be offered Adjustments were made for properties

with favorable interest rates

The Appraisal of Real Estate Glossary.8
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Adjustments for conditions of sale usually reflect the motivations of the

purchaser and vendor In some cases the conditions of sale significantly

affect transaction prices Sales that reflect unusual situations require an

appropriate adjustment for motivation or sale condition For example

power-of-sale conditions involve certain degree of urgency on part of

the lender leading to somewhat tower sale price than what would

otherwise be expected All the sales considered were normal market

transactions with no undue motivation no adjustments were necessary

An adjustment for location within market area may be required when

the locational characteristics of comparable property are different from

those of the subject property Excessive locational differences may

disqualify property from use as comparable Most comparable

properties in the same area have similar locational characteristics but

variations may exist within that area of analysis Although no location is

inherently desirable or undesirable the market recognizes that one

location is better than similar to or worse than another

Both regional and neighborhood specific attributes were considered in

the adjustment analysis Generally locations all else equal that offer

good exposure to major transportation route and are easily accessible

and in reasonable proximity to skilled labor force potential are

considered most desirable

Site Size The price per acre of land is expected to vary with the size of the tract

Generally above an optimum acreage as size increases the price per

acre decreases where all other features are similar This is typically

referred to as marginal diminishing utility

Topography An esthetically pleasing contour or terrain which has greater

proportion of usable land will generally command higher premium on

the open market In addition topography also impacts site preparation

costs ie fill requirements and hence market value

Zoning Any difference in the current use or the highest and best use of

potential comparable sale and the subject property must be addressed

Generally in the valuation of vacant land zoning is one of the primary

determinants of the highest and best use of the property since it serves

Blair Franklin Parcel Land Valuation

Conditions of Sale

Location
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as the test of legal permissibility Comparable sales with dissimilar

zoning to that of the subject require adjustment for differences in utility

as result of permitted uses

The Appraisal Institute of Canada recommends the use of paired sales analysis in the derivation of

adjustments This involves locating two very similar sales that sell in similar time period If the two sales

differ in only one key feature then the difference in sale price can be used as the market indicator for the

adjustment for that feature In practice this concept usually only applies to newer homes in the subdivision

Rural commercial and industrial properties tend to be unique and therefore in practice are not usually possible

to find paired sales to derive adjustments In the absence of paired sales it is the appraisers experience and

judgment based on observation that is used for adjustments

Selection of Comparable Sales

Since characteristics of the comparable properties in this appraisal varied the sale prices have been reduced to

common denominator price per acre often recognized by purchasers as an appropriate unit of

comparison has therefore been selected

As one sale is not necessarily indicative of market value an appraiser examines number of market

transactions When properly reconciled trends emerge leading to the estimate of market value of the property

being appraised

The commercial component of Parcel as described in the land use description comprises 11 acres less

1.45 acres retained by the client for personal use search of comparable sales in Central York with the

potential for Business Park development yielded four sales considered good comparables to the subject

property The sale prices ranged from $1075000 to $16875000 with the largest figure representing large

acreage transaction appropriated accounted for in the analysis The sales ranged in size from 1.985 to 24.871

acres When converted to rate per acre the prices were from $541562 to $788707 per acre
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Comparable Land Sales

Trade Valley Drive Vaughan Jun-10 $1644300 2.441 $673617

8300 Huntington Road Vaughan Jun-10 $16875560 24.817 $680000

1288 Millard Street
Whitchurch-

Jun-09 $2892190 3.667 $788707
Stouffvi le

The following is brief description of the comparable sales and the adjustments required to the sale prices for

purposes of comparison with the subject

Sale Don Hillock Drive Goulding Avenue is located in business park north of Don Hillock Drive and

east of Leslie Street in Aurora this site consists of 1.985 acres of vacant land It was purchased by HWP

Diversified Holdings Inc from 2146731 Ontario Ltd for $1075000 $541562 per acre on November 30 2010

The property rights conveyed were fee simple interest No financing was reportedly provided by the vendor

the sale is considered arms-length The land is located one kilometer east of the subject just south of

Wellington Street East within Magnas neighboring land parcel The Town of Aurora Official Plan designates the

property as Business Park development area with the same permitted use classifications as the subject An

upward adjustment was made for the superior location of the subject located with direct frontage to Wellington

Street east The final adjusted sale price is $568640 per acre

Sale Trade Valley Drive is located in business park industrial node east of Highway 50 and south of

Rutherford Road in Vaughan Ontario The site consists of 2.441 acres of vacant land It was purchased by

Anatolia Tile Inc from 1581600 Ontario Inc for $1644300 $673617 per acre on June 28 2010 The property

rights conveyed were fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-length The City of Vaughan Official Plan designates the property as prestige area

employment area while the zoning by-law classifies the site EM2 general employment classification At the

time of sale the land was vacant and unimproved it is our understanding that the purchaser intends to submit

applications for one industrial development upon the site slight downward adjustment is considered

appropriate based on the comparables superior location situated in Vaughan an up-market highly desirable

area within the Greater Toronto Area The final adjusted sale price is $639937 per acre

11

Don Hillock Drive Goulding

Avenue
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SaLe 8300 Huntington Road is located in mixed business park and agricultural area east of Highway 50

north of Highway The site consists of 24.817 acres of vacant land It was purchased by Anatolia Tile Inc

from Roybridge Investments for $16875560 $680000 per acre on June 28 2010 The property rights

conveyed were fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-length The City of Vaughan Official Plan designates the property as business employment

area while the zoning by-law classifies the site EM1 prestige employment area classification At the time of

sale the land was vacant and unimproved An application for the development of an industrial building was

proposed and accepted in by permit on June 23d 2010 downward adjustment is considered appropriate

based on the comparables superior location situated in Vaughan an up-market highly desirable area within the

Greater Toronto Area further downward adjustment has been considered appropriate on the basis of this

particular site falling within zoning classification permitting the by-passing of normal site plan application

processes allowing for more flexible developments The final adjusted sale price is $625600 per acre

Sale 1288 Millard Street is located within the Oak Ridge Moraine settlement area in the Town of

Whitchurch-Stouffville The Community of Stouffville Secondary Plan and the Town of Whitchurch-Stouffville

Official Plan both designate the property as business park area The land is currently zoned as P-H an

industrial classification The site consists of 3.667 acres of vacant land It was purchased by 2187042 Ontario

Ltd from the Sorbara Group for $2892190 $788707 per acre on June 19 2009 The property rights

conveyed were fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-length At the time of sale the site was undergoing preliminary grading while an application

for the development of new 30000 sq ft Toyota Dealership was awaiting approval An downward adjustment

has been considered appropriate given the comparables smaller acreage with higher premium required per

acre in comparison to larger sales The final adjusted sale price is $749272 per acre

After adjustments the four key sales indicate unit value ranging from $568640 to $749272 per acre

12
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Trade Valley Drive

Goulding Avenue
Vaughan

Aurora

Location

ITEM Subject Sale Sale Sale Sale

Don Hillock Drive

Parcel

8300 Huntington

Road

Vaughan

1288 Millard Street

Whitchurch

Stouffville

Date of Sale Nov-10 Jun-10 Jun-10 Jun-09

Site Area Acres 9.55 1.985 2.441 24.817 3.667

Prestige area and
General

Official Plan Business park Business Park employment area Business Park

employment
general

BP-3 EM2 General EM2 General EM1 -Prestige P-H Prestige
Zoning

Business Park Employment Employment Employment Area Industrial

Based on the The land is At the time of sale

site plan has

acceptance of currently vacant the land was
been submitted

site plan and unimproved vacant and
proposing the

application to the It is our unimproved The

development of

City of Vaughan understanding purchasor has

30301 square
Proposed Development Commercial Planning that the purchaser submitted an

foot car

Department the intends to application

dealership The
purchaser intends construct one proposing the

application is

to construct one industrial building development of an
currently pending

commercial on the site upon industrial/commer

approval
development site plan approvaL cial facility

Total Consideration $1075000 $1644300 $16875560 $2892190

Unadjusted Price per Acre $541562 $673617 $680000 $788707

Real Property Rights conveyed 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Financing Terms 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Motivation 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Market conditions 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Location 5% -5% -5% 0%

Density Assumed 0% 0% 0% 0%

Physical characteristics 0% 0% -3% -5%

Final Adjusted Rate per Acre $568640 $639937 $625600 $749272

13
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Summary

The above transactions represent the sale of comparable land in York Region ranging in size from 1.985 acres

to 24.817 acres The sale prices ranged between $541562 and $788707 per acre before adjustments and

between $568640 and $749272 per acre after adjustments The three most recent of the four sales fall

within price range of $568640 and $639937 per acre therefore value near the midpoint of that range

would be appropriate for the subject property

After due consideration of the respective comparability of the sales analysed it is our opinion that the estimated

market value of Parcel at the effective date and via the Direct Comparison Approach is reflected in unit

rate of $600000 per acre

Parcel has an area of 11 acres however the client wishes to retain lAS acres of the site for personal use

Accordingly the value estimations have been based on site size of 9.55 acres in total Applying the unit rate

derived from the four key comparable sales results in value estimate as follows

9.55 acres $600000 $5730000

Five Million Seven Hundred and Thirty Thousand Dollars

summary of the individual key sates transactions follows

File Reference CIRA 11 002
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Sale

DON HILLOCK DRIVE GOULDING AVENUE AURORA
Located south of WelUngton Street East east of Leslie Street

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

$1075000

November 30 2010

Fee Simple Interest

$541562 per acre

2146731 Ontario Limited

Zentil Property Management

03642-2344

Lot Plan 65M 3974

$1075000

$1075000

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

Vacant Land

Flat level tablelands

LAND USE DATA

Proposed Use Business Park

At the time of sale the property was vacant and unimproved

15

1.985 Acres
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Sale

ftE

TRADE VALLEY DRIVE VAUGHAN

Located east of Highway 50 south of Rutherford Road

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

$1644300

June 28 2010

Fee Simple Interest

$673617 per acre

1581600 Ontario Inc

Anatotia Tile Inc

03319-0054

Block Plan 65M-4150

$1644300

$1644300

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

LAND USE DATA

2.441 Acres

Vacant Land

Flat level tablelands

Proposed Use One industrial building

At the time of sale the property was vacant and unimproved

16
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Sale

8300 HUNTINGTON ROAD VAUGHAN

Located east of Highway 50 and north of Highway

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

$16875560

June 28 2010

Fee Simple Interest

$680000 per acre

Roybridge Investments

Anatolia Tile Inc

03317-0495 03317-0525

Part of Road allowance between concession

and 10 Vaughan designated as parts 10 11 and 12

on plan 65R-30590

$16875000

$16875000

100%

100%

Transferred 100

SITE DESCRIPTION

Site Area

Property Type

Topography

24.817 Acres

Vacant Land

Flat level tablelands

LAND USE DATA

Proposed Use Industrial Employment

At the time of sale the property was vacant and unimproved

17
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Sale

1288 MILLARD STREET WHITCHURCH-STOUFFVILLE

Located east of Highway 48 and north of Main Street

SUMMARY

Sale Price

Sate Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

$2892190

June 19 2010

Fee Simple Interest

$788707 per acre

Sorbara Group

2187042 Ontario Inc

03719-0569

Block on Plan 65M-4043

$2892190

$2892190

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

LAND USE DATA

3.667 Acres

Vacant Land

Flat level tablelands

Proposed Use Business Park Auto Dealership

At the time of sale the property was vacant and unimproved

18
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Location Map of ComparabLe Land SaLes
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FINAL ESTIMATE OF VALUE

9.55 acres Co $600000 $5730000

Five Million Seven Hundred and Thirty Thousand Dollars

The above value estimate is applicable to the effective date of valuation January 19 2011 and is predicated on

an exposure period of three to six months and assumes saLe on an all-cash to vendor basis

20
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VALuATIoN

HIGHEST AND BEST USE

The principle of highest and best use is fundamental to the
concept of value in real estate Highest and best

use in general may be defined as follows

The reasonably probable and legal use of vacant land of 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

Analysis

Legal Permissibility

Physical Possibility

The property is currently designated as Business Park under the Official

Plan OPA 30 and is intended for development of high quality employment

uses Retail type development is discouraged The current zoning of the

property is RU-7 rural general exception zone permitting range of uses

including company headquarters an arts or education centre health

centre gatehouse or security facility and cafeteria all related solely to

Magnas operations

This site is located on the southern side of Wellington Street east of Stronach

Boulevard in front of Magna International headquarters Its size and location

would permit development of variety of business related uses similar to

those identified in the zoning regulations provided zoning amendments are

accepted in accordance with the Official Plan

The subject lands are clear street elevation and level

Note The soil conditions are assumed to be sufficient ii quality to

support the designated uses
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Financial Feasibility

Maximum Productivity

Of the permitted uses high quality employment use would be feasible and

marketable based on the subjects location site size shape and land use

patterns

Based upon the nature of the subject lands and their location within the Town

of Aurora high quality employment use is believed to represent maximally

productive use for the subject property

Conclusion Based upon the analysis of the land as if vacant the highest and best use is

estimated to be High Quality Employment Use as defined by the Town of

Aurora Official Plan
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SIGNIFICANT INVESTMENT CHARACTERISTICS OF SUBJECT

It is necessary to understand the specific investment characteristics of the subject property as viewed by

potential purchaser

The GTA Industrial and commercial markets have been

very strong over the past years and continue to

experience growth

According to brokers and agents the land market is still

very strong

Greenbelt legislation has restricted land availability in

the GTA

Located within the Town of Aurora growing

population node that is residential in character and

surrounded by rural lands

Excellent frontage onto Wellington Street East

Physical Characteristics

-_________
Strengths Jknesses_____

The subject site is of sufficient size to accommodate

high quality employment use

Business park developments are still more prevalent in

the more developed areas to the south
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VIEW OF PARCEL

VIEWS LOOKING NORTHWEST ON PARCEL
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VALUATION METHODOLOGY

Traditionally there are three accepted methods of valuing real property

Cost Approach

Direct Comparison Approach and

Income Approach

The selection of relevant methodology depends upon the nature and characteristics of the real estate under

consideration

The Cost Approach to value is based upon the economic principle of substitution which holds that the

value of
property should not be more than the amount by which one can obtain by purchase of site and

construction of building without undue delay property of equal desirability and utility

The Direct Comparison Approach examines the cost of acquiring equally desirable and valuable substitute

properties indicated by transactions of comparable properties within the market area The characteristics

of the sale properties are compared to the subject property on the basis of time and such features as

location size and quality of improvements design features and income generating potential of the property

The Income Approach is an appropriate test for property capable of producing rental income since the

method considers that capability capitalization process establishes the relationship between net income

and value Annual income is first calculated from actual rent or from projection based on that rent which

the property could expect to obtain in the open market Deductions are then taken for those operating

expenses if any paid by the owner The resulting net income before debt service is then capitalized at an

appropriate rate

Selection of Relevant Methodology

The Direct Comparison Approach which is the most common technique used to value land is the preferred

method when sales of comparable properties are available The subject property is parcel of vacant

commercial land located in newly developing area of Aurora Consequently the valuation methodology

employed in this report was limited solely to the Direct Comparison Approach in estimating the sites market

value
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DIRECT COMPARISON APPROACH

Introduction

The Direct Comparison Approach is process of comparing market data The prices paid for similar properties

are usually used in estimated market value However prices asked by owners and offers made by prospective

purchasers on similar properties may also be used in estimating value in the absence of sale an asking price

generally sets the upper limit of value for property whereas an offered price typically establishes the tower

limit Since this approach relies on the actions of buyers and sellers in the market it is usually the best measure

of property value when reliable market information is available

The Direct Comparison Approach can be used in the valuation of most properties and is persuasive test of

value when there are sufficient recent sales of properties similar to the property being appraised The estimate

of value by the Direct Comparison Approach is typically reliable indicator of market value for properties that

are not traded on the basis of income such as single family dwellings vacant land and small owner occupied

commercial and industrial properties The reliability of this approach is diminished where

There is limited market information

Markets are experiencing rapidly changing market conditions which may impact the reliability of the appraisers

adjustments and

Properties are traded on the basis of the economic characteristics of net income and anticipated rates of return

the economic characteristics are not matter of public record and since vendors and purchasers are often

reluctant to fully disclose the financial details of the transaction the value estimate can be impacted by factors

that may not be evident in the comparison of the subject property and each comparable property

The application of the Direct Comparison Approach involves five-step process

Research the competitive market for information on sales transactions listings and offers to

purchase or sell involving properties that are similar to the subject property in terms of

characteristics such as property type date of sate size physical condition location and land

use constraints The goal is to find set of comparable sale properties as similar as possible

to the subject property
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Verify the information by confirming that the data obtained is
factually accurate and that the

transactions reflect arms-length market considerations Verification may also elicit additionaL

information about the market

Select relevant units of comparison e.g price per acre price per square foot price per front

foot and develop comparative analysis for each unit The goal here is to define and identify

unit of comparison that explains market behavior

Look for differences between the comparable sale properties and the subject property using

the elements of comparison Then adjust the price of each sale property to reflect how it

differs from the subject property or eliminate that property as comparable This step

typically involves using the most comparable sale properties and then adjusting for any

remaining differences

Reconcile the various value indications produced from the analysis of comparables into

single value indication or range of values.1

Sales Adjustment Process

Since no two properties are alike comparison analysis requires consideration of the differences between the

subject property and comparable property An adjustment must be made to the sale price of each comparable

property for all significant differences The adjustment is applied so the comparable sale price reflects the

characteristics of the subject property If characteristic of comparable property is superior to the subject

property then downward adjustment to the sale price of the comparable property is required if

characteristic of the comparable property is inferior then an upward adjustment to the sale price is required

After the differences between the subject property and each comparable property have been considered and

adjusted the comparable properties with the fewest adjustments are generally considered most comparable to

the subject property and are given the greatest weight as indications of market value for the subject property

The adjustment process in comparison analysis can either be quantitative or qualitative In using quantitative

analysis techniques mathematical processes are used to identify which elements of comparison require

adjustments and to quantify the amount of the adjustment Quantitative analysis techniques require sufficient

market data for meaningful analysis from which the appraiser can substantiate the amount of the adjustment for

each element requiring an adjustment

AppraisaL Institute and AppraisaL Institute of Canada The Appraisal of Real Estate 2nd Canadian

Edition 2002 page 17.5
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Qualitative adjustment techniques do not quantify the amount of the adjustment Relative comparison analysis is

qualitative technique where the relationships indicated by the market data are analyzed without recourse to

quantification of the differences In applying relative comparison analysis the adjustment process reflects the

imperfect nature of the real estate market the appraiser analyses each comparable property to determine and

rank each comparable property as to its inferiority similarity or superiority to the characteristics of the property

being appraised In relative comparison analysis the appraiser expresses the differences as being inferior

greatly inferior somewhat inferior superior greatly superior somewhat superior or any other descriptive

terms that clearly convey the quality of the differences in the item being compared between the subject

property and the comparable sale property

In comparing each comparable sale property to the subject property the appraiser considers the elements of

comparison which are the characteristics or attributes of properties and transactions that heo explain the

variance of prices paid for real estate.2 The elements of comparison in the order of consideration are

Market Condition Time

Where the market is changing it may be necessary to adjust prices to reflect the time difference between the

date of sale of comparable property and the date of valuation

Analysis

Financing Terms

subject of the

In the sales

rights of the

comparable sale be similar to the property rights of the subject property

All the sales considered were fee simple transfers no adjustments were

necessary

The transaction price of one property may differ from that of similar

property due to different financing arrangements Financing

arrangements may include existing mortgages at favorable interest rates

or paying cash to tender so that mortgage with below-market

interest rate could be offered Adjustments were made for properties

with favorable interest rates

The Appraisal of Real Estate Gtossary.8

Property Rights Conveyed When real property rights are sold they may be the sole

contract or the contract may include other rights

comparison analysis it is pertinent that the property
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Adjustments for conditions of sale usually reflect the motivations of the

purchaser and vendor In some cases the conditions of sale significantly

affect transaction prices Sales that reflect unusual situations require an

appropriate adjustment for motivation or sale condition For example

power-of-sale conditions involve certain degree of urgency on part of

the lender leading to somewhat lower sale price than what would

otherwise be expected All the sales considered were normal market

transactions with no undue motivation no adjustments were necessary

An adjustment for location within market area may be required when

the locational characteristics of comparable property are different from

those of the subject property Excessive locational differences may

disqualify property from use as comparable Most comparable

properties in the same area have similar locational characteristics but

variations may exist within that area of analysis Although no location is

inherently desirable or undesirable the market recognizes that one

location is better than similar to or worse than another

Both regional and neighborhood specific attributes were considered in

the adjustment analysis Generally locations all else equal that offer

good exposure to major transportation route and are easily accessible

and in reasonable proximity to skilled labor force potential are

considered most desirable

Site Size The price per acre of land is expected to vary
with the size of the tract

Generally above an optimum acreage as size increases the price per

acre decreases where all other features are similar This is typically

referred to as marginal diminishing utility

Topography An esthetically pleasing contour or terrain which has greater

proportion of usable land wiLl generally command higher premium on

the open market In addition topography also impacts site preparation

costs ie fill requirements and hence market value

Zoning Any difference in the current use or the highest and best use of

potential comparable sale and the subject property must be addressed

Generally in the valuation of vacant land zoning is one of the primary

determinants of the highest and best use of the property since it serves

Blair Franklin Parcel Land Valuation
____________

Conditions of Sale

Location
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as the test of legal permissibility Comparable sales with dissimilar

zoning to that of the subject require adjustment for differences in
utility

as result of permitted uses

The Appraisal Institute of Canada recommends the use of paired sales analysis in the derivation of

adjustments This involves locating two very similar sales that sell in similar time period If the two sales

differ in only one key feature then the difference in sale price can be used as the market indicator for the

adjustment for that feature In practice this concept usually only applies to newer homes in the subdivision

Rural commercial and industrial properties tend to be unique and therefore in practice are not usually possible

to find paired sales to derive adjustments In the absence of paired sales it is the appraisers experience and

judgment based on observation that is used for adjustments

Selection of Comparable Sales

Since characteristics of the comparable properties in this appraisal varied the sale prices have been reduced to

common denominator price per acre often recognized by purchasers as an appropriate unit of

comparison has therefore been selected

As one sale is not necessarily indicative of market value an appraiser examines number of market

transactions When properly reconciled trends emerge leading to the estimate of market value of the property

being appraised

The commercial component of Parcel as described in the land use description comprises 16 acres less

1.45 acres retained by the client for personal use

search of comparable sales in Central York Region with the potential for Business Park development yielded

four sales considered good comparables to the subject property The sale prices ranged from $1075000 to

$16875000 with the largest figure representing large acreage transaction appropriated accounted for in the

analysis The sales ranged in size from 1.985 to 24.871 acres When converted to rate per acre the prices

were from $541562 to $788707 per acre

10
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Comparable Land Sales

Trade Valley Drive Vaughan Jun-10 $1644300 2.441 $673617

8300 Huntington Road Vaughan Jun-10 $16875560 24.817 $680000

1288 Millard Street
Whitchurch-

Jun-09 $2892190 3.667 $788707
Stouffville

The following is brief description of the comparable sales and the adjustments required to the sale prices for

purposes of comparison with the subject

Sale Don Hillock Drive Goulding Avenue is located in business park north of Don Hillock Drive and

east of LesUe Street in Aurora this site consists of 1.985 acres of vacant land It was purchased by HWP

Diversified Holdings Inc from 2146731 Ontario Ltd for $1075000 $541562 per acre on November 30 2010

The property rights conveyed were fee simple interest No financing was reportedly provided by the vendor

the sale is considered arms-length The land is located one kilometer east of the subject just south of

Wellington Street East within Magnas neighboring land parcel The Town of Aurora Official Plan designates the

property as Business Park development area with the same permitted use classifications as the subject An

upward adjustment was made for the superior location of the subject located with direct frontage to Wellington

Street east The final adjusted sale price is $568640 per acre

Sale Trade Valley Drive is located in business park industrial node east of Highway 50 and south of

Rutherford Road in Vaughan Ontario The site consists of 2.441 acres of vacant land It was purchased by

Anatolia Tile Inc from 1581600 Ontario Inc for $1644300 $673617 per acre on June 28 2010 The property

rights conveyed were fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-length The City of Vaughan Official Plan designates the
property as prestige area/

employment area while the zoning by-law classifies the site EM2 general employment classification At the

time of sale the land was vacant and unimproved it is our understanding that the purchaser intends to submit

applications for one industrial development upon the site slight downward adjustment is considered

appropriate based on the comparables superior location situated in Vaughan an up-market highly desirable

area within the Greater Toronto Area The final adjusted sale price is $639937 per acre

11

Don Hillock Drive Goulding

Avenue

File Reference CIRA 11-002



Blair Franklin Parcel Land Valuation

Sate 8300 Huntington Road is located in mixed business park and agriculturaL area east of Highway 50

north of Highway The site consists of 24.817 acres of vacant land It was purchased by AnatoLia Tile Inc

from Roybridge Investments for $16875560 $680000 per acre on June 28 2010 The property rights

conveyed were fee simpLe interest No financing was reportedly provided by the vendor the sale is

considered arms-Length The City of Vaughan OfficiaL Plan designates the property as business employment

area while the zoning by-Law cLassifies the site EM1 prestige empLoyment area classification At the time of

sale the land was vacant and unimproved An appLication for the deveLopment of an industriaL buiLding was

proposed and accepted in by permit on June 23d 2010 downward adjustment is considered appropriate

based on the comparables superior Location situated in Vaughan an up-market highLy desirable area within the

Greater Toronto Area further downward adjustment has been considered appropriate on the basis of this

particular site falling within zoning cLassification permitting the by-passing of normal site plan application

processes aLLowing for more fLexible deveLopments The final adjusted sale price is $625600 per acre

Sate 1288 Millard Street is Located within the Oak Ridge Moraine settlement area in the Town of

Whitchurch-StouffvilLe The Community of StouffvilLe Secondary PLan and the Town of Whitchurch-Stouffville

Official Plan both designate the property as business park area The land is currentLy zoned as IF-H an

industriaL classification The site consists of 3.667 acres of vacant land It was purchased by 2187042 Ontario

Ltd from the Sorbara Group for $2892190 $788707 per acre on June 19 2009 The property rights

conveyed were fee simple interest No financing was reportedLy provided by the vendor the sale is

considered arms-Length At the time of saLe the site was undergoing preLiminary grading while an application

for the development of new 30000 sq.ft Toyota Dealership was awaiting approval An upward adjustment

has been considered appropriate for the change in market conditions between the date of sale and the date of

this vaLuation The final adjusted saLe price is $749272 per acre

After adjustments the four key sales indicate unit vaLue ranging from $568640 to $749272 per acre

12
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Adjustment Table Commercial Land Sales

Location

ITEM Subject Sale Sale Sale Sale

Parcel

Don HiUock Trade ValLey 8300 1288 MiUard

Drive Drive Huntington Street

Goutding Vaughan Road Whitchurch

Avenue Vaughan StouffvilLe

Date of Sale Nov-10 Jun-10 Jun-10 Jun-09

Site Area Acres 1.985 2.441 24.817 3.667

Prestige area

General and
Official Plan Business park Business Park Business Park

employment employment

area general

EM1 -Prestige
BP-3 Business EM2 General EM2 General P-H Prestige

EmploymentZoning
Park Employment Employment Industrial

Area

The land is

Based on the

currently vacant At the time of

acceptance of site plan has
and sale the land

site plan been submitted
unimproved It was vacant and

application to

proved
proPosing the

is our unim
the City of development of

Vaughan
understanding The purchasor

30301 square
that the has submitted

Proposed Development Commercial Planning foot car

purchaser an application

Department dealership The
intends to proposing the

the purchaser application is

construct one development of
intends to currenlty

industrial an
construct one pending

building on the industrial/corn

pprovalcommercial
site upon site mercial dacility

development
plan approvaL

Total Consideration $1075000 $1644300 $16875560 $2892190

Unadjusted Price per Acre $541562 $673617 $680000 $788707

Real Property Rights Conveyed 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Financing Terms 0% 0% 0% 0%

Adjusted Price peracre $541562 $673617 $680000 $788707

Motivation 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Market Conditions 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Location 5% -5% -5% 0%

Density Assumed 0% 0% 0% 0%

Physical Characteristics 0% 0% -3% -5%

Final Adjusted Rate per Acre $568640 $639937 $625600 $749272

13
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Summary

The above transactions represent the sale of comparable land in York Region ranging in size from 1.985 acres

to 24.817 acres The sale prices ranged between $541562 and $788707 per acre before adjustments and

between $568640 and $749272 per acre after adjustments The three most recent of the four sales fall

within price range of $568640 and $639937 per acre therefore value near the midpoint of that range

would be appropriate for the subject property

After due consideration of the respective comparability of the sales analysed it is our opinion that the estimated

market value of Parcel at the effective date and via the Direct Comparison Approach is reflected in unit

rate of $600000 per acre

Parcel has an area of 16 acres however the client wishes to retain 1.45 acres of the site for personal use

Or this the value estimations have been based on site size of 14.55 acres in total Applying the unit rate

derived from the four key comparable sales results in value estimate as follows

14.55 acres $600000 $8730000

Eight Million Seven Hundred and Thirty Thousand Dollars

summary of the individual key sales transactions follows

14
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SaLe

DON HILLOCK DRIVE GOULDING AVENUE AURORA
Located south of Wellington Street East east of Leslie Street

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VIB Mortgage

Assumed Mortgage

Consideration

Transferred

$1075000

November 30 2010

Fee Simple Interest

$541562 per acre

2146731 Ontario Limited

Zentil Property Management

03642-2344

Lot Plan 65M 3974

$1075000

$1075000

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

Vacant Land

Flat level tablelands

LAND USE DATA

Proposed Use Business Park

At the time of sale the property was vacant and unimproved

15

1.985 Acres
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Sale

TRADE VALLEY DRIVE VAUGHAN

Located east of Highway 50 south of Rutherford Road

SUMMARY

Sale Price

Sate Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CON SI DERATI ON

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

$1644300

June 28 2010

Fee Simple Interest

$673617 per acre

1581600 Ontario Inc

Anatolia Tile Inc

03319-0054

Block Plan 65M-4150

$1 .64430

$1 .64430

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

LAND USE DATA

2.441 Acres

Vacant Land

Flat level tablelands

Proposed Use One industrial building

At the time of sale the property was vacant and unimproved

File Reference CIRA 11-002
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Sae

8300 HUNTINGTON ROAD VAUGHAN

Located east of Highway 50 and north of Highway

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

$16875560

June 28 2010

Fee Simple Interest

$680000 per acre

Roybridge Investments

Anatolia Tile Inc

03317-0495 03317-0525

Part of Road allowance between concession

and 10 Vaughan designated as parts 10 11 and 12

on pLan 65R-30590

$16875000

$16875000

100%

100%

Transferred 100

SITE DESCRIPTION

Site Area

Property Type

Topography

24.817 Acres

Vacant Land

Flat level tablelands

LAND USE DATA

Proposed Use Industrial Employment

At the time of sale the property was vacant and unimproved

17
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Sate

1288 MILLARD STREET WHITCHURCH-STOUFFVILLE

Located east of Highway 48 and north of Main Street

SUMMARY

Sate Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

$2892190

June 19 2010

Fee Simple Interest

$788707 per acre

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

Sorbara Group

2187042 Ontario Inc

03719-0569

Block on Plan 65M-4043

$2892190

$2892190

100

100%

100%

Ic
INI

hr

SITE DESCRIPTION

Site Area

Property Type

Topography

LAND USE DATA

3.667 Acres

Vacant Land

FIat level tablelands

Proposed Use Business Park Auto Dealership

At the time of sate the property was vacant and unimproved

18
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Location Map of ComparabLe Land SaLes
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FINAL ESTIMATE OF VALUE

14.55 acres $600000 $8730000

Eight Million Seven Hundred and Thirty Thousand Dollars

The above value estimate is applicable to the effective date of vaLuation January 19 2011 and is predicated on

an exposure period of three to six months and assumes sale on an all-cash to vendor basis

20
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VALUATION

HIGHEST AND BEST USE

The principle of highest and best use is fundamental to the concept of value in real estate Highest and best

use in general may be defined as follows

The reasonably probable and legal use of vacant land of 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

Analysis

Legal Permissibility

Physical Possibility

The property is currently designated as Medium-High Density Residential

Low-Medium Density Residential and Linear Other Open Space under the

Official Plan OPA 30 and is intended for residential uses

The property is zoned RU rural and Residential in the Town of Aurora Zoning

By-law re-zoning application would have to be submitted in order for

residential development to commence on the portion of the parcel that is

zoned Rural

This site has an internal road Adena Meadows Way which will accommodate

development on both sides of the street which also provides access to this

site as well as the golf course and residential lands to the south

The site is designated as Low-Medium Density Residential In addition the

most easterly portion of the Parcel is designated as Linear Other Open

Space

The subject lands are clear generally level and at street elevation in

anticipation of further development An exception to this is portion of the

site at the eastern extremity where the lands are low-lying and rather hilly

File Reference CIRA 11-002
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Note The soil conditions are assumed to be sufficient in quality to

support the desiqnated uses

Financial Feasibility Of the permitted and conditional uses residential uses would be feasible and

marketable based on the subjects location site size shape and land use

patterns

Maximum Productivity Based upon the nature of the subject lands and their location within the Town

of Aurora mix of residential uses are believed to represent maximally

productive use for the subject property

Conclusion Based upon the analysis of the land as if vacant the highest and best use is

estimated to be mix of Low-Medium residential uses
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SIGNIFICANT INVESTMENT CHARACTERISTICS OF SUBJECT

The GIA residential and commercial markets have

been very strong over the past years and continue to

experience growth

Demand for prestige medium density residential within

gated community outside major city is expected to

be

An opportunity for estate development within gated Limited number of purchasers for this type of

community development outside major city

Located within commuting distance of the City of

Toronto

Good location and excellent access to the major arterial

roads of Wellington Street east Bayview Avenue Leslie

Street and Highway 404

Physical Characteristics

Strengths Weaknesses

The subject site is of sufficient size to accommodate

estate residential uses
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VIEWS OF PARCEL 1H
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VALUATION METHODOLOGY

Traditionally there are three accepted methods of valuing real property

Cost Approach

Direct Comparison Approach and

Income Approach

The selection of relevant methodology depends upon the nature and characteristics of the real estate under

consideration

The Cost Approach to value is based upon the economic principle of substitution which holds that the

value of property should not be more than the amount by which one can obtain by purchase of site and

construction of building without undue delay property of equal desirability and utility

The Direct Comparison Approach examines the cost of acquiring equally desirable and valuable substitute

properties indicated by transactions of comparable properties within the market area The characteristics

of the sale properties are compared to the subject property on the basis of time and such features as

location size and quality of improvements design features and income generating potential of the property

The Income Approach is an appropriate test for property capable of producing rental income since the

method considers that capability capitalization process establishes the relationship between net income

and value Annual income is first calculated from actual rent or from projection based on that rent which

the property could expect to obtain in the open market Deductions are then taken for those operating

expenses if any paid by the owner The resulting net income before debt service is then capitalized at an

appropriate rate

Selection of Relevant Methodology

The Direct Comparison Approach which is the most common technique used to value land is the preferred

method when sales of comparable properties are available The subject property is parcel of vacant land

located in newly developing area of Aurora Consequently the valuation methodology employed in this report

was limited to the Direct Comparison Approach in estimating the sites market value
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DIRECT COMPARISON APPROACH

Introduction

The Direct Comparison Approach is process of comparing market data The prices paid for similar properties

are usually used in estimated market value However prices asked by owners and offers made by prospective

purchasers on similar properties may also be used in estimating value in the absence of sale an asking price

generally sets the upper limit of value for property whereas an offered price typically establishes the lower

limit Since this approach relies on the actions of buyers and sellers in the market it is usually the best measure

of property value when reliable market information is available

The Direct Comparison Approach can be used in the valuation of most properties and is persuasive test of

value when there are sufficient recent sales of properties similar to the property being appraised The estimate

of value by the Direct Comparison Approach is typically reliable indicator of market value for properties that

are not traded on the basis of income such as single family dwellings vacant land and small owner occupied

commercial and industrial properties The reliability of this approach is diminished where

There is limited market information

Markets are experiencing rapidly changing market conditions which may impact the reliability of the

appraisers adjustments and

Properties are traded on the basis of the economic characteristics of net income and anticipated rates of

return the economic characteristics are not matter of public record and since vendors and purchasers

are often reluctant to fully disclose the financial details of the transaction the value estimate can be

impacted by factors that may not be evident in the comparison of the subject property and each

comparable property

The application of the Direct Comparison Approach involves five-step process

Research the competitive market for information on sales transactions listings and offers to purchase or

sell involving properties that are similar to the subject property in terms of characteristics such as property

type date of sale size physical condition location and land use constraints The goal is to find set of

comparable sale properties as similar as possible to the subject property
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Verify the information by confirming that the data obtained is factually accurate and that the transactions

reflect arms-length market considerations Verification may also elicit additional information about the

market

Select relevant units of comparison e.g price per acre price per square foot price per front foot and

develop comparative analysis for each unit The goal here is to define and identify unit of comparison

that explains market behaviour

Look for differences between the comparable sale properties and the subject property using the elements

of comparison Then adjust the price of each sale property to reflect how it differs from the subject

property or eliminate that property as comparable This step typically involves using the most comparable

sale properties and then adjusting for any remaining differences

Reconcile the various value indications produced from the analysis of comparables into single value

indication or range of values.1

Sales Adjustment Process

Since no two properties are alike comparison analysis requires consideration of the differences between the

subject property and comparable property An adjustment must be made to the sale price of each comparable

property for all significant differences The adjustment is applied so the comparable sale price reflects the

characteristics of the subject property If characteristic of comparable property is superior to the subject

property then downward adjustment to the sale price of the comparable property is required if

characteristic of the comparable property is inferior then an upward adjustment to the sale price is required

After the differences between the subject property and each comparable property have been considered and

adjusted the comparable properties with the fewest adjustments are generally considered most comparable to

the subject property and are given the greatest weight as indications of market value for the subject property

The adjustment process
in comparison analysis can either be quantitative or qualitative In using quantitative

analysis techniques mathematical processes are used to identify which elements of comparison require

adjustments and to quantify the amount of the adjustment Quantitative analysis techniques require sufficient

market data for meaningful analysis from which the appraiser can substantiate the amount of the adjustment for

each element requiring an adjustment

Qualitative adjustment techniques do not quantify the amount of the adjustment Relative comparison analysis is

qualitative technique where the relationships indicated by the market data are analyzed without recourse to

Appraisal Institute and Appraisal Institute of Canada The Appraisal of Real Estate Canadian

Edition 2002 page 17.5
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quantification of the differences In applying relative comparison analysis the adjustment process reflects the

imperfect nature of the real estate market the appraiser analyses each comparable property to determine and

rank each comparable property as to its inferiority similarity or superiority to the characteristics of the property

being appraised In relative comparison analysis the appraiser expresses the differences as being inferior

greatly inferior somewhat inferior superior greatly superior somewhat superior or any other descriptive

terms that
clearly convey the quality of the differences in the item being compared between the subject

property and the comparable sale
property

In comparing each comparable sale property to the subject property the appraiser considers the elements of

comparison which are the characterictics or attributes of properties and transactions that heo explain the

varince of prices paid for real estate.2 The elements of comparison in the order of consideration are

Market Condition Time

Where the market is changing it may be necessary to adjust prices to reflect the time difference between the

date of sale of comparable property and the date of valuation

Analysis

When real property rights are sold they may be the sole subject of the

contract or the contract may include other rights In the sales

comparison analysis it is pertinent that the property rights of the

comparable sale be similar to the
property rights of the subject property

All the sales considered were fee simple transfers no adjustments were

necessary

The transaction price of one property may differ from that of similar

property due to different financing arrangements Financing

arrangements may include existing mortgages at favourable interest

rates or paying cash to lender so that mortgage with below-market

interest rate could be offered Adjustments were made for properties

with favourable interest rates

Conditions of Sate Adjustments for conditions of sale usually reflect the motivations of the

purchaser and vendor In some cases the conditions of sale significantly

affect transaction prices Sales that reflect unusual situations require an

The Appraisal of Real Estate Gtossary.8

Property Rights Conveyed

Financing Terms
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appropriate adjustment for motivation or sate condition For example

power-of-sale conditions invotve certain degree of urgency on part of

the lender leading to somewhat lower sate price than what would

otherwise be expected AU the sales considered were normal market

transactions with no undue motivation no adjustments were necessary

Location An adjustment for location within market area may be required when

the locational characteristics of comparabte property are different from

those of the subject property Excessive locational differences may

disqualify property from use as comparable Most comparable

properties in the same area have similar locational characteristics but

variations may exist within that area of analysis Although no location is

inherently desirabte or undesirabte the market recognizes that one

tocation is better than similar to or worse than another

Both regionat and neighbourhood specific attributes were considered in

the adjustment analysis Generally locations alt etse equal more distant

from Toronto tend to decrease in value while properties with strong

neighbourhood amenities are considered most desirabte

Site Size The price per acre of land is expected to vary with the size of the tract

Generally above an optimum acreage as size increases the price per

acre decreases where att other features are similar This is typically

referred to as marginal diminishing utility

Topography An esthetically pleasing contour or terrain which has greater

proportion of usable land will generally command higher premium on

the open market In addition topography also impacts site preparation

costs ie fill requirements and hence market value

Zoning Any difference in the current use or the highest and best use of

potential comparable sale and the subject property must be addressed

Generally in the valuation of vacant land official plan and zoning

regulations are the primary determinants of the highest and best use of

the property since they serve as the test of legal permissibility

Comparable sates with dissimilar zoning to that of the subject require

adjustment for differences in
utility as result of permitted uses
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The Appraisal Institute of Canada recommends the use of paired sales analysis in the derivation of

adjustments This involves locating two very similar sales that sell in similar time period If the two sales

differ in only one key feature then the difference in sale price can be used as the market indicator for the

adjustment for that feature In practice this concept usually only applies to newer homes in the subdivision

Rural commercial and industrial properties tend to be unique and therefore in practice are not usually possible

to find paired sales to derive adjustments In the absence of paired sales it is the appraisers experience and

judgment based on observation that is used for adjustments

10
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u-lw

LAND USE ALLOCATION PARCEL 1H

In order to estimate the market value of ParceL we allocated the probable Land use of the subject site into

three categories

Low-Medium Density Residential and

Open Space

LowMedium Density Residential As discussed in the highest and best use analysis and as indicated in

the Aurora Secondary Plan low-medium density residential uses are permitted Parcel This area is

estimated to be approximately 31 acres in size

Open Space The remainder of the site approximately acres has been identified as passive recreational

use and would provide buffer between residential and non-residential use The market value of such open

space would most likely be reflected in the adjacent residential lands valuation for this allocation would not

be warranted

In recognition of the probability that development of the site will be mix of residential uses including upscale

townhouses and condos planning application was approved to permit 10 unit condominium development

we have chosen to use comparable sales of serviced low medium and high density lands as our basis for

valuation for the entire Parcel except the open space lands

Residential Land Sates

search of comparable sales in York Region with the potential for similar residential developments yielded five

sales considered similar to the subject property The sale prices ranged from $2000000 to $10577000 The

sales ranged in size from 1.497 to 10.969 acres When converted to rate per acre the prices ranged from

$866077 to $1336005 per acre

11
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Sobeys Low/Med/High-
4002 4022 Highway No.7

Oct-10 $9500000 10.969 $866077
nmes Group Corporation Density

Markham

82528Ontario Limited

Med-Density

Gorham Street
Feb-10 $2000000 1.497 $1336005

The Forrest Group
Newmarket

Sceptre Developments
Med-Density

8158-8204 Kipling Avenue
Ju1J9 $4240000 3.629 $1168366

2200474 Ontario IncVaughan

brief description of these five sales and the required adjustments follows

Sale 47-59 Brookside Road 11014-11076 Yonge Street is located in the Town of Richmond Hill on the

west side of Yonge Street south of Gamble Road This site consists of 9.482 acres of residential that at

the time of sale were developed with six single-family detached residences The
property was purchased by

Armour Heights Developments from private party for $10577000 $1115482 per acre In October 2010

The property rights conveyed were the fee simple interest and the sale is considered arms-length The Town

of Aurora Official Plan designates the property Medium to High Density Residential The Zoning By-law

classifies the property RR and R6 rural residential and residential classifications development application

has been submitted in order to build four condominium towers on the comparable land therefore downward

adjustment was made for the comparables excess allowed density The final adjusted sale price is $892386

per acre

Sale 4002 4022 Highway No is located in the Town of Markham on the north side of Highway No

east of Warden Avenue This site consists of 10.969 acres of vacant The property was purchased by

Times Group Corporation from Sobeys for $9500000 $866077 per acre In October 2010 The property

rights conveyed were the fee simple interest The Town of Markham Official Plan designates the property High

Medium and Low Density Residential The Zoning By-law classifies the property RHD2 RST1 and R6 all

residential classifications No adjustments were made The final adjusted sale price was $866077 per acre

Sale Gorham Street is located south of Davis Drive west of Leslie Street in the Town of Newmarket This

site consists of 1.497 acres of vacant land purchased by The Forrest Group from 1582528 Ontario Limited for

$2000000 $1336005 per acre in February 2010 The
property rights conveyed were the fee simple

interest The Land Use of the property is for Medium Density Residential slight upward adjustment was

made for the comparables inferior location in Newmarket The final adjusted sale price was $1472946 per

acre

File Reference CIRA 11-002
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Sale 8158 8204 Kipling Avenue is located on the west side of Kipling Avenue north of Highway No in

the City of Vaughan This site consists of 3.629 acres of vacant residential land that was purchased in July

2009 by 2200474 Ontario Inc from Sceptre Developments for $1168366 per acre The property rights

conveyed were the fee simple interest The sale is considered arms-length The City of Vaughan Official Plan

designates the
property Medium Density Residential The Zoning By-law classifies the property Ml Industrial

The purchaser had acquired the property with the intention of constructing eight three-storey townhouse

blocks that would include business units as well Rezoning and Development applications have been approved

An upward adjustment was made for market conditions at the time of the sale downward adjustment was

made for the comparables superior location in Vaughan The final adjusted sale price was $1156682 per

acre

13
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Date of Sale Oct-10 Oct-10 Feb-10 Jul-09

Site Area Acres 31 9.482 10.969 1.497 3.629

Medium to High Medium Medium Medium
Low to Med

Official Plan High Density Low Density Density
Density Residential

Residential Residential Residential Residential

RHD2 RSTI

Zoning Rural Residential R6 RR Residential Ml
R6

No apphcation AppUcations
Medium and kw

Purchaser pproved in

density residential

intended on October 2007
10 unit

building four and June 2008
Proposed Development condominium N/A N/A

condominium for 24

devebpment
towers townhouse units

detached homes
containing 250 and 42 business

and townhomes
units per tower units

Total Consideration $10 577000 $9 500000 $2000000 $4240000

Unadjusted Price per Acre 511 15482 $866077 $1336005 SI 168366

ADJUSTMENTS

Real Property Rights Conveyed 0% 0% 0% 0%

Adjusted Price per sq ft $1115482 $866077 $1336005 $1168366

Financing Terms 0% 0% 0% 0%

Adjusted Price per sq ft $1115482 $866077 $1336005 $1168366

Motivation 0% 0% 0% 0%

Adjusted Price per sq ft $1115482 $866077 $1336005 $1168366

Market Conditions 0% 0% 5% 10%

Adjusted Price persq.ft $1115482 $866077 $1402806 $1285203

Location 0% 0% 5% -10%

Density Assumed -20% 0% 0% 0%

Physical Characteristics 0% 0% 0% 0%

Servicing 0% 0% 0% 0%

Final Adjusted Rate per Acre $892386 $866077 $1472946 $1156682

Adjustment Table Residential Land Sales

ITEM Subject Sale Sale Sale Sale

Location Parcel 47-59 Brookside 4002 4022 Gorham Street 8158-8204

Rd 11014- Highway No Newmarket Kipling Avenue

11076 Yonge Markham Vaughan

St

Richmond Hill

14
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Location Map of Comparable Sales with Potential

For Medium Density Residential Development
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Summary

The above transactions represent the sale of High Medium and Low Density Residential Land in York Region

ranging in size from 1.5 acres to 10.969 acres The sale prices ranged between $866077 and $1336005 per

acre before adjustments and between $866077 and $1472946 per acre after adjustments

Block is designated as Low-Medium Density Residential and Open Space in the Official Plan The Zoning

By-Law designates the lands as RU rural and Residential Adena Meadows Way is road along the west

boundary of the site and also branches off into cul-de-sac near the eastern limit of the property full range

of municipal services are available off of the street To the south of this block is large private golf club together

with series of estate residential lots The dual land use designations not withstanding it is our opinion that the

development of Parcel will include mix of townhouses and 10-unit condo development that was

approved by the Town of Aurora Furthermore the townhouse development will probably be on grander scale

than any of the comparables in the region

The portion of Parcel lying along the eastern boundary is low Lying and designated as linear other open

space in the secondary plan OPA 30 This area is approximately acres It is assumed the area would remain

as open space and provides negligible value to the remainder of the Parcel

Conclusions Direct Comparison

Sales one and two were deemed to be the most similar to the subject property due to their having occurred

most recently and their larger site size As result of the above analysis it is my opinion that the market value

of Parcel by the Direct Comparison Approach as at the effective date of this valuation subject to the

terms and conditions outlined in this report is $875000 per acre of developable land

Developable portion 31 acres $875000 $27125000

Open Space portion acres $5000 $15000

Total Area 34 acres $27140000

summary of the individual comparable sales transactions follows
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Sale

47-49 Brookside Rd 11014-11076 Yonge Street Richmond Hill

Located on the west side of Yonge Street south of Gamble Road

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

$10577000

October 29 2010

Fee Simple Interest

$1115482 per acre

Vendor 515582 Ontario Ltd

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Armour Heights Developments

03219-1035

Part of Lot 23 Plan 1642 Vaughan as described in

Instrument No VA65337

Transferred

SITE DESCRIPTION

Site Area

100

9.482 Acres

Property Type

Topography

Vacant Land High Density Residential

Flat level tablelands

$10577000 100%

$10577000 100%

oo

\\

Gb0
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SaLe2

4002 4022 Highway Markham

Located on the north side of Highway east of Warden Avenue

SUMMARY

Sale Price $9500000

Sale Date October 15 2010

Rights Transferred Fee Simple Interest

Sale Rate $866077 per acre

LEGAL

Vendor Sobeys

Purchaser Times Group Corporation
//

PIN 02985-0044

Legal Description Part of Lot 11 Concession designated as Parts

and on Ran 65R-13097

CONSIDERATION
//

Cash $9500000 100%

VTB Mortgage

Assumed Mortgage

Consideration $9500000 100%

Transferred 100

SITE DESCRIPTION

Site Area 10.969 Acres

Property Type Vacant Land High Medium and Low density residential

Topography Flat level tablelands

18
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Sale

Gorham Street Newmarket

Located south of Davis Drive west of Leslie Street

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

CONS DERATI ON

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

SITE DESCRIPTION

Site Area

Property Type

Topography

$2000000

February 12 2010

Fee Simple Interest

$1336005 per acre

LEGAL

Vendor

Purchaser

PIN

1582528 Ontario Ltd

The Forrest Group

03613-1925

Legal Description Part of Lot 33 Concession Whitchurch designated as Parts

10 and 12 on Plan 65R-24321

$2000000

$2000000 100%

100

1.497 Acres

Vacant Land Medium Density Residential

Flat level tablelands

19
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Sale

8158-8204 Kipling Avenue Vaughan

Located west of Kipling Avenue north of Highway

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

$4240000

July 13 2009

Fee Simple Interest

$1168366 per acre

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

SITE DESCRIPTION

Site Area

Property Type

Topography

File Reference CIRA 1-OO2

-%

LEGAL

Vendor

Purchaser

PIN

Scepter Development Ltd

2204474 Ontario Ltd

03308-1111

Legal Description Part of Lot 20 Concession as described in Instrument No

MA68788 Save and Except Part Plan D834

$4240000

$4240000 100%

100

3.629 Acres

Vacant Land Townhouse Residential

Flat Level tableLands
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FINAL VALUE ESTIMATE

Developable portion 31 acres $875000 $27125000

Open Space portion acres $5000 $15000

Total Area 34 acres $27140000

Twenty Seven Million One Hundred Forty Thousand Dollars

The above value estimate is applicable to the effective date of valuation January 19 2011 and is predicated on

an exposure period of three to six months and assumes sale on an alt-cash to vendor basis

21
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VALUATION

HIGHEST AND BEST USE

PARCEL 15 Acres

The principle of highest and best use is fundamental to the concept of value in real estate Highest and best

use in general may be defined as follows

The reasonably probable and legal use of vacant land of 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

Analysis

Legal Permissibility

Physical Possibility

The property is currently designated as Business Park under the Official

Plan OPA 30 and is intended for development to high quality employment

uses Retail type development is discouraged

Although currently zoned rural based upon our understanding the lands can

be rezoned for development as contemplated in the Official Plan

This corner site has excellent exposure to the moderate/heavy traveled

Wellington Street East and Leslie Street

The northeast corner of the site has low-lying topography in comparison to

the arterial roads and with higher and drier interior

The southeast corner of the site lies within the Oak Ridges Moraine In

discussions with the Town of Aurora this area was likely not to pose

problem with regards to development of the site it is assumed that less

intensive development will occur in this area

Note The soil conditions are assumed to be sufficient in quality to

support the desiqnated uses
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Financial Feasibility Of the permitted uses high quality employment use would be feasible and

marketable based on the subjects location site size shape and use

patterns

Maximum Productivity Based upon the nature of the subject Lands and their location within the Town

of Aurora high quality employment use is believed to represent maximally

productive use for the subject property

Conclusion Based upon the analysis of the Land as if vacant the highest and best use is

estimated to be High Quality Employment Use as defined by the Town of

Aurora Official Plan
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SIGNIFICANT INVESTMENT CHARACTERISTICS OF SUBJECT

new business park is currently under development on Competition from the business park across the road may

the east side of Leslie Street south of Wellington and slow the demand and timing of development of this site

will provide critical mass for future business park

development in the area

Greenbelt legislation has restricted land availability in

the GTA

ur.ia

Strengths Weaknesses

Located within the town of Aurora growing Secondary business park location relative to the

population node that is residential in character and Highway 404 exposure of the business park across the

surrounded by rural lands road

Located within commuting distance of the City of

Toronto

Excellent corner location and access to the major

arterial roads of Wellington Street East and Leslie

Street

Located near on and off ramps to Highway 404

Physical Characteristics

Strengths Weaknesses

The subject site is of sufficient size to accommodate Topographical constraints

business park development

The GTA residential and commercial markets have

been very strong over the past years and continue to

experience growth
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VIEWS OF PARCEL HIP

VIEW OF PARCEL
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VALUATION METHODOLOGY

Traditionally there are three accepted methods of valuing real property

Cost Approach

Direct Comparison Approach and

Income Approach

The selection of relevant methodology depends upon the nature and characteristics of the real estate under

consideration

The Cost Approach to value is based upon the economic principle of substitution which holds that the

value of property should not be more than the amount by which one can obtain by purchase of site and

construction of building without undue delay property of equal desirability and utility

The Direct Comparison Approach examines the cost of acquiring equally desirable and valuable substitute

properties indicated by transactions of comparable properties within the market area The characteristics

of the sale properties are compared to the subject property on the basis of time and such features as

location size and quality of improvements design features and income generating potential of the property

The Income Approach is an appropriate test for property capable of producing rental income since the

method considers that capability capitalization process establishes the relationship between net income

and value Annual income is first calculated from actual rent or from projection based on that rent which

the property could expect to obtain in the open market Deductions are then taken for those operating

expenses if any paid by the owner The resulting net income before debt service is then capitalized at an

appropriate rate

SeLection of Relevant Methodology

The Direct Comparison Approach which is the most common technique used to value land is the preferred

method when sales of comparable properties are available The subject property is parcel of vacant land

located in newly developing area of Aurora Consequently the valuation methodology employed in this report

was limited to the Direct Comparison Approach in estimating the sites market value
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DIRECT COMPARISON APPROACH

Introduction

The Direct Comparison Approach is process of comparing market data The prices paid for similar properties

are usually used in estimated market value However prices asked by owners and offers made by prospective

purchasers on similar properties may also be used in estimating value in the absence of sale an asking price

generally sets the upper limit of value for property whereas an offered price typically establishes the lower

limit Since this approach relies on the actions of buyers and sellers in the market it is usually the best measure

of property value when reliable market information is available

The Direct Comparison Approach can be used in the valuation of most properties and is persuasive test of

value when there are sufficient recent sales of properties similar to the property being appraised The estimate

of value by the Direct Comparison Approach is typically reliable indicator of market value for properties that

are not traded on the basis of income such as single family dwellings vacant land and small owner occupied

commercial and industrial properties The reliability of this approach is diminished where

There is limited market information

Markets are experiencing rapidly changing market conditions which may impact the reliability of the appraisers

adjustments and

Properties are traded on the basis of the economic characteristics of net income and anticipated rates of return

the economic characteristics are not matter of public record and since vendors and purchasers are often

reluctant to fully disclose the financial details of the transaction the value estimate can be impacted by factors

that may not be evident in the comparison of the subject property and each comparable property

The application of the Direct Comparison Approach involves five-step process

Research the competitive market for information on sales transactions listings and offers to

purchase or sell involving properties that are similar to the subject property in terms of

characteristics such as property type date of sale size physical condition location and land

use constraints The goal is to find set of comparable sale properties as similar as possible

to the subject property
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Verify the information by confirming that the data obtained is factually accurate and that the

transactions reflect arms-length market considerations Verification may also elicit additional

information about the market

Select relevant units of comparison e.g price per acre price per square foot price per front

foot and develop comparative analysis for each unit The goal here is to define and identify

unit of comparison that explains market behaviour

Look for differences between the comparable sale properties and the subject property using

the elements of comparison Then adjust the price of each sale property to reflect how it

differs from the subject property or eliminate that property as comparable This step

typically involves using the most comparable sale properties and then adjusting for any

remaining differences

Reconcile the various value indications produced from the analysis of comparables into

single value indication or range of values.1

Sales Adjustment Process

Since no two properties are alike comparison analysis requires consideration of the differences between the

subject property and comparable property An adjustment must be made to the sale price of each comparable

property for all significant differences The adjustment is applied so the comparable sale price reflects the

characteristics of the subject property If characteristic of comparable property is superior to the subject

property then downward adjustment to the sale price of the comparable property is required if

characteristic of the comparable property is inferior then an upward adjustment to the sale price is required

After the differences between the subject property and each comparable property have been considered and

adjusted the comparable properties with the fewest adjustments are generally considered most comparable to

the subject property and are given the greatest weight as indications of market value for the subject property

The adjustment process in comparison analysis can either be quantitative or qualitative In using quantitative

analysis techniques mathematical processes are used to identify which elements of comparison require

adjustments and to quantify the amount of the adjustment Quantitative analysis techniques require sufficient

market data for meaningful analysis from which the appraiser can substantiate the amount of the adjustment for

each element requiring an adjustment

Qualitative adjustment techniques do not quantify the amount of the adjustment Relative comparison analysis is

qualitative technique where the relationships indicated by the market data are analyzed without recourse to

Appraisal Institute and Appraisal Institute of Canada The Appraisal of Real Estate Canadian

Edition 2002 page 17.5
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quantification of the differences In applying relative comparison analysis the adjustment process reflects the

imperfect nature of the real estate market the appraiser analyses each comparable property to determine and

rank each comparable property as to its inferiority similarity or superiority to the characteristics of the property

being appraised In relative comparison analysis the appraiser expresses the differences as being inferior

greatly inferior somewhat inferior superior greatly superior somewhat superior or any other descriptive

terms that clearly convey the quality of the differences in the item being compared between the subject

property and the comparable sale property

In comparing each comparable sale property to the subject property the appraiser considers the elements of

comparison which are the characteristics or attributes of properties and transactions that heo explafr the

varisnce ofprices paid for real estate.2 The elements of comparison in the order of consideration are

Market Condition Time

Where the market is changing it may be necessary to adjust prices to reflect the time difference between the

date of sale of comparable property and the date of valuation

When real property rights are sold they may be the sole subject of the

contract or the contract may include other rights In the sales

comparison analysis it is pertinent that the property rights of the

comparable sale be similar to the property rights of the subject property

All the sales considered were fee simple transfers no adjustments were

necessary

The transaction price of one property may differ from that of similar

property due to different financing arrangements Financing

arrangements may include existing mortgages at favorable interest rates

or paying cash to lender so that mortgage with below-market

interest rate could be offered Adjustments were made for properties

with favorable interest rates

Conditions of Sale Adjustments for conditions of sale usually reflect the motivations of the

purchaser and vendor In some cases the conditions of sale significantly

affect transaction prices Sales that reflect unusual situations require an

The Appraisal of Real Estate Gossary.8

Analysis

Property Rights Conveyed

Financing Terms
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appropriate adjustment for motivation or sate condition For example

power-of-sate conditions involve certain degree of urgency on part of

the lender leading to somewhat lower sate price than what would

otherwise be expected Alt the sates considered were normal market

transactions with no undue motivation no adjustments were necessary

Location Real estate investment assets have experienced value growth over the

Regional/Neighbourhood past 24 months

Location An adjustment for location within market area may be required when

the locational characteristics of comparabte property are different from

those of the subject property Excessive locational differences may

disqualify property from use as comparable Most comparable

properties in the same area have similar locational characteristics but

variations may exist within that area of analysis Although no location is

inherentty desirable or undesirable the market recognizes that one

tocation is better than similar to or worse than another

Both regional and neighborhood specific attributes were considered in

the adjustment analysis Generally locations all else equal with

exposure and ready access to major highways and to good labor poot

are considered most desirable

Site Size The price per acre of land is expected to vary with the size of the tract

Generally above an optimum acreage as size increases the price per

acre decreases where all other features are similar This is typically

referred to as marginal diminishing utility

Topography An esthetically pleasing contour or terrain which has greater

proportion of usable land will generally command higher premium on

the open market In addition topography also impacts site preparation

costs ie fill requirements and hence market value

Adjustments were made where significanct difference in topographical

quality could be identified

Zoning Any difference in the current use or the highest and best use of

potential comparable sale and the subject property must be addressed

Generally in the valuation of vacant land Official Plan and zoning

designations are the primary determinants of the highest and best use of

the property since they serve as the test of legal permissibility
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Comparable sales with dissimilar zoning to that of the subject require

adjustment for differences in
utility

as result of permitted uses

The Appraisal Institute of Canada recommends the use of paired sales analysis in the derivation of

adjustments This involves locating two very similar sales that sell in similar time period If the two sales

differ in only one key feature then the difference in sale price can be used as the market indicator for the

adjustment for that feature In practice this concept usually only applies to newer homes in the subdivision

Rural commercial and industrial properties tend to be unique and therefore in practice are not usually possible

to find paired sales to derive adjustments In the absence of paired sales it is the appraisers experience and

judgment based on observation that is used for adjustments

Selection of Comparable Sales

Since characteristics of the comparable properties in this appraisal varied the sate prices have been reduced to

common denominator price per acre often recognized by purchasers as an appropriate unit of

comparison has therefore been selected

As one sale is not necessarily indicative of market value an appraiser examines number of market

transactions When properly reconciled trends emerge leading to the estimate of market value of the property

being appraised

search of comparable sales in Central York Region with the potential for Business Park Commercial

development yielded four key sales considered appropriate for the subject property The main sale prices

ranged from $1075000 to $16875560 The sales ranged in size from 1.985 to 25 acres When converted to

rate per acre the prices were from $541562 to $788707 per acre

Comparable Land Sales

Don Hillock Drive Goulding

Avenue

Trade Valley Drive Vaughan Jun-10 $1644300 2.441 $673617

8300 Huntington Road Vaughan Jun-10 $16875560 24.817 $680000

1288 Millard Street
Whitchurch-

Jun-09 $2892190 3.667 $788707
Stouffville
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The following is brief description of the comparable key sales and the adjustments required to the sale prices

for purposes of comparison with the subject

Sale Don Hillock Drive Goulding Avenue is located in business park north of Don Hillock Drive and

east of Leslie Street in Aurora this site consists of 1.985 acres of vacant land It was purchased by HWP

Diversified Holdings Inc from 2146731 Ontario Ltd for $1075000 $541562 per acre on November 30 2010

The property rights conveyed were fee simple interest No financing was reportedly provided by the vendor

the sale is considered arms-length The land is located one kilometer east of the subject just south of

Wellington Street East within Magnas neighboring land parcel The Town of Aurora Official Plan designates the

property as Business Park development area with the same permitted use classifications as the subject An

upward adjustment was made for the superior location of the subject located with direct frontage to Wellington

Street East as well as Leslie Street The final adjusted sale price is $568640 per acre

Sale Trade Valley Drive is located in business park industrial node east of Highway 50 and south of

Rutherford Road in Vaughan Ontario The site consists of 2.441 acres of vacant land It was purchased by

Anatolia Tile Inc from 1581600 Ontario Inc for $1644300 $673617 per acre on June 28 2010 The property

rights conveyed were fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-length The City of Vaughan Official Plan designates the property as prestige area

employment area while the zoning by-law classifies the site EM2 general employment classification At the

time of sale the land was vacant and unimproved it is our understanding that the purchaser intends to submit

applications for one industrial development upon the site slight downward adjustment is considered

appropriate based on the comparables superior location situated in Vaughan an up-market highly desirable

area within the Greater Toronto Area The final adjusted sale price is $639937 per acre

Sale 8300 Huntington Road is located in mixed business park and agricultural area east of Highway 50

north of Highway The site consists of 24.817 acres of vacant land It was purchased by Anatolia Tile Inc

from Roybridge Investments for $16875560 $680000 per acre on June 28 2010 The property rights

conveyed were fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-length The City of Vaughan Official Plan designates the property as business employment

area while the zoning by-law classifies the site EM1 prestige employment area classification At the time of

sale the land was vacant and unimproved An application for the development of an industrial building was

proposed and accepted in by permit on June 23rd 2010 downward adjustment is considered appropriate

based on the comparables superior location situated in Vaughan an up-market highly desirable area within the

Greater Toronto Area further downward adjustment has been considered appropriate on the basis of this

particular site falling within zoning classification permitting the by-passing of normal site plan application

processes allowing for more flexible developments The final adjusted sale price is $625600 per acre
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Sale 1288 Millard Street is located within the Oak Ridge Moraine settlement area in the Town of

Whitchurch-StouffviUe The Community of Stouffvi Secondary Plan and the Town of Whitchurch-Stouffville

Official Plan both designate the property as business park area The land is currently zoned as IF-H an

industrial classification The site consists of 3.667 acres of vacant land It was purchased by 2187042 Ontario

Ltd from the Sorbara Group for $2892190 $788707 per acre on June 19 2009 The property rights

conveyed were fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-length At the time of sale the site was undergoing preliminary grading while an application

for the development of new 30000 sq.ft Toyota Dealership was awaiting approval An downward adjustment

has been considered appropriate given the comparables smaller acreage with higher premium required per

acre in comparison to larger sales The final adjusted sale price is $749272 per acre

After adjustments the four key sales indicate unit value ranging from $568640 to $749272 per acre
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Location

ITEM Subject Sale Sale Sale Sale

Parcel

Don HiLlock

Drive Er

GouLding

Avenue

Trade Valley

Drive

Vaughan

8300 1288 Millard

Huntington Street

Road Whitchurch

Vaughan Stouffville

Date of Sale Nov-10 Jun-10 Jun-10 Jun-09

Site Area Acres 1.985 2.441 24.817 3.667

Prestige area

General and
Official Plan Business park Business Park Business Park

employment employment

area general

EM1 -Prestige
BP-3 Business EM2 General EM2 General IP-H Prestige

EmploymentZoning
Park Employment Employment Industrial

Area

The land is

Based on the
currently vacant At the time of

acceptance of site plan has
and sale the land

site plan been submitted
unimproved It was vacant and

application to

proved
proposing the

is our unim
the City of development of

Vaughan
understanding The purchasor

30301 square
that the has submitted

Proposed Development Commercial Planning foot car

purchaser an appllcation

Department dealership The
intends to proposing the

the purchaser application is

construct one development of

intends to currenlty
industrial an

construct one pending
building on the industrial/corn

commercial approval
site upon site mercial dacility

development
plan approvaL

Total Consideration $1075000 $1644300 $16875560 $2892190

Unadjusted Price per Acre $541562 $673617 $680000 $788707

Real Property Rights Conveyed 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Financing Terms 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Motivation 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Market Conditions 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Location 5% -5% -5% 0%

Density Assumed 0% 0% 0% 0%

Physical Characteristics 0% 0% -3% -5%

Final Adjusted Rate per Acre $568640 $639937 $625600 $749272
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Summary

The above key sale transactions represent the sale of Business Park land in York Region ranging in size from

1.98 acres to 4.0 acres The sale prices ranged between $541562 and $788707 per acre before adjustments

and between $566640 and $749272 per acre after adjustments

After due consideration of the respective comparability of the sales analysed it is our opinion that the estimated

market value of Parcel at the effective date and via the Direct Comparison Approach is reflected in unit

rate of $575000 per acre which is $25000 per acre lower than the unit rate attributed to parcel This

figure has been considered suitable to reflect the inferior site location of parcel in comparison to located

further away from established residential and commercial neighbourhoods

Parcel has an area of 15 acres and is designated for Business Park uses in the Aurora Official Plan

Applying the unit rate derived from the five key comparable sales results in value estimate as follows

15 acres $575000 $8625000

Eight Million Six Hundred Twenty Five Thousand Dollars

summary of the individual key comparable sales follows
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Sale

DON HILLOCK DRIVE GOULDING AVENUE AURORA

Located south of Weuington Street East east of Leslie Street

SUMMARY

Sate Price

Sate Date

Rights Transferred

Sate Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

$1075000

November 30 2010

Fee Simple Interest

$541562 per acre

2146731 Ontario Limited

Zentil Property Management

03642-2344

Lot Plan 65M 3974

$1 .07 5000

$1 .07 5000

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

LAND USE DATA

1.985 Acres

Vacant Land

Flat level tablelands

Proposed Use Business Park

At the time of sale the property was vacant and unimproved

File Reference CIRA 11-002



Blair Franklin Parcel Land Valuation

Sale

TRADE VALLEY DRIVE VAUGHAN

Located east of Highway 50 south of Rutherford Road

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

SITE DESCRIPTION

Site Area

Property Type

Topography

$1644300

June 28 2010

Fee Simple Interest

$673617 per acre

1581600 Ontario Inc

AnatoLia Tile Inc

03319-0054

Block Plan 65M-4150

$1644300

$1644300

100

2.441 Acres

Vacant Land

Flat Level tableLands

100%

100%

LAND USE DATA

Proposed Use One industrial building

At the time of sale the property was vacant and unimproved
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Sale

8300 HUNTINGTON ROAD VAUGHAN

Located east of Highway 50 and north of Highway

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

$16875560

June 28 2010

Fee Simple Interest

$680000 per acre

Roybridge Investments

AnatoUa Tile Inc

03317-0495 03317-0525

Part of Road allowance between concession and 10

Vaughan designated as parts 10 11 and 12 on plan 65R-

30590

$16875000

$16875000

100%

100%

Transferred 100

SITE DESCRIPTION

Site Area

Property Type

Topography

24.817 Acres

Vacant Land

Flat level tablelands

LAND USE DATA

Proposed Use Industrial Employment

At the time of sale the property was vacant and unimproved
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Sale

1288 MILLARD STREET WHITCHURCH-STOUFFVILLE

Located east of Highway 48 and north of Main Street

SUMMARY

Sate Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

$2892190

June 19 2010

Fee Simple Interest

$788707 per acre

Sorbara Group

2187042 Ontario Inc

03719-0569

Block on Plan 65M-4043

$2892190

$2892190

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

Vacant Land

Flat level tablelands

LAND USE DATA

Proposed Use Business Park Auto Dealership

At the time of sale the property was vacant and unimproved

3.667 Acres
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Location Map of ComparabLe Sates
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FINAL ESTIMATE OF VALUE

15 acres $575000 $8625000

Eight Million Six Hundred Twenty Five Thousand Dollars

The above value estimate is applicable to the effective date of valuation January 19 2011 and is predicated on

an exposure period of three to six months and assumes sale on an all-cash to vendor basis
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VALuATIoN

HIGHEST AND BEST USE

The principle of highest and best use is fundamental to the concept of value ri real estate Highest and best

use in general may be defined as follows

The reasonably probable and legal use of vacant land of 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

Anaysis

LegaL Permissibility

Physical Possibility

The property is currently designated as Business Park under the Official

Plan OPA 30 and is intended for development of high quality employment

uses Retail type development is discouraged The current zoning of the

property is BP-3 permitting range of uses including convention

centre data processing centre fitness centre food processing

establishment industrial uses if within an enclosed building hotel office

research and training facility printing media and communications

establishment

This site is located at the northwest corner of Wellington Street and Mavrinac

Boulevard opposite the Magna International headquarters Its size and

location would permit development of variety of business related uses

similar to those identified in the zoning regulations

The site has access from Mavrinac Blvd

The subject lands are clear street elevation and level

Note The soil conditions are assumed to be sufficient in quality to

support the desiqnated uses
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Financial Feasibility

Maximum Productivity

Conclusion

Of the permitted uses high quality employment use would be feasible and

marketable based on the subjects location site size shape and land use

patterns

Based upon the nature of the subject lands and their location within the Town

of Aurora high quality employment use is believed to represent maximally

productive use for the subject property

Based upon the analysis of the land as if vacant the highest and best use is

estimated to be High Quality Employment Use as defined by the Town of

Aurora Official Plan
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SIGNIFICANT INVESTMENT CHARACTERISTICS OF SUBJECT

It is necessary to understand the specific investment characteristics of the subject property as viewed by

potential purchaser

Strengths

Located within the Town of Aurora growing

population node that is residential in character and

surrounded by rural lands

Located within commuting distance of the City of

Toronto

Strengths

The subject site is of sufficient size to accommodate

high quality employment use

Weaknesses

Located mid-block between Bayview and Leslie Street

and in the shadow of the Magna International

headquarters will necessitate prestigiously designed

building at this location perhaps escalating the cost of

the building

File Reference CIRA 11 002

Market Demand

The GTA Industrial and commercial markets have been Business park developments are still more prevalent in

very strong over the past years and continue to the more developed areas to the south

experience growth

According to brokers and agents the land market is still

very strong

Greenbelt legislation has restricted land availability in

the GTA

Location

Strengths Weaknesses

Physical Characteristics

Weaknesses
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VIEWS OF PARCEL

VIEW LOOKING NORTHWEST ON PARCEL
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VALUATION METHODOLOGY

Traditionally there are three accepted methods of valuing real property

Cost Approach

Direct Comparison Approach and

Income Approach

The selection of relevant methodology depends upon the nature and characteristics of the real estate under

consideration

The Cost Approach to value is based upon the economic principle of substitution which holds that the

value of property should not be more than the amount by which one can obtain by purchase of site and

construction of building without undue delay property of equal desirability and utility

The Direct Comparison Approach examines the cost of acquiring equally desirable and valuable substitute

properties indicated by transactions of comparable properties within the market area The characteristics

of the sale properties are compared to the subject property on the basis of time and such features as

location size and quality of improvements design features and income generating potential of the property

The Income Approach is an appropriate test for property capable of producing rental income since the

method considers that capability capitalization process establishes the relationship between net income

and value Annual income is first calculated from actual rent or from projection based on that rent which

the property could expect to obtain in the open market Deductions are then taken for those operating

expenses if any paid by the owner The resulting net income before debt service is then capitalized at an

appropriate rate

Setecton of Retevant Methodology

The Direct Comparison Approach which is the most common technique used to value land is the preferred

method when sales of comparable properties are available The subject property is parcel of vacant

commercial land located in newly developing area of Aurora Consequently the valuation methodology

employed in this report was limited solely to the Direct Comparison Approach in estimating the sites market

value
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.1

DIRECT COMPARISON APPROACH

Introduction

The Direct Comparison Approach is process of comparing market data The prices paid for similar properties

are usually used in estimated market value However prices asked by owners and offers made by prospective

purchasers on similar properties may also be used in estimating value in the absence of sale an asking price

generally sets the upper limit of value for property whereas an offered price typically establishes the lower

limit Since this approach relies on the actions of buyers and sellers in the market it is usually the best measure

of property value when reliable market information is available

The Direct Comparison Approach can be used in the valuation of most properties and is persuasive test of

value when there are sufficient recent sales of properties similar to the property being appraised The estimate

of value by the Direct Comparison Approach is typically reliable indicator of market value for properties that

are not traded on the basis of income such as single family dwellings vacant land and small owner occupied

commercial and industrial properties The reliability of this approach is diminished where

There is limited market information

k4arkets are experiencing rapidly changing market conditions which may impact the reliability of the appraisers

adjustments and

Properties are traded on the basis of the economic characteristics of net income and anticipated rates of return

the economic characteristics are not matter of public record and since vendors and purchasers are often

reluctant to fully disclose the financial details of the transaction the value estimate can be impacted by factors

that may not be evident in the comparison of the subject property and each comparable property

The application of the Direct Comparison Approach involves five-step process

Research the competitive market for information on sates transactions listings and offers to

purchase or sell involving properties that are similar to the subject property in terms of

characteristics such as property type date of sate size physical condition location and land

use constraints The goal is to find set of comparable sale properties as similar as possible

to the subject property
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Verify the information by confirming that the data obtained is factually accurate and that the

transactions reflect arms-length market considerations Verification may also elicit additional

information about the market

Select relevant units of comparison e.g price per acre price per square foot price per
front

foot and develop comparative analysis for each unit The goal here is to define and identify

unit of comparison that explains market behaviour

Look for differences between the comparable sale properties and the subject property using

the elements of comparison Then adjust the price of each sale property to reflect how it

differs from the subject property or eliminate that property as comparable This step

typically involves using the most comparable sale properties and then adjusting for any

remaining differences

Reconcile the various value indications produced from the analysis of comparabtes into

single value indication or range
of values.1

Sales Adjustment Process

Since no two properties are alike comparison analysis requires consideration of the differences between the

subject property and comparable property An adjustment must be made to the sale price of each comparable

property for all significant differences The adjustment is applied so the comparable sale price reflects the

characteristics of the subject property If characteristic of comparable property is superior to the subject

property then downward adjustment to the sale price of the comparable property is required if

characteristic of the comparable property is inferior then an upward adjustment to the sale price is required

After the differences between the subject property and each comparable property have been considered and

adjusted the comparable properties with the fewest adjustments are generally considered most comparable to

the subject property and are given the greatest weight as indications of market value for the subject property

The adjustment process in comparison analysis can either be quantitative or qualitative In using quantitative

analysis techniques mathematical processes are used to identify which elements of comparison require

adjustments and to quantify the amount of the adjustment Quantitative analysis techniques require sufficient

market data for meaningful analysis from which the appraiser can substantiate the amount of the adjustment for

each element requiring an adjustment

AppraisaL Institute and Appraisal Institute of Canada The Appraisal of Real Estate 2x1 Canadian

Edition 2002 page 17.5
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Qualitative adjustment techniques do not quantify the amount of the adjustment Relative comparison analysis is

qualitative technique where the relationships indicated by the market data are analyzed without recourse to

quantification of the differences In applying relative comparison analysis the adjustment process reflects the

imperfect nature of the real estate market the appraiser analyses each comparable property to determine and

rank each comparable property as to its inferiority similarity or superiority to the characteristics of the property

being appraised In relative comparison analysis the appraiser expresses the differences as being inferior

greatly inferior somewhat inferior superior greatly superior somewhat superior or any other descriptive

terms that clearly convey the quality of the differences in the item being compared between the subject

property and the comparable sale property

In comparing each comparable sale property to the subject property the appraiser considers the elements of

comparison which are the characteristics or attnbufes of properties and transactions that he/p explaæ the

variance of prices paid for real estate.2 The elements of comparison in the order of consideration are

Market Condition Time

Where the market is changing it may be necessary to adjust prices to reflect the time difference between the

date of sale of comparable property and the date of valuation

AnaLysis

Property Rights Conveyed

Financing Terms

When real property rights are sold they may be the sole subject of the

contract or the contract may include other rights In the sales

comparison analysis it is pertinent that the property rights of the

comparable sale be similar to the property rights of the subject property

All the sales considered were fee simple transfers no adjustments were

necessary

The transaction price of one property may differ from that of similar

property due to different financing arrangements Financing

arrangements may include existing mortgages at favorable interest rates

or paying cash to lender so that mortgage with below-market

interest rate could be offered Adjustments were made for properties

with favorable interest rates

The Appraisal of Real Estate Gtossary.8
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Conditions of Sale Adjustments for conditions of sale usually reflect the motivations of the

purchaser and vendor In some cases the conditions of sale significantly

affect transaction prices Sales that reflect unusual situations require an

appropriate adjustment for motivation or sale condition For example

power-of-sale conditions involve certain degree of urgency on part of

the lender leading to somewhat lower sale price than what would

otherwise be expected All the sales considered were normal market

transactions with no undue motivation no adjustments were necessary

Location An adjustment for location within market area may be required when

the locational characteristics of comparable property are different from

those of the subject property Excessive locational differences may

disqualify property from use as comparable Most comparable

properties in the same area have similar locational characteristics but

variations may exist within that area of analysis Although no location is

inherently desirable or undesirable the market recognizes that one

location is better than similar to or worse than another

Both regional and neighborhood specific attributes were considered in

the adjustment analysis Generally locations all else equal that offer

good exposure to major transportation route and are easily accessible

and in reasonable proximity to skilled labor force potential are

considered most desirable

Site Size The price per acre of land is expected to vary with the size of the tract

Generally above an optimum acreage as size increases the price per

acre decreases where all other features are similar This is typically

referred to as marginal diminishing utility

Topography An esthetically pleasing contour or terrain which has greater

proportion of usable land will
generally command higher premium on

the open market In addition topography also impacts site preparation

costs ie fill requirements and hence market value

Zoning Any difference in the current use or the highest and best use of

potential comparable sale and the subject property must be addressed

Generally in the valuation of vacant land zoning is one of the primary

determinants of the highest and best use of the
property

since it serves
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as the test of legal permissibility Comparable sales with dissimilar

zoning to that of the subject require adjustment for differences in
utility

as result of permitted uses

The Appraisal Institute of Canada recommends the use of paired sales analysis in the derivation of

adjustments This involves locating two very similar sales that sell in similar time period If the two sales

differ in only one key feature then the difference in sale price can be used as the market indicator for the

adjustment for that feature In practice this concept usually only applies to newer homes in the subdivision

Rural commercial and industrial properties tend to be unique and therefore in practice are not usually possible

to find paired sales to derive adjustments In the absence of paired sales it is the appraisers experience and

judgment based on observation that is used for adjustments

Selection of Comparable Sales

Since characteristics of the comparable properties in this appraisal varied the sale prices have been reduced to

common denominator price per acre often recognized by purchasers as an appropriate unit of

comparison has therefore been selected

As one sale is not necessarily indicative of market value an appraiser examines number of market

transactions When properly reconciled trends emerge leading to the estimate of market value of the property

being appraised

The commercial component of Parcel as described in the land use description comprises acres

search of comparable sales in Central York Region with the potential for Business Park Commercial

development yielded four key sales considered appropriate for the subject property The main sale prices

ranged from $1075000 to $16875560 The sales ranged in size from 1.985 to 25 acres When converted to

rate per acre the prices were from $541562 to $788707 per acre

10
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Comparable Land Sales

Trade Valley Drive Vaughan Jun-10 $1644300 2.441 $673617

8300 Huntington Road Vaughan Jun-10 $16875560 24.817 $680000

1288 Millard Street
Whitchurch-

Jun-09 $2892190 3.667 $788707
Stouffvi le

The following is brief description of the comparable key sales and the adjustments required to the sale prices

for purposes of comparison with the subject

SaLe Don Hillock Drive Goulding Avenue is located in business park north of Don Hillock Drive and

east of Leslie Street in Aurora this site consists of 1.985 acres of vacant land It was purchased by HWP

Diversified Holdings Inc from 2146731 Ontario Ltd for $1075000 $541562 per acre on November 30 2010

The property rights conveyed were fee simple interest No financing was reportedly provided by the vendor

the sale is considered arms-length The land is located one kilometer east of the subject just south of

Wellington Street East within Magnas neighboring land parcel The Town of Aurora Official Plan designates the

property as Business Park development area with the same permitted use classifications as the subject An

upward adjustment was made for the superior location of the subject located with direct frontage to Wellington

Street east The final adjusted sale price is $568640 per acre

Sale Trade Valley Drive is located in business park industrial node east of Highway 50 and south of

Rutherford Road in Vaughan Ontario The site consists of 2.441 acres of vacant land It was purchased by

Anatolia Tile Inc from 1581600 Ontario Inc for $1644300 $673617 per acre on June 28 2010 The property

rights conveyed were fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-length The City of Vaughan Official Plan designates the property as prestige area

employment area while the zoning by-law classifies the site EM2 general employment classification At the

time of sale the land was vacant and unimproved it is our understanding that the purchaser intends to submit

applications for one industrial development upon the site slight downward adjustment is considered

appropriate based on the comparables superior location situated in Vaughan an up-market highly desirable

area within the Greater Toronto Area The final adjusted sale price is $639937 per acre

11

Don Hillock Drive Goulding

Avenue
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Sale 8300 Huntington Road is located in mixed business park and agricultural area east of Highway 50

north of Highway The site consists of 24.817 acres of vacant land It was purchased by Anatolia Tile Inc

from Roybridge Investments for $16875560 $680000 per acre on June 28 2010 The property rights

conveyed were fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-length The City of Vaughan Official Plan designates the property as business employment

area while the zoning by-law classifies the site EM1 prestige employment area classification At the time of

sale the land was vacant and unimproved An application for the development of an industrial building was

proposed and accepted in by permit on June 23rd 2010 downward adjustment is considered appropriate

based on the comparables superior location situated in Vaughan an up-market highly desirable area within the

Greater Toronto Area further downward adjustment has been considered appropriate on the basis of this

sites zoning classification permitting the by-passing of normal site plan application processes allowing for

more flexible developments The final adjusted sale price is $625600 per acre

Sale 1288 Millard Street is located within the Oak Ridge Moraine settlement area in the Town of

Whitchurch-StouffviUe The Community of Stouffville Secondary Plan and the Town of Whitchurch-Stouffville

Official Plan both designate the property as business park area The land is currently zoned as P-H an

industrial classification The site consists of 3.667 acres of vacant land It was purchased by 2187042 Ontario

Ltd from the Sorbara Group for $2892190 $788707 per acre on June 19 2009 The property rights

conveyed were fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-length At the time of sale the site was undergoing preliminary grading while an application

for the development of new 30000 sq.ft Toyota Dealership was awaiting approval An downward adjustment

has been considered appropriate given the comparables smaller acreage with higher premium required per

acre in comparison to larger sales The final adjusted sale price is $749272 per acre

After adjustments the four key sales indicate unit value ranging from $568640 to $749272 per acre

12

File Reference CIRA 11-002



Blair Franklin Parcel Land Valuation

Adjustment Table Commercial Land Sales

Fie Reference CIRA 11-002
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Location

ITEM Subject Sate Sate Sate Sate

Parcel

Don Hillock Trade Valley 8300 1288 MiUard

Drive Drive Huntington Street

GouLding Vaughan Road Whitchurch

Avenue
Vaughan Stouffville

Date of Sale Nov-10 Jun-10 Jun-10 Jun-09

Site Area Acres 1.985 2.441 24.817 3.667

Prestige area

General and
Official Plan Business park Business Park Business Park

employment employment

area general

EM1 -Prestige

Zoning
BP-3 Business EM2 General EM2 General IP-H Prestige

Employment
Park Employment Employment Industrial

Area

The Land is

Based on the

currently vacant At the time of

acceptance of site plan has
and sale the Land

site plan been submitted
unimproved It was vacant and

application to

proved
proposing the

is our unim
the City of

development of

Vaughan
understanding The purchasor

30301 square
that the has submitted

Proposed Development Commercial Planning foot car

purchaser an application

Department dealership The
intends to proposing the

the purchaser application is

construct one development of
intends to

currentty
industrial an

construct one pending
building on the industrial/corn

pprovatcommercial
site upon site merciat dacihty

development
plan approvaL

Total Consideration $1075000 $1644300 $16875560 $2892190

Unadjusted Price per Acre $541562 $673617 $680000 $788707

Real Property Rights Conveyed 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Financing Terms 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707
Motivation 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707
Market Conditions 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Location 5% -5% -5% 0%

Density Assumed 0% 0% 0% 0%

Physical Characteristics 0% 0% -3% -5%

Final Adjusted Rate per Acre $568640 $639937 $625600 $749272
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File Reference CIRA 11-002
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Location

ITEM Subject SaLe SaLe SaLe SaLe

ParceL

Don Hillock

Drive

Goulding

Avenue

Trade Valley

Drive

Vaughan

8300

Huntington

Road

Vaughan

1288 Millard

Street

Whitchurch

StouffviLLe

Date of Sale 4ofO Jun-10 Jun-10 Jun-09

Site Area Acres 1.985 2.441 24.817 3.667

Prestige area

General and

Official Plan Business Park Business Park Business Park

employment employment

area general

EM1 -Prestige

BP-3 Business EM2 General EM2 GeneraL IP-H Prestige

Zoning Employment
Park Employment Employment Industrial

Area

The land is

Based on the

currently vacant At the time of

acceptance of site plan has

and sale the land

site plan been submitted

unimproved It was vacant and

application to proposing the

is our unimproved
the City of development of

understanding The purchasor
Vaughan 30301 square

that the has submitted

Proposed Development Commercial Planning
foot car

purchaser an application

Department dealership The
intends to proposing the

the purchaser application is

construct one development of

intends to currenlty

industrial an
construct one pending

building on the industrial/com

commercial approvaL
site upon site mercial dacitity

development
plan approval

Total Consideration $1075000 $1644300 $16875560 $2892190

Unadjusted Price per Acre $541562 $673617 $680000 $788707

Real Property Rights Conveyed 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Financing Terms 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Motivation 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Market Conditions 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Location 5% -5% -5% 0%

Density Assumed 0% 0% 0% 0%

Physical Characteristics 0% 0% -3% -5%

FinalAdjustedRateperAcre $568640 $639937 $625600 $749272
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Summary

The above transactions represent the sale of Business Park and General Employment land in York Region

ranging in size from 1.985 acres to 24.817 acres The sale prices ranged between $541562 and $788707 per

acre before adjustments and between $568640 and $749272 per acre after adjustments The three most

recent of the four sales fall within price range of $568640 and $639937 per acre therefore value near the

midpoint of that range would be appropriate for the subject property

After due consideration of the respective comparability of the sales analysed it is our opinion that the estimated

market value of Parcel at the effective date and via the Direct Comparison Approach is reflected in unit

rate of $600000 per acre

Parcel has an area of acres and is designated for Business Park uses in the Aurora official plan

Applying the unit rate derived from the five key comparable sales results in value estimate as follows

acres $600000 $5400000

Five Million Four Hundred Thousand Dollars

summary of the individual key transactions has been outlined overleaf

15
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Sate

DON HILLOCK DRIVE GOULDING AVENUE AURORA

Located south of Wellington Street East east of Leslie Street

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

$1075000

November 30 2010

Fee Simple Interest

$541562 per acre

2146731 Ontario Limited

Zentil Property Management

03642-2344

Lot Plan 65M 3974

$1075000

$1075000

100%

100%

Transferred

SITE DESCRIPTION

Site Area

Property Type

Topography

100

1.985 Acres

Vacant Land

Flat level tablelands

LAND USE DATA

Proposed Use Business Park

At the time of sale the property was vacant and unimproved

File Reference CIRA 11OO2
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Sale

TRADE VALLEY DRIVE VAUGHAN

Located east of Highway 50 south of Rutherford Road

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

$1644300

June 28 2010

Fee Simple Interest

$673617 per acre

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

1581600 Ontario Inc

AnatoUa Tile Inc

03319-0054

Block Plan 65M-4150

$1644300

$1644300

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

2.441 Acres

Vacant Land

Flat level tablelands

LAND USE DATA

Proposed Use One industrial building

At the time of sale the property was vacant and unimproved

17
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SaLe

8300 HUNTINGTON ROAD VAUGHAN
Located east of Highway 50 and north of Highway

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

$16875560

June 28 2010

Fee Simple Interest

$680000 per acre

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

Roybridge Investments

Anatolia Tile Inc

03317-0495 03317-0525

Part of Road allowance between concession and

10 Vaughan designated as parts 10 11 and 12 on plan 65R-

30590

$16875000

$16875000

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

24.817 Acres

Vacant Land

Flat level tablelands

LAND USE DATA

Proposed Use Industrial Employment

At the time of sale the property was vacant and unimproved

18
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Sale

1288 MILLARD STREET WHITCHURCH-STOUFFVILLE

Located east of Highway 48 and north of Main Street

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

$2892190

June 19 2010

Fee Simple Interest

$788707 per acre

Sorbara Group

2187042 Ontario Inc

03719-0569

Block on Plan 65M-4043

$2892190

$2892190

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

Vacant Land

Flat level tablelands

LAND USE DATA

Proposed Use Business Park Auto Dealership

At the time of sale the property was vacant and unimproved

File Reference CIRA 11-002
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Location Map of ComparabLe SaLes
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FINAL ESTIMATE OF VALUE

acres $600000 $5400000

Five Million Four Hundred Thousand Dollars

The above value estimate is applicable to the effective date of valuation January 19 2011 and is predicated on

an exposure period of three to six months and assumes sale on an all-cash to vendor basis

21
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___________UI

VALuATIoN

HIGHEST AND BEST USE

The principle of highest and best use is fundamental to the concept of value in real estate Highest and best

use in general may be defined as follows

The reasonably probable and legal use of vacant land of 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

AnaLysis

Legal Permissibility The property is currently designated as Business Park under the Official

Plan OPA 30 and is intended for development of high quality employment

uses Retail type development is discouraged The current zoning of the

property is BP-3 permitting range of uses including convention

centre data processing centre fitness centre food processing

establishment industrial uses if within an enclosed building hotel office

research and training facility printing media and communications

establishment

Physical Possibility This site is located at the northeast corner of Wellington Street and Mavrinac

Boulevard opposite the Magna International headquarters Its size and

location would permit development of variety of business related uses

similar to those identified in the zoning regulations

The site has access from Mavrinac Blvd

The subject lands are clear street elevation and level

Nate The sail conditions are assumed to be sufficient in quality to

support the desinated uses

Hie Reference CIRA 11 002



e____
BLair Franklin Parcel Land Valuation

__________

Financial Feasibility Of the permitted uses high quality employment use would be feasible and

marketable based on the subjects location site size shape and land use

patterns

Maximum Productivity Based upon the nature of the subject lands and their Location within the Town

of Aurora high quality employment use is believed to represent maximally

productive use for the subject property

Conclusion Based upon the analysis of the land as if vacant the highest and best use is

estimated to be High Quality Employment Use as defined by the Town of

Aurora Official Plan

Fite Reference CIRA 11-002
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SIGNIFICANT INVESTMENT CHARACTERISTICS OF SUBJECT

It is necessary to understand the specific investment characteristics of the subject property as viewed by

potential purchaser

According to brokers and agents the land market is still

very strong

Located within commuting distance of the City of

Toronto

Physical Characteristics

Strengths Weaknesses

The subject site is of sufficient size to accommodate

high quality employment use

The GTA Industrial and commercial markets have been

very strong over the past years and continue to

experience growth

Business park developments are still more prevalent in

the more developed areas to the south

Greenbelt legislation has restricted land availability in

the GTA

Located within the Town of Aurora growing

population node that is residential in character and

surrounded by rural lands

Located mid-block between Bayview and Leslie Street

and in the shadow of the Magna International

headquarters will necessitate
prestigiously designed

building at this location perhaps escalating the cost of

the building

File Reference CIRA 11-002
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VIEWS OF PARCEL

VIEW LOOKING NORTH EAST PARCEL

FiLe Reference CIRA 11-002
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VALUATION METHODOLOGY

Traditionally there are three accepted methods of valuing real property

Cost Approach

Direct Comparison Approach and

Income Approach

The selection of relevant methodology depends upon the nature and characteristics of the real estate under

consideration

The Cost Approach to value is based upon the economic principle of substitution which holds that the

value of property should not be more than the amount by which one can obtain by purchase of site and

construction of building without undue delay property of equal desirability and utility

The Direct Comparison Approach examines the cost of acquiring equally desirable and valuable substitute

properties indicated by transactions of comparable properties within the market area The characteristics

of the sale properties are compared to the subject property on the basis of time and such features as

location size and quality of improvements design features and income generating potential of the property

The income Approach is an appropriate test for property capable of producing rental income since the

method considers that capability capitalization process establishes the relationship between net income

and value Annual income is first calculated from actual rent or from projection based on that rent which

the property could expect to obtain in the open market Deductions are then taken for those operating

expenses if any paid by the owner The resulting net income before debt service is then capitalized at an

appropriate rate

Selection of Relevant Methodology

The Direct Comparison Approach which is the most common technique used to value land is the preferred

method when sales of comparable properties are available The subject property is parcel of vacant

commercial land located in newly developing area of Aurora Consequently the valuation methodology

employed in this report was limited solely to the Direct Comparison Approach in estimating the sites market

value

File Reference CIRA 11 002
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DIRECT COMPARISON APPROACH

Introduction

The Direct Comparison Approach is process of comparing market data The prices paid for similar properties

are usually used in estimated market value However prices asked by owners and offers made by prospective

purchasers on similar properties may also be used in estimating value in the absence of sale an asking price

generally sets the upper limit of value for property
whereas an offered price typically establishes the lower

limit Since this approach relies on the actions of buyers and sellers in the market it is usually the best measure

of property value when reliable market information is available

The Direct Comparison Approach can be used in the valuation of most properties and is persuasive test of

value when there are sufficient recent sales of properties similar to the property being appraised The estimate

of value by the Direct Comparison Approach is typically reliable indicator of market value for properties that

are not traded on the basis of income such as single family dwellings vacant land and small owner occupied

commercial and industrial properties The reliability of this approach is diminished where

There is Limited market information

Markets are experiencing rapidly changing market conditions which may impact the reliability of the appraisers

adjustments and

Properties are traded on the basis of the economic characteristics of net income and anticipated rates of return

the economic characteristics are not matter of public record and since vendors and purchasers are often

reluctant to fully disclose the financial details of the transaction the value estimate can be impacted by factors

that may not be evident in the comparison of the subject property and each comparable property

The application of the Direct Comparison Approach involves five-step process

Research the competitive market for information on sales transactions listings and offers to

purchase or sell involving properties that are similar to the subject property in terms of

characteristics such as property type date of sale size physical condition location and land

use constraints The goal is to find set of comparable sale properties as similar as possible

to the subject property

File Reference CIRA 11-002
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Verify the information by confirming that the data obtained is factually accurate and that the

transactions reflect arms-length market considerations Verification may also elicit additional

information about the market

Select relevant units of comparison e.g price per acre price per square foot price per
front

foot and develop comparative analysis for each unit The goal here is to define and identify

unit of comparison that explains market behaviour

Look for differences between the comparable sale properties and the subject property using

the elements of comparison Then adjust the price of each sate property to reflect how it

differs from the subject property or eliminate that
property as comparable This step

typically involves using the most comparable sale properties and then adjusting for any

remaining differences

Reconcile the various value indications produced from the analysis of comparabtes into

single value indication or range of values.1

Sates Adjustment Process

Since no two properties are alike comparison analysis requires consideration of the differences between the

subject property and comparable property An adjustment must be made to the sale price of each comparable

property for all significant differences The adjustment is applied so the comparable sale price reflects the

characteristics of the subject property If characteristic of comparable property is superior to the subject

property then downward adjustment to the sale price of the comparable property is required if

characteristic of the comparable property is inferior then an upward adjustment to the sale price is required

After the differences between the subject property and each comparable property have been considered and

adjusted the comparable properties with the fewest adjustments are generally considered most comparable to

the subject property and are given the greatest weight as indications of market value for the subject property

The adjustment process in comparison analysis can either be quantitative or qualitative In using quantitative

analysis techniques mathematical processes are used to identify which elements of comparison require

adjustments and to quantify the amount of the adjustment Quantitative analysis techniques require sufficient

market data for meaningful analysis from which the appraiser can substantiate the amount of the adjustment for

each element requiring an adjustment

Appraisal Institute and Appraisal Institute of Canada The Appraisal of Real Estate 2nd Canadian
Edition 2002 page 17.5
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Qualitative adjustment techniques do not quantify the amount of the adjustment Relative comparison analysis is

qualitative technique where the relationships indicated by the market data are analyzed without recourse to

quantification of the differences In applying relative comparison analysis the adjustment process
reflects the

imperfect nature of the real estate market the appraiser analyses each comparable property to determine and

rank each comparable property as to its inferiority similarity or superiority to the characteristics of the property

being appraised In relative comparison analysis the appraiser expresses the differences as being inferior

greatly inferior somewhat inferior superior greatly superior somewhat superior or any other descriptive

terms that clearly convey the quality of the differences in the item being compared between the subject

property and the comparable sale property

In comparing each comparable sale property to the subject property the appraiser considers the elements of

comparison which are 7he characteristics or attributes of properties and transactions that he/p explain the

variance of prices paid for real estate.2 The elements of comparison in the order of consideration are

Market Condition Time

Where the market is changing it may be necessary to adjust prices to reflect the time difference between the

date of sale of comparable property and the date of valuation

Anaysis

Property Rights Conveyed

Financing Terms

When real property rights are sold they may be the sole subject of the

contract or the contract may include other rights In the sales

comparison analysis it is pertinent that the property rights of the

comparable sale be similar to the property rights of the subject property

All the sales considered were fee simple transfers no adjustments were

necessary

The transaction price of one property may differ from that of similar

property due to different financing arrangements Financing

arrangements may include existing mortgages at favorable interest rates

or paying cash to lender so that mortgage with below-market

interest rate could be offered Adjustments were made for properties

with favorable interest rates

The Appraisal of Real Estate Glossary.8
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Adjustments for conditions of sale usually reflect the motivations of the

purchaser and vendor In some cases the conditions of sale significantly

affect transaction prices Sales that reflect unusual situations require an

appropriate adjustment for motivation or sale condition For example

power-of-sale conditions involve certain degree of urgency on part of

the lender leading to somewhat lower sale price than what would

otherwise be expected All the sales considered were normal market

transactions with no undue motivation no adjustments were necessary

An adjustment for location within market area may be required when

the locational characteristics of comparable property are different from

those of the subject property Excessive locational differences may

disqualify property from use as comparable Most comparable

properties in the same area have similar locational characteristics but

variations may exist within that area of analysis Although no location is

inherently desirable or undesirable the market recognizes that one

location is better than similar to or worse than another

Both regional and neighborhood specific attributes were considered in

the adjustment analysis Generally locations all else equal that offer

good exposure to major transportation route and are easily accessible

and in reasonable proximity to skilled labor force potential are

considered most desirable

Site Size The price per acre of land is expected to vary with the size of the tract

Generally above an optimum acreage as size increases the price per

acre decreases where all other features are similar This is typically

referred to as marginal diminishing utility

Topography An esthetically pleasing contour or terrain which has greater

proportion of usable land will generally command higher premium on

the open market In addition topography also impacts site preparation

costs ie fill requirements and hence market value

Zoning Any difference in the current use or the highest and best use of

potential comparable sale and the subject property must be addressed

Generally in the valuation of vacant land zoning is one of the primary

determinants of the highest and best use of the property since it serves

Blair Franklin Parcel Land Valuation

Conditions of Sale

Location

Reference CIRA 1-OO2
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as the test of legal permissibility Comparable sales with dissimilar

zoning to that of the subject require adjustment for differences in
utility

as result of permitted uses

The Appraisal Institute of Canada recommends the use of paired sales analysis in the derivation of

adjustments This involves locating two very similar sales that sell in similar time period If the two sales

differ in only one key feature then the difference in sale price can be used as the market indicator for the

adjustment for that feature In practice this concept usually only applies to newer homes in the subdivision

Rural commercial and industrial properties tend to be unique and therefore in practice are not usually possible

to find paired sales to derive adjustments In the absence of paired sales it is the appraisers experience and

judgment based on observation that is used for adjustments

Selection of Comparable Sales

Since characteristics of the comparable properties in this appraisal varied the sale prices have been reduced to

common denominator price per acre often recognized by purchasers as an appropriate unit of

comparison has therefore been selected

As one sale is not necessarily indicative of market value an appraiser examines number of market

transactions When properly reconciled trends emerge leading to the estimate of market value of the property

being appraised

The commercial component of Parcel as described in the land use description comprises acres

search of comparable sales in Central York with the potential for Business Park Commercial development

yielded four key sales considered appropriate for the subject property The main sale prices ranged from

$1075000 to $16875560 The sales ranged in size from 1.985 to 25 acres When converted to rate per

acre the prices were from $541562 to $788707 per acre

10
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Comparable Land Sales

Trade Valley Drive Vaughan Jun-10 $1644300 2441 $673617

8300 Huntington Road Vaughan Jun-10 $16875560 24.817 $680000

l288MiiIard Street
Whitchurch-

Jun- $2 892190 3.667 $788707
Stouffvi lie

The following is brief description of the comparable key sales and the adjustments required to the sale prices

for purposes of comparison with the subject

SaLe Don Hillock Drive Goulding Avenue is located in business park north of Don Hillock Drive and

east of Leslie Street in Aurora this site consists of 1.985 acres of vacant land It was purchased by HWP

Diversified Holdings Inc from 2146731 Ontario Ltd for $1075000 $541562 per acre on November 30 2010

The property rights conveyed were fee simple interest No financing was reportedly provided by the vendor

the sale is considered arms-length The land is located one kilometer east of the subject just south of

Wellington Street East within Magnas neighboring land parcel The Town of Aurora Official Plan designates the

property as Business Park development area with the same permitted use classifications as the subject An

upward adjustment was made for the superior location of the subject located with direct frontage to Wellington

Street east The final adjusted sale price is $568640 per acre

Sale Trade Valley Drive is located in business park industrial node east of Highway 50 and south of

Rutherford Road in Vaughan Ontario The site consists of 2.441 acres of vacant land It was purchased by

Anatolia Tile Inc from 1581600 Ontario Inc for $1644300 $673617 per acre on June 28 2010 The property

rights conveyed were fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-length The City of Vaughan Official Plan designates the property as prestige area

employment area white the zoning by-Law classifies the site EM2 general employment classification At the

time of sale the land was vacant and unimproved it is our understanding that the purchaser intends to submit

applications for one industrial development upon the site slight downward adjustment is considered

appropriate based on the comparables superior location situated in Vaughan an up-market highly desirable

area within the Greater Toronto Area The final adjusted sale price is $639937 per acre

11

Don Hillock Drive Goulding

Avenue
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Sale 8300 Huntington Road is located in mixed business park and agricultural area east of Highway 50

north of Highway The site consists of 24.817 acres of vacant land It was purchased by Anatolia Tile Inc

from Roybridge Investments for $16875560 $680000 per acre on June 28 2010 The property rights

conveyed were fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-length The City of Vaughan Official Plan designates the property as business employment

area while the zoning by-law classifies the site EM1 prestige employment area classification At the time of

sale the land was vacant and unimproved An application for the development of an industrial building was

proposed and accepted in by permit on June 23d 2010 downward is considered appropriate based on the

comparables superior location situated in Vaughan an up-market highly desirable area within the Greater

Toronto Area further downward adjustment has been considered appropriate on the basis of this particular

site falling within zoning classification permitting the by-passing of normal site plan application processes

allowing for more flexible developments The final adjusted sale price is $625600 per acre

Sale 1288 Millard Street is located within the Oak Ridge Moraine settlement area in the Town of

Whitchurch-Stouffvil The Community of Stouffville Secondary Plan and the Town of Whitchurch-Stouffville

Official Plan both designate the property as business park area The land is currently zoned as IF-H an

industrial classification The site consists of 3.667 acres of vacant land It was purchased by 2187042 Ontario

Ltd from the Sorbara Group for $2892190 $788707 per acre on June 19 2009 The property rights

conveyed were fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-length At the time of sale the site was undergoing preliminary grading while an application

for the development of new 30000 sq.ft Toyota Dealership was awaiting approval An downward adjustment

has been considered appropriate given the comparables smaller acreage with higher premium required per

acre in comparison to larger sales The final adjusted sale price is $749272 per acre

After adjustments the four key sales indicate unit value ranging from $568640 to $749272 per acre

12
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Location

ITEM Subject Sate Sale Sate Sate

Parcel

Don HilLock Trade Valley 8300 1288 Millard

Drive Drive Huntington Street

Goulding Vaughan Road Whitchurch

Avenue
Vaughan StouffvilLe

Date of Sale Nov-10 Jun-10 Jun-10 Jun-09

Site Area Acres t985 2.441 24.817 3.667

Prestige area

General and
Official Plan Business park Business Park Business Park

employment employment

area general

EM1 -Prestige
BP-3 Business EM2 General EM2 General IP-H Prestige

EmploymentZoning
Park Employment Employment Industrial

Area

The land is

Based on the
currently vacant At the time of

acceptance of site plan has
and sale the land

site plan been submitted
unimproved It was vacant and

application to

proved
proposing the

is our unim
the City of development of

understanding The purchasor
30301 squareVaughan

that the has submitted
Proposed Development Commercial Planning foot car

purchaser an application

Department dealership The
intends to proposing the

the purchaser application is

construct one development of

intends to currenlty
industrial an

construct one pending
building on the industrial/com

commercial approvaL
site upon site mercial dacility

development
plan approval

Total Consideration $1075000 $1644300 $16875560 $2892190

Unadjusted Price per Acre $541562 $673617 $680000 $788707

Real Property Rights Conveyed 0% 0% 0% 0%

Adjusted Pnce peracre $541562 $673617 $680000 $788707

Financing Terms 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Motivation 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Market Conditions 0% 0% 0% 0%

Adjusted Price per acre $541562 $673617 $680000 $788707

Location 5% -5% -5% 0%

Density Assumed 0% 0% 0% 0%

Physical Characteristics 0% 0% -3% -5%

Final Adjusted Rate per Acre $568640 $639937 $625600 $749272



Blair Franklin Parcel Land Valuation
____________

Summary

The above transactions represent the sate of Business Park and General Employment land in York Region

ranging in size from 1.985 acres to 24.817 acres The sale prices ranged between $541562 and $788707 per

acre before adjustments and between $568640 and $749272 per acre after adjustments The three most

recent of the four sates fall within price range of $568640 and $639937 per acre therefore value near the

midpoint of that range would be appropriate for the subject property

After due consideration of the respective comparability of the sates analysed it is our opinion that the estimated

market value of Parcel at the effective date and via the Direct Comparison Approach is reflected in unit

rate of $600000 per acre

Parcel has an area of acres and is designated for Business Park uses in the Aurora official plan

Applying the unit rate derived from the five key comparable sales results in value estimate as follows

acres $600000 $4800000

Four Million Eight Hundred Thousand Dollars

summary of the individual key transactions has been outlined overleaf
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Sale

DON HILLOCK DRIVE GOULD ING AVENUE AURORA
Located south of Wellington Street East east of Leslie Street

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

$1075000

November 30 2010

Fee Simple Interest

$541562 per acre

2146731 Ontario Limited

Zentil Property Management

03642-2344

Lot Plan 65M 3974

$1075000

$1075000

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

1.985 Acres

Vacant Land

Flat level tablelands

LAND USE DATA

Proposed Use Business Park

At the time of sale the property was vacant and unimproved

15
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Sale

TRADE VALLEY DRIVE VAUGHAN

Located east of Highway 50 south of Rutherford Road

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

$1644300

June 28 2010

Fee Simple Interest

$673617 per acre

1581600 Ontario Inc

Anatolia Tile Inc

03319-0054

Block Plan 65M-4150

$1644300

$1644300

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

LAND USE DATA

2.441 Acres

Vacant Land

Flat level tablelands

Proposed Use One industrial building

At the time of sale the property was vacant and unimproved

File Reference CIRA 11-002
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SaLe

8300 HUNTINGTON ROAD VAUGHAN

Located east of Highway 50 and north of Highway

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CONSIDERATION

Cash

VIB Mortgage

Assumed Mortgage

Consideration

$16875560

June 28 2010

Fee Simple Interest

$680000 per acre

Roybridge Investments

Anatolia Tile Inc

03317-0495 03317-0525

Part of Road allowance between concession and

10 Vaughan designated as parts 10 11 and 12 on ptan 65R-

30590

$16875000

$16875000

100%

100%

Transferred 100

SITE DESCRIPTION

Site Area

Property Type

Topography

24.817 Acres

Vacant Land

Flat level tablelands

LAND USE DATA

Proposed Use Industrial Employment

At the time of sale the property was vacant and unimproved

File Reference CIRA 11-002
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Sate

1288 MILLARD STREET WHITCHURCH-STOUFFVILLE

Located east of Highway 48 and north of Main Street

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

CON SI DERATI ON

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

SITE DESCRIPTION

Site Area

Property Type

Topography

$2892190

June 19 2010

Fee Simple Interest

$788707 per acre

Sorbara Group

2187042 Ontario Inc

03719-0569

Block on Plan 65M-4043

$2892190

$2892190

100

Vacant Land

Flat level tablelands

100%

100%

LAND USE DATA

Proposed Use Business Park Auto Dealership

At the time of sale the property was vacant and unimproved

18

3.667 Acres

File Reference CIRA 11-002



Blair Franklin Parcel Land Valuation

Location Map of Comparable Sales
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FINAL ESTIMATE OF VALUE

acres $600000 $4800000

Four Million Eight Hundred Thousand Dollars

The above value estimate is applicable to the effective date of valuation January 19 2011 and is predicated on

an exposure period of three to six months and assumes sate on an all-cash to vendor basis

20
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VALUATION

HIGHEST AND BEST USE

The principle of highest and best use is fundamental to the concept of value in real estate Highest and best

use in general may be defined as follows

The reasonably probable and legal use of vacant land of 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

Anatysis

Legal Permissibility

Physical Possibility

Financial Feasibility

The property is currently designated as Medium-High Density Residential

under the Official Plan OPA 30 and is intended for residential uses

Although currently zoned R6-53/5L Row Dwellings Residential based upon

our understanding the lands can be rezoned for development as contemplated

in the Official Plan

This site has excellent frontage onto Wellington Street East

The site has access from Wellington Blvd

The subject lands are clear slightly below street elevation and level having

been rough graded in anticipation of further development

Note The soil conditions are assumed to be sufficient in quality to

support the designated uses

Of the permitted uses residential uses would be feasible and marketable

based on the subjects location site size shape and land use patterns in the

area

File Reference CIRA 11-002



Maximum Productivity Based upon the nature of the subject lands and their location within the Town

of Aurora mix of residential uses is believed to represent maximally

productive use for the subject property

Conclusion Based upon the analysis of the land as if vacant the highest and best use is

estimated to be mix of low and medium density residential uses as defined

by the Town of Aurora Official Plan

Blair Franklin Parcel Land Valuation
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SIGNIFICANT INVESTMENT CHARACTERISTICS OF SUBJECT

The GIA residential and commercial markets have

been very strong over the past years and continue to

experience growth

According to brokers and agents the Land market is still

very strong

Greenbelt legislation has restricted land availability in

the GIA

Located within the Town of Aurora growing Fronting on busy arterial street

population node that is residential in character and

surrounded by rural lands

Located within commuting distance of the City of

Toronto

Good location and excellent access to the major arterial

roads of Wellington Street East Bayview Avenue Leslie

Street and Highway 404

Weaknesses

The subject site is of sufficient size to accommodate Municipal services required to be extended from Wellington

mix of residential uses Street into subject site

Considerable residential development to the north may

provide competing residential developments for this

site

File Reference CIRA 11-002



Blair FrankLin Parcel Land VaLuation

VIEWS OF PARCEL 1L

VIEW LOOKING NORTH PARCEL
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___________

VALUATION METHODOLOGY

Traditionally there are three accepted methods of valuing real property

Cost Approach

Direct Comparison Approach and

Income Approach

The selection of relevant methodology depends upon the nature and characteristics of the real estate under

consideration

The Cost Approach to value is based upon the economic principle of substitution which holds that the

value of property should not be more than the amount by which one can obtain by purchase of site and

construction of building without undue delay property of equal desirability and utility

The Direct Comparison Approach examines the cost of acquiring equally desirable and valuable substitute

properties indicated by transactions of comparable properties within the market area The characteristics

of the sale properties are compared to the subject property on the basis of time and such features as

location size and quality of improvements design features and income generating potential of the
property

The Income Approach is an appropriate test for property capable of producing rental income since the

method considers that capability capitalization process establishes the relationship between net income

and value Annual income is first calculated from actual rent or from projection based on that rent which

the property could expect to obtain in the open market Deductions are then taken for those operating

expenses if any paid by the owner The resulting net income before debt service is then capitalized at an

appropriate rate

Selection of Relevant Methodology

The Direct Comparison Approach which is the most common technique used to value land is the preferred

method when sales of comparable properties are available The subject property is parcel of vacant land

located in newly developing area of Aurora Consequently the valuation methodology employed in this report

was limited to the Direct Comparison Approach in estimating the sites market value
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DIRECT COMPARISON APPROACH

Introduction

The Direct Comparison Approach is process of comparing market data The prices paid for similar properties

are usually used in estimated market value However prices asked by owners and offers made by prospective

purchasers on similar properties may also be used in estimating value in the absence of sale an asking price

generally sets the upper limit of value for property whereas an offered price typically establishes the lower

limit Since this approach relies on the actions of buyers and sellers in the market it is usually the best measure

of property value when reliable market information is available

The Direct Comparison Approach can be used in the valuation of most properties and is persuasive test of

value when there are sufficient recent sales of properties similar to the property being appraised The estimate

of value by the Direct Comparison Approach is typically reliable indicator of market value for properties that

are not traded on the basis of income such as single family dwellings vacant land and small owner occupied

commercial and industrial properties The reliability of this approach is diminished where

There is limited market information

Markets are experiencing rapidly changing market conditions which may impact the reliability of the

appraisers adjustments and

Properties are traded on the basis of the economic characteristics of net income and anticipated rates of

return the economic characteristics are not matter of public record and since vendors and purchasers

are often reluctant to fully disclose the financial details of the transaction the value estimate can be

impacted by factors that may not be evident in the comparison of the subject property and each

comparable property

The application of the Direct Comparison Approach involves five-step process

Research the competitive market for information on sales transactions listings and offers to

purchase or sell involving properties that are similar to the subject property in terms of

characteristics such as property type date of sale size physical condition location and land

use constraints The goal is to find set of comparable sale properties as similar as possible

to the subject property
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Verify the information by confirming that the data obtained is factually accurate and that the

transactions reflect arms-length market considerations Verification may also elicit additional

information about the market

Select relevant units of comparison e.g price per acre price per square foot price per front

foot and develop comparative analysis for each unit The goal here is to define and identify

unit of comparison that explains market behaviour

Look for differences between the comparable sale properties and the subject property using

the elements of comparison Then adjust the price of each sale property to reflect how it

differs from the subject property or eliminate that property as comparable This step

typically involves using the most comparable sale properties and then adjusting for any

remaining differences

Reconcile the various value indications produced from the analysis of comparables into

single value indication or range of values.1

Sales Adjustment Process

Since no two properties are alike comparison analysis requires consideration of the differences between the

subject property and comparable property An adjustment must be made to the sale price of each comparable

property for all significant differences The adjustment is applied so the comparable sale price reflects the

characteristics of the subject property If characteristic of comparable property is superior to the subject

property then downward adjustment to the sale price of the comparable property is required if

characteristic of the comparable property is inferior then an upward adjustment to the sale price is required

After the differences between the subject property and each comparable property have been considered and

adjusted the comparable properties with the fewest adjustments are generally considered most comparable to

the subject property and are given the greatest weight as indications of market value for the subject property

The adjustment process in comparison analysis can either be quantitative or qualitative In using quantitative

analysis techniques mathematical processes are used to identify which elements of comparison require

adjustments and to quantify the amount of the adjustment Quantitative analysis techniques require sufficient

market data for meaningful analysis from which the appraiser can substantiate the amount of the adjustment for

each element requiring an adjustment

Qualitative adjustment techniques do not quantify the amount of the adjustment Relative comparison analysis is

qualitative technique where the relationships indicated by the market data are analyzed without recourse to

Appraisal Institute and AppraisaL Institute of Canada The Appraisal of Real Estate 2nd Canadian

Edition 2002 page 17.5
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quantification of the differences In applying relative comparison analysis the adjustment process reflects the

imperfect nature of the real estate market the appraiser analyses each comparable property to determine and

rank each comparable property as to its inferiority similarity or superiority to the characteristics of the property

being appraised In relative comparison analysis the appraiser expresses the differences as being inferior

greatly inferior somewhat inferior superior greatly superior somewhat superior or any other descriptive

terms that clearly convey the quality of the differences in the item being compared between the subject

property and the comparable sale property

In comparing each comparable sale property to the subject property the appraiser considers the elements of

comparison which are the characteristics or attrhufes of properties and transactions that heo explafri the

variance of prices paid for real estate.2 The elements of comparison in the order of consideration are

Market Condition Time

Where the market is changing it may be necessary to adjust prices to reflect the time difference between the

date of sale of comparable property and the date of valuation

Analysis

Property Rights Conveyed

Financing Terms

When real property rights are sold they may be the sole subject of the

contract or the contract may include other rights In the sales

comparison analysis it is pertinent that the property rights of the

comparable sale be similar to the property rights of the subject property

All the sales considered were fee simple transfers no adjustments were

necessary

The transaction price of one property may differ from that of similar

property due to different financing arrangements Financing

arrangements may include existing mortgages at favourable interest

rates or paying cash to lender so that mortgage with below-market

interest rate could be offered Adjustments were made for properties

with favourable interest rates

The Appraisal of Real Estate Gtossary.8
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Adjustments for conditions of sale usually reflect the motivations of the

purchaser and vendor In some cases the conditions of sale significantly

affect transaction prices Sales that reflect unusual situations require an

appropriate adjustment for motivation or sale condition For example

power-of-sale conditions involve certain degree of urgency on part of

the lender leading to somewhat lower sate price than what would

otherwise be expected All the sales considered were normal market

transactions with no undue motivation no adjustments were necessary

Location Real estate investment assets have experienced value growth over the

RegionaVNeighbourhood past 24 months

An adjustment for location within market area may be required when

the Locational characteristics of comparable property are different from

those of the subject property Excessive locational differences may

disqualify property from use as comparable Most comparable

properties in the same area have similar locational characteristics but

variations may exist within that area of analysis Although no location is

inherently desirable or undesirable the market recognizes that one

location is better than similar to or worse than another

Both regional and neighbourhood specific attributes were considered in

the adjustment analysis Generally locations all else equal more distant

from Toronto tend to decrease in value while properties with strong

neighbourhood amenities are considered most desirable

Site Size The price per acre of land is expected to vary
with the size of the tract

Generally above an optimum acreage as size increases the price per

acre decreases where all other features are similar This is typically

referred to as marginal diminishing utility

Topography An esthetically pleasing contour or terrain which has greater

proportion of usable land will generally command higher premium on

the open market In addition topography also impacts site preparation

costs ie fill requirements and hence market value

Blair Franklin Parcel Land Valuation

Conditions of Sale

Location
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Zoning Any difference in the current use or the highest and best use of

potential comparable sale and the subject property must be addressed

Generally in the valuation of vacant land official plan and zoning

regulations are the primary determinants of the highest and best use of

the property since they serve as the test of legal permissibility

Comparable sales with dissimilar zoning to that of the subject require

adjustment for differences in
utility as result of permitted uses

The Appraisal Institute of Canada recommends the use of paired sales analysis in the derivation of

adjustments This involves locating two very similar sales that sell in similar time period If the two sales

differ in only one key feature then the difference in sale price can be used as the market indicator for the

adjustment for that feature In practice this concept usually only applies to newer homes in the subdivision

Rural commercial and industrial properties tend to be unique and therefore in practice are not usually possible

to find paired sales to derive adjustments In the absence of paired sales it is the appraisers experience and

judgment based on observation that is used for adjustments

Analysis

This parcel while designated for Medium-High Density Development within the official plan requires the

extension of municipal services from Wellington Street

Giving consideration to the policies of the official plan which indicates that densities as indicated are intended to

provide guidelines for the total population within designated neighbourhoods It is therefore necessary to look

beyond the designation and consider development in the overall context of the neighbourhood OFA 30 further

specifies that medium-high density development should be located adjacent to Wellington Street where

commercial recreational community services and transit facilities will be most accessible In that regard am

of the opinion that residential development of this parcel is likely to include mix of low and medium density

residential development It is for these reasons we have chosen to consider the sales of low-medium density

sales as well as medium-high density residential sales to arrive at value estimate for Parcel

Selection of Comparable Sales

Since characteristics of the comparable properties in this appraisal varied the sale prices have been reduced to

common denominator price per acre often recognized by purchasers as an appropriate unit of

comparison has therefore been selected

10
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4184

As one sale is not necessarily indicative of market value an appraiser examines number of market

transactions When properly reconciled trends emerge leading to the estimate of market value of the property

being appraised

The commercial component of Parcel as described in the land use description comprises 19 acres

search for sales in York Region of residential development land yielded four sales considered similar to the

subject property The sale prices ranged from $1500000 to $866077 The sales ranged in size from 3.59 to

11.433 acres When converted to rate per acre the prices were from $461245 to $779469 per acre

Major Mackenzie Drive East
JunlO $5375000 11433

$401843 Ibrans Developments Ud
Med-Density

Markham Adjusted Digram Developments Inc

13424 Keele Street Vanna Homes
May-10 $1500000 3.59 $417827 Med-Density

King clearway Group

16200 Yonge Street Mademont Yonge Inc

May-09 $2650000 7.373 $359420 Med-Density

Newmarket 2202995 Ontario Inc

brief description of these four sales and the required adjustments follows

Sale 4002 4022 Highway No is located in the Town of Markham on the north side of Highway No

east of Warden Avenue This site consists of 10.969 acres of vacant land The property was purchased by

Times Group Corporation from Sobeys for $9500000 $866077 per
acre In October 2010 The property

rights conveyed were the fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-Length The Town of Markham Official Plan designates the property High Medium and Low

Density Residential The Zoning By-law classifies the property RHD2 RST1 and R6 all residential

classifications Downward adjustments were made for the comparables superior location The final adjusted

sale price is $779469 per acre

Sale Major Mackenzie Drive East is located on the south side of Major Mackenzie Drive East east of

Highway No 48 in the Town of Markham The site consists of 11.433 acres of land It was purchased by

Digram Developments Inc from Ibrans Developments Ltd for $5775000 adjusted to $401843 per
acre

June-2010 The property rights conveyed were the fee simple interest The sale is considered arms-Length

The Town of Markham Official Plan designates the property Community Amenity Area The Zoning By-law

classifies the property 01 an open space classification and RR4 rural residential classification rezoning

application and draft plan of subdivision has been submitted which would facilitate medium density

residential development large upward adjustment was made for the comparables inferior location

4002 4022 Highway No.7
Oct-10 $95W000

Markham

Sobeys Low/Med/High-

10.969 $866077
Times Group corporation Density

11
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downward adjustment was made for the comparables superior density allowance of 479 residential units The

final adjusted sale price is $461245 per acre

Sate 13424 Keete Street is located on the west side of Keele Street north of King Road in the Town of

Aurora This site consists of 3.59 acres of land with one single family detached home on it It was purchased

by Clearway Group from Vanna Homes for $1500000 $417827 per acre in May 2011 The property rights

conveyed were the fee simple interest The sale is considered arms-length The Township of King Official Plan

designates the property Existing Low Density Residential The Zoning By-law classifies the property Ri

residential The purchaser had acquired the
property with the intention of constructing medium density

residential development Upward adjustments for the comparables inferior location on Keete Street in King and

lack of servicing were made The final adjusted sale price is $564067 per acre

Sale 16200 Yonge Street is located on the west side of Yonge Street north of St Johns Sideroad in the

Town of Newmarket This site consists of 7.373 acres of vacant land that sold for $359420 per acre in May
2009 The

property rights conveyed were the fee simple interest The sale is considered arms-length The

Town of Newmarket Official Plan designates the property Emerging Residential Floodplain and Open Space
The Zoning By-law classifies the property RM2

multi-family residential and Open Space The purchaser had

acquired the property with the intention of constructing one medium density residential development

rezoning application was approved to allow for development of 80 stacked townhomes Upward adjustments

were made for market conditions at the time of the sale the comparables lack of servicing as well as the

assumed density of the development which is lower than the potential density of the subjects prospective

development The final adjusted sale price is $494202 per acre

FIe Reference CIRA 11-002
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Residential Land Sales Adjustments

Adjustment Table Residential Land Sales

uI iiiit .- --

Location Parcel 4002 ft 4022 Major 13424 Keele St 16200 Yonge

Highway No Mackenzie Drive King St

Markham East Newmarket

Markham

Date of Sale Oct-10 Jun-10 May-10 May-09

Site Area Acres 19 10.969 11.433 3.59 7.373

Medium

High Medium Medium Medium Density
Medium To High

Official Plan ft Low Density Density Residential

Density Residential
Residential Residential Residential Floodplain ft

Open Space

RHDZ RST1 ft RM2 ft Open
Zoning R6-53 01 ft RR4 Ri

R6 Space

Rezoning

application has

No applications
been submitted

have been
Subdivision and to aVow for

submitted The Application

rezoning medium density

purchaser approved for

applications have residential

Proposed Development N/A intends to development of

been approved for development
construct one 80 stacked

134 townhouse that would
medium density townhouses

units inclode 257
residential

townhouse units

development
ft 222

apartment units

Total Consideration $9 500000 $5775000 $1500000 $2650000

Unadjusted Price per Acre $866077 $401083 $417827 $359420

adjusted

Real Property Rights Conveyed 0% 0% 0% 0%

Adjusted Price per sq ft $866077 $401083 $417827 $359420

Financing Terms 0% 0% 0% 0%

Adjusted Price per sq ft $866077 $401083 $417827 $359420

Motivation 0% 0% 0% 0%

Adjusted Price per sq ft $866077 $401083 $417827 $359420

Market Conditions 0% 0% 0% 10%

Adjusted Price per sq.ft $866077 $401083 $417827 $395361

Location -10% 30% 15% 0%

Density Assumed 0% -15% 0% 5%

Physical Characteristics 0% 0% 0% 0%

Servicing 0% 0% 20% 20%

Final Adjusted Rate per Acre $779469 $461245 $564067 $494202

13
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Location Map of Comparable Sales with potential for Medium Density

Residential Development

tJ
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Summary

The above transactions represent the sales of Residential Land in York Region ranging in size from 1.497 to

11.433 acres The sale prices ranged between $359420 to $866077 per acre before adjustments and between

$461245 to $779469 per acre after adjustments

ConcLusions Direct Comparison

The three most recent of the four sales fall within price range of $568640 and $639937 per acre therefore

value near the midpoint of that range would be appropriate for the subject property As result of the above

analysis it is our opinion that the market value of the subject property by the Direct Comparison Approach as

at the effective date of this valuation subject to the terms and conditions outlined in this report is $600000 per

acre

Parcel 19 acres $6000O0 $11400000

Eleven Million Four Hundred Thousand Dollars

summary of the individual comparable sales is provided on the following pages

15
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LOW DENSITY RESIDENTIAL SALES

SaLe

4002 4022 Highway Markham

Located on the north side of Highway east of Warden Avenue

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

Legal Description

and on Plan 65R-13097

CONSIDERATION

Cash

VIB Mortgage

Assumed Mortgage

Consideration

$9500000

October 15 2010

Fee Simple Interest

$866077 per acre

Times Group Corporation

02985-0044

Part of Lot 11 Concession designated as Parts

Transferred

SITE DESCRIPTION

Site Area

Property Type

Topography

File Reference CIRA 11-002
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10.969 Acres

Vacant Land High Medium and Low density residential
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SaLe

Major Mackenzie Drive East Markham

Located south of Major Mackenzie Drive east east of Highway 48

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

$5775000

June 11 2010

Fee Simple Interest

$401843 per acre

LEGAL

Vendor

Purchaser

PIN

Ibrans Development Ltd

Digram Developments Inc

03061-0285

LegaL Description Part of Lot 20 Concession as described in Instrument No

MA68788 Save and Except Part Plan 0834

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

SITE DESCRIPTION

Site Area

Property Type

Topography

$5775000

$5775000 100%

100

11.433 Acres

Vacant Land Medium Density Residential

Flat level tabtelands

17
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Sale

13424 Keele Street King

Located on the west side of Keele Street north of King Road

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

$1 500 000

May 11 2010

Fee Simple Interest

$417827 per acre

Legal Description Fart of Lot Concession King as described in

Instrument No B37696B designated as Part Plan 65R-642 Save and Except

Parts and Plan 65R-2619 and Fart Expropriation Plan R305857

CONSIDERATION

Cash $1500000 100%

VTB Mortgage

Assumed Mortgage

Consideration $1500000 100%

Transferred

SITE DESCRIPTION

100

ccO

Site Area 359 Acres

Property Type

Topography

Vacant Land Medium Density Residential

Level

Vendor Vanna Homes

Purchaser

PIN

Clearway Group

03370-0265

G5
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Sate

16200 Yonge Street Newmarket

Located on the west side of Yonge Street north of St Johns Sideroad

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

$2650000

May 2009

Fee Simple Interest

$359420 per acre

LEGAL

Vendor

Purchaser

PIN

Legal Description

on Plan 65R-23544

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

Mademont Yonge nc

2202995 Ontario Inc

03626-0196

Part of Lot 87 Concession designated as Parts and

$2650000

$2650000

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

7.373 Acres

Vacant Land

Level
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FINAL ESTIMATE OF VALUE

Parcel 19 acres a$600000 $11400000

Eleven Million Four Hundred Thousand Dollars

The above value estimate is applicable to the effective date of valuation January 19 2011 and is predicated on

an exposure period of three to six months and assumes sale on an all-cash to vendor basis
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Blair Franklin Parcel Land Valuation

VALUATION

HIGHEST AND BEST USE

The principle of highest and best use is fundamental to the concept of value in real estate Highest and best

use in general may be defined as follows

The reasonably probable and legal use of vacant land of 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

Anatysis

Legal Permissibility

Physical Possibility

Financial Feasibility

Maximum Productivity

The property is currently designated as Medium to High Density Residential

within the Official Plan and is intended for Residential uses

The property is also zoned RU rural in the Town of Aurora Zoning By-law

This site is located west of Leslie Street and north of Wellington Street and to

the north of Parcel of the Magna lands

The site has no current road frontage and would need access through an

adjoining property to the south

The subject lands are used for agricultural purposes and are currently under

cultivation The topography of the site is
gently rolling falling to the south and

west toward watercourse separating it from Parcel to the south

Of the permitted uses agricultural uses would be feasible and marketable

based on the subjects location site size shape and land use patterns

Based upon the nature of the subject lands and their location within the Town

of Aurora holding use pending review of the official plan or an

amendment thereto to residential use similar to the uses to the west may be

the maximally productive use for the subject property
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Conclusion Based upon the analysis of the land as if vacant the highest and best use is

estimated to be the development of medium to high density residential

dwellings as per the official plan outlines
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SIGNIFICANT INVESTMENT CHARACTERISTICS OF SUBJECT

According to brokers and agents the market is still

very strong

Located within the Town of Aurora growing Located on the edge of the current boundary for

population node that is residential in character and development within the Town

surrounded by rural lands

Located within commuting distance of the City of In its state the property does not have road access and

Toronto would be dependent upon development of adjoining

lands to gain access

Good location and excellent access to the major arterial

roads of Wellington Street East Bayview Avenue Leslie

Street and Highway 404

Physical Characteristics

File Reference CIRA 11-002

The GTA residential markets have been very strong

over the past years and continue to experience

growth

The site is designated as rural and in order to develop

there would have to be an amendment to the zoning

by-law

The subject site is of sufficient size to accommodate

mix of residential uses

Strengths Weaknesses
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VIEWS OF PARCEL

VIEW LOOKING NORTH EAST PARCEL
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VALUATION METHODOLOGY

Traditionally there are three accepted methods of valuing real property

Cost Approach

Direct Comparison Approach and

Income Approach

The selection of relevant methodology depends upon the nature and characteristics of the real estate under

consideration

The Cost Approach to value is based upon the economic principle of substitution which holds that the

value of property should not be more than the amount by which one can obtain by purchase of site and

construction of building without undue delay property of equal desirability and utility

The Direct Comparison Approach examines the cost of acquiring equally desirable and valuable substitute

properties indicated by transactions of comparable properties within the market area The characteristics

of the sale properties are compared to the subject property on the basis of time and such features as

location size and quality of improvements design features and income generating potential of the property

The Income Approach is an appropriate test for property capable of producing rental income since the

method considers that capability capitalization process establishes the relationship between net income

and value Annual income is first calculated from actual rent or from projection based on that rent which

the property could expect to obtain in the open market Deductions are then taken for those operating

expenses if any paid by the owner The resulting net income before debt service is then capitalized at an

appropriate rate

Selection of Relevant Methodology

The Direct Comparison Approach which is the most common technique used to value land is the preferred

method when sales of comparable properties are available The subject property is parcel of vacant land

Located in newly developing area of Aurora Consequently the valuation methodology employed in this report

was limited to the Direct Comparison Approach
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DIRECT COMPARISON APPROACH

Introduction

The Direct Comparison Approach is process of comparing market data The prices paid for similar properties

are usually used in estimated market value However prices asked by owners and offers made by prospective

purchasers on similar properties may also be used in estimating value in the absence of sale an asking price

generalLy sets the upper limit of value for property whereas an offered price typically establishes the lower

limit Since this approach relies on the actions of buyers and sellers in the market it is usually the best measure

of property value when reliable market information is available

The Direct Comparison Approach can be used in the valuation of most properties and is persuasive test of

value when there are sufficient recent sales of properties similar to the property being appraised The estimate

of value by the Direct Comparison Approach is typically reliable indicator of market value for properties that

are not traded on the basis of income such as single family dwellings vacant land and small owner occupied

commercial and industrial properties The reliability of this approach is diminished where

There is limited market information

Markets are experiencing rapidly changing market conditions which may impact the reliability of the

appraisers adjustments and

Properties are traded on the basis of the economic characteristics of net income and anticipated rates of

return the economic characteristics are not matter of public record and since vendors and purchasers

are often reluctant to fully disclose the financial details of the transaction the value estimate can be

impacted by factors that may not be evident in the comparison of the subject property and each

comparable property

The application of the Direct Comparison Approach involves five-step process

Research the competitive market for information on sales transactions listings and offers to purchase or

sell involving properties that are similar to the subject property in terms of characteristics such as property

type date of sale size physical condition location and land use constraints The goal is to find set of

comparable sale properties as similar as possible to the subject property

Verify the information by confirming that the data obtained is factually accurate and that the transactions

reflect arms-length market considerations Verification may also elicit additional information about the

market
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Select relevant units of comparison e.g price per acre price per square foot price per front foot and

develop comparative analysis for each unit The goal here is to define and identify unit of comparison

that explains market behaviour

Look for differences between the comparable sale properties and the subject property using the elements

of comparison Then adjust the price of each sale property to reflect how it differs from the subject

property or eliminate that property as comparable This step typically involves using the most comparable

sate properties and then adjusting for any remaining differences

Reconcile the various value indications produced from the analysis of comparables into single value

indication or range of values

Sales Adjustment Process

Since no two properties are alike comparison analysis requires consideration of the differences between the

subject property and comparable property An adjustment must be made to the sale price of each comparable

property
for all significant differences The adjustment is applied so the comparable sale price reflects the

characteristics of the subject property If characteristic of comparable property is superior to the subject

property then downward adjustment to the sale price of the comparable property is required if

characteristic of the comparable property is inferior then an upward adjustment to the sale price is required

After the differences between the subject property and each comparable property have been considered and

adjusted the comparable properties with the fewest adjustments are generally considered most comparable to

the subject property and are given the greatest weight as indications of market value for the subject property

The adjustment process in comparison analysis can either be quantitative or qualitative In using quantitative

analysis techniques mathematical processes are used to identify which elements of comparison require

adjustments and to quantify the amount of the adjustment Quantitative analysis techniques require sufficient

market data for meaningful analysis from which the appraiser can substantiate the amount of the adjustment for

each element requiring an adjustment

Qualitative adjustment techniques do not quantify the amount of the adjustment Relative comparison analysis is

qualitative technique where the relationships indicated by the market data are analyzed without recourse to

quantification of the differences In applying relative comparison analysis the adjustment process reflects the

imperfect nature of the real estate market the appraiser analyses each comparable property to determine and

rank each comparable property as to its inferiority similarity or superiority to the characteristics of the property

being appraised In relative comparison analysis the appraiser expresses the differences as being inferior

greatly inferior somewhat inferior superior greatly superior somewhat superior or any other descriptive
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terms that clearly convey the quality of the differences in the item being compared between the subject

property and the comparable sale property

In comparing each comparable sale property to the subject property the appraiser considers the elements of

comparison which are the characteristics or attributes of properties and transactions that help explain the

variance of prices paid for real estate.1 The elements of comparison in the order of consideration are

Market Condition Time

Where the market is changing it may be necessary to adjust prices to reflect the time difference between the

date of sale of comparable property and the date of valuation

Analysis

Property Rights Conveyed

Financing Terms

Conditions of Sate

When real property rights are sold they may be the sole subject of the

contract or the contract may include other rights In the sales

comparison analysis it is pertinent that the
property rights of the

comparable sale be similar to the property rights of the subject property

All the sales considered were fee simple transfers no adjustments were

necessary

The transaction price of one property may differ from that of similar

property due to different financing arrangements Financing

arrangements may include existing mortgages at favourable interest

rates or paying cash to lender so that mortgage with below-market

interest rate could be offered Adjustments were made for properties

with favourable interest rates

Adjustments for conditions of sale usually reflect the motivations of the

purchaser and vendor In some cases the conditions of sale significantly

affect transaction prices Sales that reflect unusual situations require an

appropriate adjustment for motivation or sale condition For example

power-of-sale conditions involve certain degree of urgency on part of

the lender leading to somewhat lower sale price than what would

otherwise be expected All the sales considered were normal market

transactions with no undue motivation no adjustments were necessary
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Location An adjustment for location within market area may be required when

the locational characteristics of comparable property are different from

those of the subject property Excessive locational differences may

disqualify property from use as comparable Most comparable

properties in the same area have similar locational characteristics but

variations may exist within that area of analysis Although no location is

inherently desirable or undesirable the market recognizes that one

location is better than similar to or worse than another

Both regional and neighbourhood specific attributes were considered in

the adjustment analysis Generally locations all else equal more distant

from Toronto tend to decrease in value while properties with strong

neighbourhood amenities are considered most desirable

Site Size The price per acre of land is expected to vary with the size of the tract

Generally above an optimum acreage as size increases the price per

acre decreases where all other features are similar This is typically

referred to as marginal diminishing utility

Topography contour or terrain which has greater proportion of usable land will

generally command higher premium on the open market Iii addition

topography also impacts site preparation costs ie fill requirements and

hence market value

Zoning Any difference in the current use or the highest and best use of

potential comparable sale and the subject property must be addressed

Generally in the valuation of vacant land official plan and zoning

regulations are the primary determinants of the highest and best use of

the property since they serve as the test of legal permissibility

Comparable sales with dissimilar zoning to that of the subject require

adjustment for differences in
utility as result of permitted uses

The Appraisal Institute of Canada recommends the use of paired sales analysis in the derivation of

adjustments This involves Locating two very similar sales that sell in similar time period If the two sales

differ in only one key feature then the difference in sale price can be used as the market indicator for the

adjustment for that feature In practice this concept usually only applies to newer homes in the subdivision

Rural commercial and industrial properties tend to be unique and therefore in practice are not usually possible
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to find paired sales to derive adjustments In the absence of paired sales it is the appraisers experience and

judgment based on observation that is used for adjustments

Selection Of Comparable Sales

Since characteristics of the comparable properties in this appraisal varied the sale prices have been reduced to

common denominator price per acre often recognized by purchasers as an appropriate unit of

comparison has therefore been selected

search of comparable sales in York Region with the potential for medium residential development yielded four

sales considered similar to the subject property The sale prices ranged from $1500000 to $9500000 The

sales ranged in size from 3.59 to 11.433 acres When converted to rate per acre the prices ranged from

$359420 to $866077 per acre

Residential Land Sales

irii iriirti i-ir
Sobeys Low/Med/High-4002 4022 Highway No

o-io $5wooo 10.969 $866077
nmes Group Corporation DensityMarkham

$401843 Ibrans Developments Ltd

Med-Density
Major Mackenzie Drive East

Jun-10 $5775000 11.433

Adjusted Digram Developments IncMarkham

Vanna Homes
Med-Density

13424 Keele Street

May-10 $15oocx 3.59 $417827
clearway GroupKing

r1ademont Yonge Inc

Med-Density

16200 Yonge Street

May.09 $2650000 7.373 $359420
2202995 Ontario IncNewmarket

brief description of these four sales and the required adjustments follows

Sale 4002 4022 Highway No is located in the Town of Markham on the north side of Highway No

east of Warden Avenue This site consists of 10.969 acres of vacant land The property was purchased by

Times Group Corporation from Sobeys for $9500000 $866077 per acre In October 2010 The property

rights conveyed were the fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-length The Town of Markham Official Plan designates the property High Medium and Low

Density Residential The Zoning By-law classifies the property RHD2 RST1 and R6 all residential

classifications Downward adjustments were made for the comparables superior location on Highway in

Markham and for servicing/timing of the subject sites development as Rural property The final adjusted sale

price was $562950 per acre

Sale Major Mackenzie Drive East is located on the south side of Major Mackenzie Drive East east of

Highway No 48 in the Town of Markham The site consists of 11.433 acres of land It was purchased by

10
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Digram Developments Inc from Ibrans Developments Ltd for $5775000 adjusted to $401843 per acre

June-2010 The property rights conveyed were the fee simple interest The sale is considered arms-length

The Town of Markham Official Plan designates the property Community Amenity Area The Zoning By-law

classifies the property 01 an open space classification and RR4 rural residential classification rezoning

application and draft plan of subdivision has been submitted which would facilitate medium density

residential development An upward adjustment was made for the comparables inferior location Downward

adjustments were made for the comparables superior density allowance of 479 residentiaL units and its

required servicing The final adjusted sale price was $360975 per acre

Sale 13424 Keele Street is located on the west side of Keele Street north of King Road in the Town of

Aurora This site consists of 3.59 acres of with one single family detached home on it It was purchased

by Clearway Group from Vanna Homes for $1500000 $417827 per acre in May 2011 The property rights

conveyed were the fee simple interest The sale is considered arms-length The Township of King Official Plan

designates the property Existing Low Density Residential The Zoning By-law classifies the property Ri

residential The purchaser had acquired the property with the intention of constructing medium density

residential development slight upward adjustment was made for the comparables inferior location The final

adjusted sale price was $438719 per acre

Sale 16200 Yonge Street is located on the west side of Yonge Street north of St Johns Sideroad in the

Town of Newmarket This site consists of 7.373 acres of residential land that sold for $359420 per acre in

May 2009 The property rights conveyed were the fee simple interest The saLe is considered arms-length

The Town of Newmarket Official Plan designates the property Emerging Residential Floodplain and Open

Space The Zoning By-law classifies the property RM2 multi-family residential and Open Space The

purchaser had acquired the property with the intention of constructing one medium density residential

development rezoning application was approved to allow for development of 80 stacked townhomes

Upward adjustments were made for market conditions at the time of the sale as well as the assumed density of

the development downward adjustment was made for the comparables superior location The final adjusted

sale price was $395361 per acre
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Residential Land Sates Adjustments

Adjustment Table Residential Land Sales

Location Parcel

ITEM Subject Sate Sate Sate Sale

4002 4022

Highway No

Markham

Major 13424 Keele St

Mackenzie Drive King

East

Markham

16200 Yonge

St

Newmarket

Date of Sale Oct-10 Jun-10 May-10 May-09

Site Area Acres 20 10.969 11.433 3.59 7.373

Medium

High Medium Medium Medium Density
Medium To High

Official Plan Low Density Density Residential
Density Residential

Residential Residential Residential Floodplain

Open Space

RHD2 RST1 RM2 Open
Zoning Rural oi RR4 Ri

R6 Space

Rezoning

application has
No applications

No applications been submitted
have been

have been to aUow for

submitted The Application
submitted medium density

purchaser approved for

development residential

Proposed Development N/A intends to development of
similar that being development

construct one 80 stacked
planned on Parcel that would

medium density townhouses
is considered include 257

residential

reasonable townhouse units

development
222

apartment units

Total Consideration $9500000 $5775000 $1500000 $2650000

Unadjusted Price per Acre $866077 $401083 $417827 $359420

adjusted

Real Property Rights Conveyed 0% 0% 0% 0%

Adjusted Price per sq ft $866077 $401083 $417827 $359420

Financing Terms 0% 0% 0% 0%

Adjusted Price per sq ft $866077 $401083 $417827 $359420

Motivation 0% 0% 0% 0%

Adjusted Price per sq ft $866077 $401083 $417827 $359420

Market Conditions 0% 0% 0% 10%

Adjusted Price per sq.ft $866077 $401083 $417827 $395361

Location -15% 25% 5% -5%

Density Assumed 0% -15% 0% 5%

Physical Characteristics 0% 0% 0% 0%

Servicing -20% -20% 0% 0%

Final Adjusted Rate per Acre $562950 $360975 $438719 $395361
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Location Map of Comparable Residential Sates
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Summary

The above transactions represent the sales of Residential Land in York Region ranging in size from 1.497 to

11.433 acres The sate prices ranged between $359420 to $866007 per acre before adjustments and

between $360975 and $562950 per acre after adjustments It is noted that the subject property does not

have road frontage and it is assumed access to the site would be provided through Parcel

Conclusions Direct Comparison

As result of the above analysis it is my opinion that the market value of the subject property by the Direct

Comparison Approach as at the effective date of this valuation subject to the terms and conditions outlined in

this report is reflected in unit rate that lies at the low end of the indicated value range because of the lack of

road frontage potential difficulty gaining access and the anticipated timing of future development beyond the

horizon of the indicated development within the current official plan unit rate of $400000 per acre is

therefore deemed to be indicative of the market value of Parcel $200000 below the rate of Parcel

Parcel 20 acres cö$400000 $8000000

Eight Million Dollars

summary of the individual comparable sales is provided on the following pages

14
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LOW DENSITY RESIDENTIAL SALES

Sale

4002 4022 Highway Markham

Located on the north side of Highway east of Warden Avenue

SUMMARY

Sale Price $9500000

Sate Date October 15 2010

Rights Transferred Fee Simple Interest

Sale Rate $866077

VTB Mortgage

Assumed Mortgage

$9500000

II

Transferred 100

SITE DESCRIPTION

Site Area 10.969 Acres

Property Type Vacant Land High Medium and Low density residential

Topography Flat level tablelands

per acre

LEGAL

Vendor Sobeys

Purchaser Times Group Corporation

PIN 02985-0044

Legal Description Part of Lot 11 Concession designated as Parts

and on Plan 65R-13097

CONSIDERATION

Cash $9500000 100%

100%Consideration

15
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Sale

Major Mackenzie Drive East Markham

Located south of Major Mackenzie Drive east east of Highway 48

SUMMARY

Sate Price

Sate Date

Rights Transferred

Sale Rate

LEGAL

Vendor

Purchaser

PIN

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

SITE DESCRIPTION

Site Area

Property Type

Topography

$5775000

June 11 2010

Fee Simple Interest

$401843 per acre

Ibrans Development Ltd

Digram Developments Inc

03061-0285

Legal Description Part of Lot 20 Concession as described in Instrument No

MA68788 Save and Except Part Plan 0834

$5775000

$5775000 100%

100

11.433 Acres

Vacant Land Medium Density Residential

Flat level tablelands

16
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SaLe3

13424 Keele Street King

Located on the west side of Keele Street north of King Road

SUMMARY

Sale Price $1500000

Sale Date May 11 2010

Rights Transferred Fee Simple Interest

Sale Rate $417827 per acre

LEGAL

Vendor Vanna Homes

Purchaser Clearway Group

PIN 03370-0265

Legal Description Part of Lot Concession King as described in

Instrument No B37696B designated as Part Plan 65R-642 Save and Except

Parts and Plan 65R-2619 and Part Expropriation Plan R305857

CONSIDERATION

Cash $1500000 100%

VTB Mortgage

Assumed Mortgage

Consideration $1500000 100%

Transferred 100

SITE DESCRIPTION

Site Area 359 Acres

Property Type Vacant Land Medium Density Residential

Topography Level

17
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Sale

16200 Yonge Street Newmarket

Located on the west side of Yonge Street north of St Johns Sideroad

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

$2650000

May 2009

Fee Simple Interest

$359420 per acre

LEGAL

Vendor

Purchaser

PIN

Legal Description

on Plan 65R-23544

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

Mademont Yonge Inc

2202995 Ontario Inc

03626-0196

Part of Lot 87 Concession designated as Parts and

$2650000

$2650000

100

100%

100%

SITE DESCRIPTION

Site Area

Property Type

Topography

File Reference CIRA 11-002
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FINAL ESTIMATE OF VALUE

Parcel 20 acres @$400000 $8000000

Eight Million Dollars

The above value estimate is applicable to the effective date of valuation January 19 2011 and is predicated on

an exposure period of three to six months and assumes sale on an all-cash to vendor basis
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VALUATION

HIGHEST AND BEST USE

The principle of highest and best use is fundamental to the concept of value in real estate Highest and best

use in general may be defined as follows

The reasonably probable and legal use of vacant land of 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

Analysis

Legal Permissibility

Physical Possibility

Financial Feasibility

Maximum Productivity

The property is currently designated within the Official Plan as an area

suitable for emerging residential development

The property is currently zoned TR transitional zone awaiting re-zoning

application submission in accordance with the official plans

This site is located east of Bayview Avenue and north of Stonehaven Avenue

within the Town of Newmarket

The site is currently accessible from Newpark Boulevard an east-west local

road providing the site with connections to Bayview Avenue

Of the permitted uses and Official Plan projections residential development

would be feasible and marketable based on the subjects location site size

shape and land use patterns

Based upon the nature of the subject property and its location within the

Town of Newmarket mix of residential uses is believed to represent

maximally productive use for the subject property

Conclusion Based upon the analysis of the land as if vacant the highest and best use is

estimated to be as speculative holding pending review of the official

plan with view to achieving an official plan amendment for residential

uses similar to those to the west
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SIGNIFICANT INVESTMENT CHARACTERISTICS OF SUBJECT

According to brokers and agents the land market is still

very strong

Ii.ji

Strengths Weaknesses

Located within the Town of Newmarket in an While located in residential neighborhood Newpark

established residential neighborhood Drive is predominately characterized by industrial

developments

Located within commuting distance of the City of

Toronto

Access to the arterial roads of Prospect Street and

Mulock Drive

Strengths

The subject site is of sufficient size to accommodate

mix of residential uses

es

The GTA residential markets have been very strong

over the past years and continue to experience

growth

The site is designated as Transitional Zone and

obtaining approval for residential development may

prove difficult
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VIEWS OF NEWPARK BOULEVARD

LOOKING NORTH ON

NEWMARKET SPECTRUM LANDS

LOOKING NORTHEAST ON

NEWMARKET SPECTRUM LANDS

LOOKING NORTH ON

NEWMARKET SPECTRUM LAND

File Reference CIRA 11-002



Blair Franklin Newpark Boulevard Land Valuation

LOOKING SOUTH ON

NEWMARKET SPECTRUM LANDS

ann

LOOKING SOUTHEAST

NEWMARKET SPECTRUM LANDS
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VALUATION METHODOLOGY

Traditionally there are three accepted methods of valuing real property

Cost Approach

Direct Comparison Approach and

Income Approach

The selection of relevant methodology depends upon the nature and characteristics of the real estate under

consideration

The Cost Approach to value is based upon the economic principle of substitution which holds that the

value of property should not be more than the amount by which one can obtain by purchase of site and

construction of building without undue delay property of equal desirability and utility

The Direct Comparison Approach examines the cost of acquiring equally desirable and valuable substitute

properties indicated by transactions of comparable properties within the market area The characteristics

of the sale properties are compared to the subject property on the basis of time and such features as

location size and quality of improvements design features and income generating potential of the property

The Income Approach is an appropriate test for property capable of producing rental income since the

method considers that capability capitalization process establishes the relationship between net income

and value Annual income is first calculated from actual rent or from projection based on that rent which

the property could expect to obtain in the open market Deductions are then taken for those operating

expenses if any paid by the owner The resulting net income before debt service is then capitalized at an

appropriate rate

Selection of Relevant Methodology

The Direct Comparison Approach which is the most common technique used to value land is the preferred

method when sales of comparable properties are available The subject property is parcel of vacant land

located in newly developing area of Aurora Consequently the valuation methodology employed in this report

was limited to the Direct Comparison Approach
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DIRECT COMPARISON APPROACH

Introduction

The Direct Comparison Approach is process of comparing market data The prices paid for similar properties

are usually used in estimated market value However prices asked by owners and offers made by prospective

purchasers on similar properties may also be used in estimating value in the absence of sale an asking price

generaUy sets the upper limit of value for property whereas an offered price typicatty establishes the tower

timit Since this approach relies on the actions of buyers and setters in the market it is usually the best measure

of property value when retiabte market information is available

The Direct Comparison Approach can be used in the valuation of most properties and is persuasive test of

value when there are sufficient recent sates of properties similar to the property being appraised The estimate

of value by the Direct Comparison Approach is typically reliable indicator of market value for properties that

are not traded on the basis of income such as single famity dwellings vacant land and smaU owner occupied

commercial and industrial properties The reliability of this approach is diminished where

There is timited market information

Markets are experiencing rapidly changing market conditions which may impact the reliability of the

appraisers adjustments and

Properties are traded on the basis of the economic characteristics of net income and anticipated rates of

return the economic characteristics are not matter of public record and since vendors and purchasers

are often reluctant to fully disclose the financial detaits of the transaction the value estimate can be

impacted by factors that may not be evident in the comparison of the subject property and each

comparable property

The apptication of the Direct Comparison Approach involves five-step process

Research the competitive market for information on sales transactions listings and offers to purchase or

sett invotving properties that are similar to the subject property in terms of characteristics such as property

type date of sale size physical condition location and land use constraints The goal is to find set of

comparable sale properties as similar as possible to the subject property

Verify the information by confirming that the data obtained is factually accurate and that the transactions

reflect arms-length market considerations Verification may also elicit additional information about the

market

File Reference CIRA 11-002



Blair Franklin Newpark Boulevard Land Valuation

Select relevant units of comparison e.g price per acre price per square foot price per front foot and

develop comparative analysis for each unit The goal here is to define and identify unit of comparison

that explains market behaviour

Look for differences between the comparable sale properties and the subject property using the elements

of comparison Then adjust the price of each sale property to reflect how it differs from the subject

property or eliminate that property as comparable This step typically involves using the most comparable

sale properties and then adjusting for any remaining differences

Reconcile the various value indications produced from the analysis of comparables into single value

indication or range of values.1

Sales Adjustment Process

Since no two properties are alike comparison analysis requires consideration of the differences between the

subject property and comparable property An adjustment must be made to the sale price of each comparable

property for all significant differences The adjustment is applied so the comparable sale price reflects the

characteristics of the subject property If characteristic of comparable property is superior to the subject

property then downward adjustment to the sale price of the comparable property is required if

characteristic of the comparable property is inferior then an upward adjustment to the sale price is required

After the differences between the subject property and each comparable property have been considered and

adjusted the comparable properties with the fewest adjustments are generally considered most comparable to

the subject property
and are given the greatest weight as indications of market value for the subject property

The adjustment process in comparison analysis can either be quantitative or qualitative In using quantitative

analysis techniques mathematical processes are used to identify which elements of comparison require

adjustments and to quantify the amount of the adjustment Quantitative analysis techniques require sufficient

market data for meaningful analysis from which the appraiser can substantiate the amount of the adjustment for

each element requiring an adjustment

Qualitative adjustment techniques do not quantify the amount of the adjustment Relative comparison analysis is

qualitative technique where the relationships indicated by the market data are analyzed without recourse to

quantification of the differences In applying relative comparison analysis the adjustment process reflects the

imperfect nature of the real estate market the appraiser analyses each comparable property to determine and

rank each comparable property as to its inferiority similarity or superiority to the characteristics of the property

being appraised In relative comparison analysis the appraiser expresses the differences as being inferior

Appraisal Institute and Appraisal Institute of Canada The Appraisal of Real Estate 2nd Canadian

Edition 2002 page 17.5
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greatly inferior somewhat inferior superior greatly superior somewhat superior or any other descriptive

terms that clearly convey the quality of the differences in the item being compared between the subject

property and the comparable sate property

In comparing each comparable sale property to the subject property the appraiser considers the elements of

comparison which are the characteristics or attributes of properties and transactions that heo explaTh the

variance of prices paid for real estate.2 The elements of comparison in the order of consideration are

Market Condition Time

Where the market is changing it may be necessary to adjust prices to reflect the time difference between the

date of sale of comparable property and the date of valuation

Analysis

Property Rights Conveyed

Financing Terms

Conditions of Sale

When real property rights are sold they may be the sole subject of the

contract or the contract may include other rights In the sales

comparison analysis it is pertinent that the
property rights of the

comparable sale be similar to the property rights of the subject property

All the sales considered were fee simple transfers no adjustments were

necessary

The transaction price of one property may differ from that of similar

property due to different financing arrangements Financing

arrangements may include existing mortgages at favorable interest rates

or paying cash to lender so that mortgage with below-market

interest rate could be offered Adjustments were made for properties

with favorable interest rates

Adjustments for conditions of sale usually reflect the motivations of the

purchaser and vendor ri some cases the conditions of sale significantly

affect transaction prices Sales that reflect unusual situations require an

appropriate adjustment for motivation or sale condition For example

power-of-sale conditions involve certain degree of urgency on part of

the lender leading to somewhat lower sale price than what would

otherwise be expected All the sales considered were normal market

The Appraisal of Real Estate Glossary.8

File Reference CIRA 11-002



Blair Franklin Newpark Boulevard Land Valuation

transactions with no undue motivation no adjustments were necessary

Location Real estate investment assets have experienced value growth over the

Regional/Neighbourhood past 24 months

Location An adjustment for location within market area may be required when

the locational characteristics of comparable property are different from

those of the subject property Excessive locational differences may

disqualify property from use as comparable Most comparable

properties in the same area have similar locational characteristics but

variations may exist within that area of analysis Although no location is

inherently desirable or undesirable the market recognizes that one

location is better than similar to or worse than another

Both regional and neighbourhood specific attributes were considered in

the adjustment analysis Generally locations all else equal more distant

from Toronto tend to decrease in value while properties with strong

neighbourhood amenities are considered most desirable

Site Size The price per acre of land is expected to vary
with the size of the tract

Generally above an optimum acreage as size increases the price per

acre decreases where all other features are similar This is typically

referred to as marginal diminishing utility

Topography An esthetically pleasing contour or terrain which has greater

proportion of usable land will generally command higher premium on

the open market In addition topography also impacts site preparation

costs ie fill requirements and hence market value

Zoning Any difference in the current use or the highest and best use of

potential comparable sale and the subject property must be addressed

Generally in the valuation of vacant land official plan and zoning

regulations are the primary determinants of the highest and best use of

the property since they serve as the test of legal permissibility

Comparable sales with dissimilar zoning to that of the subject require

adjustment for differences in
utility as result of permitted uses
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The Appraisal Institute of Canada recommends the use of paired sales analysis in the derivation of

adjustments This involves locating two very similar sales that sell in similar time period If the two sales

differ in only one key feature then the difference in sale price can be used as the market indicator for the

adjustment for that feature In practice this concept usually only applies to newer homes in the subdivision

Rural commercial and industrial properties tend to be unique and therefore in practice are not usually possible

to find paired sales to derive adjustments In the absence of paired sales it is the appraisers experience and

judgment based on observation that is used for adjustments

ResidentiaL Land Sates

The subject parcel as described in the land use description comprises 31.77 acres

search of comparable sales in York Region with the potential for tow to medium residential development

yielded five sales considered similar to the subject property The sale prices ranged from $1500000 to

$36000000 The sales ranged in size from 3.59 to 24.753 acres When converted to rate per acre the

prices ranged from $342857 to $417827 per acre

Emmanuel convalescent
1335 St Johns Sideroad East

Dec-10 $36000000 105 $342857 Foundation Low-Density
Aurora cc construction Ltd

Major Mackenzie Drive East $401843 Ibrans Developments Ltd

Med-DensityJun-10 $5775XX 11.433
Markham Adjusted Digram Developments Inc

13424 Keele Street vanna Homes
May-10 $15oomo 3.59 $417827

clearway Group
Med-Density

King

16200 Yonge Street Mademont Yonge Inc

May-09 $2650000 7.373 $359420
2202995 Ontario Inc

Med-Density
Newmarket

The following is brief description of the five key comparable sales considered most comparable to the subject

and the adjustments required to the sale prices for purposes of comparison with the subject

Sale 115600 15624 Leslie Street is located in the Town of Aurora on the west side of Leslie Street north

of Aurora Road This site consists of 24.753 acres of vacant The property was purchased by Brookfietd

Homes from Veluew Land Group Inc for $8500000 $343393 per acre in January 2011 The property rights

conveyed were the fee simple interest No financing was reportedly provided by the vendor the sale is

considered arms-length The Town of Aurora Official Plan designates the property Low Density Residential

Upward adjustments were made for the comparables inferior location and lack of servicing The final adjusted

sale price was $429241 per acre

15600 15624 Leslie Street Veluew Land Group Inc
Jan-11 $8500000 24.753 $343393 Low-Density

Aurora
________ ___________

Brookfield Homes

10

File Reference CIRA 11-002



Blair Franklin Newpark Boulevard Land Valuation
___________

Sale 1335 St Johns Sideroad East is located on the southwest corner of Leslie Street and St Johns

Sideroad East in the Town of Aurora The site consists of 105 acres of land It was purchased by TACC

Construction Ltd from Emmanuel Convalescent Foundation for $36000000 in December-2010 The property

rights conveyed were the fee simple interest The sale is considered arms-length The Town of Aurora Official

Plan designates the property Oak Ridges Moraine Countryside Area The Zoning By-law classifies the property

an institutional classification The purchaser had acquired the property in order to construct one low density

residential development downward adjustment was made for the comparables superior location The final

adjusted sate price was $325714 per acre

Sale Major Mackenzie Drive East is located on the south side of Major Mackenzie Drive East east of

Highway No 48 in the Town of Markham The site consists of 11.433 acres of land It was purchased by

Digram Developments Inc from Ibrans Developments Ltd for $5775000 adjusted to $401843 per acre

June-2010 The property rights conveyed were the fee simple interest The sale is considered arms-length

The Town of Markham Official Plan designates the
property Community Amenity Area The Zoning By-law

classifies the property 01 an open space classification and RR4 rural residential classification rezoning

application and draft plan of subdivision has been submitted which would facilitate medium density

residential development large upward adjustment was made for the comparables inferior location large

downward adjustment was made for the comparables superior density allowance of 479 residential units as

well as for its servicing The final adjusted sate price was $401843 per acre

Sale 13424 Keele Street is located on the west side of Keele Street north of King Road in the Town of

Aurora This site consists of 3.59 acres of land with one single family detached home on it It was purchased

by Clearway Group from Vanna Homes for $1500000 $417827 per acre in May 2011 The property rights

conveyed were the fee simple interest The sale is considered arms-length The Township of King Official Plan

designates the property Existing Low Density Residential The Zoning By-law classifies the property Ri

residential The purchaser had acquired the property with the intention of constructing medium density

residential development Upward adjustments for the comparables location and lack of servicing were made

and downward adjustment was made for the comparables superior allowed density The final adjusted sale

price was $501393 per acre

Sale 16200 Yonge Street is located on the west side of Yonge Street north of St Johns Sideroad in the

Town of Newmarket This site consists of 7.373 acres of $359420 per acre in May 2009 The property rights

conveyed were the fee simple interest The sale is considered arms-length The Town of Newmarket Official

Plan designates the property Emerging Residential Floodplain and Open Space The Zoning By-law classifies

the property RM2 multi-family residential and Open Space The purchaser had acquired the property with the

intention of constructing one medium density residential development rezoning application was approved to

allow for development of 80 stacked townhomes An upward adjustment was made for market conditions at

ii
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the time of the sale Downward adjustments were made for the comparables superior location as well as the

assumed density of the development The final adjusted sale price was $276753 per acre

Residential Land Sales

Adjustment Table Residential Land Sales

Location Newpark Blvd

Newmarket

ITEM Subject Sale Sale Sale Sale Sale

15600- 15624

Leslie Street

Aurora

1335 St Johns

Sideroad East

Aurora

Major 13424 Kee St 16200 Yonge

Mackenzie Drive King St

East Newrnarket

Markham

Date of Sale Jan-il Dec-10 Jun-i May-i May-09

Site Area Acres 1.77 as per MPAC 24.753 105 11.433 3.59 373

Medium

Oak Ridges Medium Medium Density
Emerging Low Density

Official Plan Moraine Density Density Residential
Residential Residential

countryside Area Residential Residential Floodplain

Open Space

TR Transistional RM2 Open
Zoning Rural Institutional oi RR4 Ri

Zone Space

Rezoning

application has
No

applications
No

applications
been submitted

have been have been

to allow for

submitted The submitted The Application
medium density

No applications site is currently purchaser approved for

residential

Proposed Development have been N/A improved with an intends to development of

development
submitted institutional use construct one 80 stacked

that would

and was purchased medium density townhouses
include 257

by residential residential

townhouse units

developer development
222

apartment units

Total Consideration $8500000 $36000000 $5775000 $1500000 $2650000

Unadjusted Price perAcre $343393 $342857 $401083 $417827 $359420

adjusted

Real Property Rights Conveyed 0% 0% 0% 0% 0%

Adjusted Price per sq ft $343393 $342857 $401083 $417827 $359420

l9nancing Terms 0% 0% 0% 0% 0%

Adjusted Pnce per sq ft $343393 $342857 $401083 $417827 $359420

Motivation 0% 0% 0% 0% 0%

Adjusted Price per sq ft $343393 $342857 $401083 $417827 $359420

Market Conditions 0% 0% 0% 0% 10%

Adjusted Pncepersq.ft $343393 $342857 $401083 $417827 $395361

Location 5% -5% 20% 10% -10%

Density Assumed 0% 0% -20% -10% -20%

Physical Characteristics 0% 0% 0% 0% 0%

Servicing 20% 0% 0% 20% 0%

Final Adjusted Rate perAcre $429241 $325714 $401083 $501393 $276753

12
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Location Map of ComparabLe ResidentiaL Sates
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Summary

The above transactions represent the sales of Residential Land in York Region ranging in size from 3.59 acres

to 105 acres The sale prices ranged between $342857 and $417827 per acre before adjustments and

between $276753 and $501393 per acre after adjustments

Conclusions Direct Comparison

As result of the above analysis it is my opinion that the market value of the subject property by the Direct

Comparison Approach as at the effective date of this valuation subject to the terms and conditions outlined in

this report is reflected in unit rate that lies at the mid-point of the indicated value range unit rate of

$425000 per acre is therefore deemed to be indicative of the market value of Parcel

Newmarket Parcel 31.77 acres $425O00 $13500000 rounded

Thirteen Miuion Five Hundred Thousand Dollars

summary of the individual comparable sales is provided on the following pages

14
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SaLe

15600 15624 LesLie Street Aurora

Located on the west side of LesUe Street north of Aurora Road

SUMMARY

Sate Price

Sale Date

Rights Transferred

Sate Rate

$8500000

January 14 2011

Fee Simple Interest

$343393 per acre

Leluew Land Group Inc

Brookfield Homes

03642-0042

Legal Description 15624 Leslie Street

Part of Lot 23 Concession Whitchurch designated as Part Plan 65R-6077

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

SITE DESCRIPTION

Site Area

Property Type

LEGAL

Vendor

Purchaser

PIN

__

$8500000

$8500000 100%

100

24.753 Acres

Vacant Land Emerging Residential

15
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SaLe

1335 St Johns Sideroad East Aurora

Located on the southwest corner of Leslie Street and St Johns Sideroad East

SUMMARY

Sale Price

Sate Date

Rights Transferred

Sale Rate

LEGAL

$36000000

December 22 2010

Fee Simple Interest

$342857 per acre

CONSIDERATION

Cash $36000000

VTB Mortgage

Assumed Mortgage

Consideration $36000000

Transferred 100

Vendor Emmanuel Convalescent Foundation

TACC Construction Ltd

03642-0266

Purchaser

PIN

Legal Description Part of Lot 25 Concession Whitchurch-Stouffvitle

designated as Part on Plan 65R-21921 Save and Except Part on Plan 65R-

23077

100%

Vacant Land Oak Ridges Moraine Countryside Area

Flat level tablelands

SITE DESCRIPTION

Site Area 105 Acres

Property Type

Topography

16
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Sale

Major Mackenzie Drive East Markham

Located south of Major Mackenzie Drive east east of Highway 48

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

$5775000

June 11 2010

Fee Simple Interest

$401843 per acre

LEGAL

Vendor

Purchaser

PIN

Ibrans Development Ltd

Digram Developments Inc

03061-0285

SITE DESCRIPTION

Site Area

Property Type

Topography

11.433 Acres

Vacant Land Medium Density Residential

Flat level tablelands

Legal Description Part of Lot 20 Concession as described in Instrument No

MA68788 Save and Except Part Plan D834

CONSIDERATION

Cash

VTB Mortgage

Assumed Mortgage

Consideration

Transferred

flhI

ft

$5775000

$5775000

100

óOq

i/i

100%

17
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SaLe

13424 Keele Street King

Located on the west side of Keele Street north of King Road

SUMMARY

Sale Price

Sale Date

Rights Transferred

Sale Rate

LEGAL

$1500000

May 11 2010

Fee Simple Interest

$417827 per acre

Vanna Homes

Group

03370-0265

Legal Description Part of Lot Concession King as described in

Instrument No B37696B designated as Part Plan 65R-642 Save and Except

Parts and Plan 65R-2619 and Part Expropriation Plan R305857

CONSIDERATION

Cash $1500000 100%

VTB Mortgage

Assumed Mortgage

Consideration $1500000 100%

Transferred

SITE DESCRIPTION

Site Area

Property Type

Topography

100

359 Acres

Vacant Land Medium Density Residential

Level

Vendor

Purchaser

PIN

18
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Sale

16200 Yonge Street Newmarket

Located on the west side of Yonge Street north of St Johns Sideroad

SUMMARY

Sale Price $2650000

Sale Date May 2009

Rights Transferred Fee Simple Interest

Sale Rate $359420 per acre

LEGAL

Vendor Mademont Yonge Inc

Purchaser 2202995 Ontario Inc

PIN 03626-0196

Legal Description Part of Lot 87 Concession designated as Parts and

on Plan 65R-23544

CONSIDERATION

Cash $2650000 100% h1

VTB Mortgage

Assumed Mortgage

Consideration $2650000 100%

Transferred 100

SITE DESCRIPTION

Site Area 7.373 Acres

Property Type Vacant Land

Topography Level

19
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FINAL ESTIMATE OF VALUE

Newmarket Spectrum 31.77 acres $425OOO $13500000 rounded

Thirteen Million Five Hundred Thousand Dollars

The above value estimate is applicable to the effective date of valuation January 19 2011 and is predicated on

an exposure period of three to six months and assumes sate on an all-cash to vendor basis

20
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