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April 5, 2017

Mr. Andrew Kolb

Vanek, Larson & Kolb LLC
200 W. Main St.

St. Charles, IL 60174

Re:  Prairic Winds of St. Charles — Notice of Objection to Fair Market Value under City Code
Section 16.10.090

Dear Mr. Kolb,

The City is in receipt of your letter dated March 17, 2017 objecting to the fair market value of
land established under the City’s School and Park Land Cash Dedication Ordinance (City Code
Title 16, “Subdivisions and Land Improvement,” Chapter 16.10 “Dedications”, Section
16.10.090 “Amount of Cash Contribution™) This request pertains to the current zoning and
subdivision requests for the proposed Prairie Winds development on Bricher Road.

Section 16.10.090, Subsection 2, states that a subdivider may file a written objection to the use of
the per acre land value established in this section (currently $240,500) by submitting a formal
appraisal. An appraisal report dated February 25, 2017 prepared by Joseph J. Blake and
Associates, Inc. has been provided. The report indicates that the appraisal was intended to
determine the “market value” of the Prairie Winds site (under current zoning). The report
establishes a market value of $2.3 million, which equals $112,304 per acre.

Please be advised that Section 16.10.090 states that an objection to the per-acre value shall show
“the fair market value of improved land in the area of the subdivision.” Title 16 of the City of the
City Code defines “Improved Land” as: “Land located within a development which has been
improved by installation of the required land improvements.” Land Improvements are defined as:
“Any sanitary sewer, storm sewer and water systems, including all appurtenances thereto,
retention and detention basins, grading and surface drainage ways and facilities, curbs, paving,
streets, street lighting, sidewalks, street signs, seeding, and tree plantings.” The sales
comparisons in the appraisal report are for raw land parcels, not improved land.

HMML
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Prairie Winds of St. Charles
April 5,2017

The appraisal report is not sufficient to support the request for a written objection to the per-acre
value under Section 16.10.090, Subjection 2. For the City to further consider this request, an
appraisal showing the fair market value of improved land in the area of the subdivision must be
submitted for review.

Very truly yours,
Hoscheit, McGuirk, McCracken & Cuscaden, P.C.
E /
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Joém M. McGuirk
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March 17, 2017
Via Hand Delivery

Mayor Ray Rogina
City Council Members
City of St. Charles

2 E. Main Street

St. Charles, IL 60174

RE: Prairie Winds, LLC

200 W. Main Street
St. Charles, IL 60174
P:630.513.9800

F: 630.513.9802
www.vlklawfirm.com

Attorneys:

Gary M. Vanek
Scott P. Larson
Andrew E. Kolb
Lindsay K. Sanchez
Brian Stines

Of Counsel:
Lauren Jackson

Notice of Objection — Fair Market Value of Land as established by City of St. Charles

Municipal Code Section 16.10.090

Dear Mayor Rogina and City Council Members:

We are writing on behalf of our client, Prairie Winds, LLC (“Applicant”), and with respect to its

application for development approvals for a proposed multi-family residential development located
on 20.48 acres of vacant property located at the intersection of Randall Rd. and Bricher Road in St.
Charles (the “Subject Property”).

As you know, the Applicant has been working with the City over the course of several months and
has personally met with the members of the City Council to resolve the issue of cash donations to the
City associated with its zoning approvals. Applicant initially had two concerns regarding the cash in
lieu donations: (i) the Inclusionary Housing fee, which has recently been addressed; and (ii) the
exorbitant Park District fee, which to date has been the subject of much deliberation but has yet to be
resolved. At this point, and after many months of informal discussion, the Applicant is looking for a
formal decision on the matter of the Park District fee. In an effort to bring about a final
determination of this fee, we are submitting to you this notice of objection with the expectation that
this will bring the matter to a final resolution acceptable to all parties involved.

Please allow this letter to serve as notice that in accordance with Section 16.10.900(B) of the
Municipal Code of the City of St. Charles, Applicant hereby objects to the use of the per acre value
of $240,500.00 per acre as established within Section 16.10.090 of the Municipal code of the City of
St. Charles.

In further accordance with Section 16.10.900(B) of the Municipal Code, and in support of its
objection, Applicant submits the enclosed appraisal of the Subject Property prepared by Joseph J.
Blake and Associates, Inc. (the “Appraisal”’). The Appraisal sets the fair market value of the Subject
Property at $112,304.00 per acre.


http://www.vlklawfirm.com/

Applicant requests that the City Council use the fair market value as determined in the enclosed
Appraisal to calculate the cash in lieu of land dedication requirement for final plat of subdivision
approval as set forth in Section 16.10.050. We look forward to your comments.

Respectfully,

Andrew E. Kolb



APPRAISAL OF 20.48-ACRES
OF VACANT LAND ON
BRICHER ROAD IN
SAINT CHARLES, KANE COUNTY, ILLINOIS

Prepared For: Executive Capital
c/o Mr. Jeff Ratzer
Vice President
Big Rock Executive Center
47W210 Route 30
Big Rock, IL 60511

Prepared By: Joseph J. Blake and Associates, Inc.
10 South LaSalle Street, Suite 1140
Chicago, Illinois 60603

Date
of Appraisal: February 25, 2017



BI E Joseph J. Blake and Associates, Inc.
Real Estate Valuation and Consulting

10 South LaSalle Street, Suite 1140 | Chicago, lllinois 60603 | Phone: 312-372-1333 | Fax: 312-372-5333 | www.josephjblake.com

March 9, 2017

Executive Capital

c/o Mr. Jeff Ratzer

Vice President

Big Rock Executive Center
47W210 Route 30

Big Rock, IL 60511

Re:  Appraisal of the Vacant Land on Bricher Road
Saint Charles, Kane County, IL

Dear Mr. Ratzer:

At your request, we have inspected and appraised the above captioned property as of February
25, 2017. The ensuing appraisal report and our final opinion of fee simple market value have
been based upon a personal inspection of the property and upon research into various factors that
influence value.

The subject is zoned BR-Regional Business and part of PUD 47 (see Extraordinary
Assumptions). It consists of 20.48 acres of vacant land. The property is along Bricher Road on
the south. It is just west of Randall Road and one-half mile west of Randall Road and Lincoln
Highway. According to the prospective buyer, Mr. Jeff Ratzer, the land is under contract. It is a
part of a larger, 32-acre property that will be replatted. The property sale and price are contingent
on the property being rezoned to RM3 to allow for a proposed 250+ unit Class A apartment
property. However, we have appraised the as is market value of the subject site under current
zoning with no contingencies. The subject does not have existing improvements and is currently
farmland.

The scope of this assignment involved inspecting the subject and surrounding area, the
examination of marketing and exposure times, and land sales data. The ensuing appraisal report
has been prepared in conformity with and is subject to the Code of Professional Ethics and
Standards of Professional Appraisal Practice of the Appraisal Institute, and the Uniform
Standards of Professional Appraisal Practice of the Appraisal Foundation (USPAP) appraisal
guidelines. Accordingly, the report considers all of the recognized appraisal methods and
techniques that materially contribute to a proper valuation of the real property under analysis.
The appraisal is subject to the attached Assumptions and Limiting Conditions.

We have performed our services and prepared this report in accordance with applicable,
generally accepted appraisal practices. We make no other warranties, either expressed or
implied, as to the character and nature of such services and product.

Corporate Headquarters: 425 Broad Hollow Road, Suite 429 | Melville, New York 11747 | (516) 827-0222
Regional Offices: Atlanta | Boston | Chicago | Dallas | Los Angeles | Miami | New York City | San Francisco | Washington D.C.
Blake & Sanyu Alliance: Tokyo | Osaka | Nagoya | Sendai



March 9, 2017
Mr. Jeff Ratzer
Page 2

Based on our inspection and analysis of economic trends influential to the property, it is our
opinion that the as is market value of the fee simple interest in the 20.48-acre subject site at
Bricher Road in the City of Saint Charles, Kane County, Illinois, as of the effective date of the
appraisal, February 25, 2017, and subject to the incorporated Assumptions and Conditions and its
current zoning, is:

TWO MILLION THREE HUNDRED THOUSAND ($2,300,000) DOLLARS

We are of the opinion that a reasonably achievable marketing time for the market value opinion,
assuming the property was properly priced and actively marketed, is 12 to 36 months
commencing from the effective date of appraisal going forward. We estimate an exposure period
of 12 to 36 months preceding the effective date of appraisal, if properly priced and actively
marketed.

If you have any questions about this appraisal report, please contact us at your earliest
convenience.

Respectfully submitted,

JOSEPH J. BLAKE AND ASSOCIATES, INC.

v A {
. 0 | | /
Michael J. Maglocci, MAI

Managing Partner

Illinois Certified General Real Estate Appraiser No. 553.000119; Expires 09/30/17
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Jaime M. Scheetz
Senior Appraiser
Illinois Certified General Real Estate Appraiser No. 553.002450; Expires 09/30/17

St




SUMMARY OF SALIENT FACTS AND CONCLUSIONS 1

LOCATION:

DESCRIPTION:

PURPOSE AND INTENDED USE
OF THE APPRAISAL.:

PERTINENT DATES
Effective Date of Appraisal:
Date of Report:

SITE DATA:

ZONING:

HIGHEST AND BEST USE
As Vacant:

FINAL MARKET VALUE OPINION

Market Value of Subject Site:

Appraisal of the Vacant Land at Bricher Road
Saint Charles, Kane County, IL

20.48-acres

The purpose of this appraisal report is to provide
our opinion of the as is market value of the fee
simple interest in the subject as of February 25,
2017 as well as to provide an understanding of the
market valuation of raw land in the area. The
intended use of this appraisal Executive Capital, in
asset management decisions regarding the subject.

February 25, 2017
March 9, 2017

The subject is zoned BR —Regional Business and
part of PUD 47 (see Extraordinary Assumptions). It
consists of 20.48 acres of vacant land. The property
is along Bricher Road on the south. It is just west of
Randall Road and one-half mile west of Randall
Road and Lincoln Highway. According to the
prospective buyer, Mr. Jeff Ratzer, the land is under
contract. It is a part of a larger, 32-acre property that
will be replatted. The property sale and price are
contingent on the property being rezoned to RM3 to
allow for a proposed 250+ unit Class A apartment
property. However, we have appraised the as is
value of the subject site. This property does not
have existing improvements and is currently
farmland.

BR — Regional Business District (part of PUD 47)

Residential Development (As Planned)

$2,300,000

Joseph J. Blake and Associates, Inc.



ASSUMPTIONS AND LIMITNG CONDITIONS 2

This Appraisal Report is subject to underlying assumptions and limiting conditions qualifying
the information contained in the Report as follows:

The valuation estimate applies only to the property specifically identified and described in the
Report.

Information and data contained in the Report, although obtained from public record and other
reliable sources, and, where possible, carefully checked by the appraisers, is accepted as
satisfactory evidence upon which rests the final expression of property value.

The appraisers have made no legal survey, nor have they commissioned one to be prepared and,
therefore, reference to a sketch, plat, diagram, or previous survey appearing in the Report is only
for the purpose of assisting the reader to visualize the property.

It is assumed that all information known to the client and relative to the valuation has been
accurately furnished and that there are no undisclosed leases, agreements, liens, or other
encumbrances affecting the use of the property.

Ownership and management are assumed to be competent and in responsible hands.

No responsibility beyond reasonableness is assumed for matters of a legal nature, whether
existing or pending.

The appraisers, by reason of this Appraisal, shall not be required to give testimony as expert
witnesses in any legal hearing or before any Court of Law unless justly and fairly compensated
for such services.

By reason of the Purpose of the Appraisal and Function of the Report herein set forth, the value
reported is only applicable to the Property Rights Appraised and the Appraisal Report should not
be used for any other purpose.

Disclosure of the contents of this Appraisal Report is governed by the Bylaws and Regulations of
the Appraisal Institute.

Neither all nor any part of the contents of this Report (especially any conclusions as to value, the
identity of the appraisers, or the firm with which they are connected, or any reference to the
Appraisal Institute or to the MAI Designation) shall be reproduced for dissemination to the
public through advertising media, public relations media, news media, sales media, or any other
public means of communication without the prior consent and written approval of the appraisers.

The appraisers have not been furnished with soil or subsoil tests. In the absence of soil boring
tests, it is assumed that there are no unusual subsoil conditions or, if any do exist they can be or

have been corrected through the use of modern construction techniques at a reasonable cost.

This appraisal is based on the conditions of local and national economies, purchasing power of
money, and financing rates prevailing at the effective Date of Appraisal.

Joseph J. Blake and Associates, Inc.



ASSUMPTIONS AND LIMITNG CONDITIONS 3

The appraisers are not engineers, and any references to physical property characteristics in terms
of quality, condition, cost, suitability, soil conditions, flood risk, obsolescence, etc., are strictly
related to their economic impact on the property. No liability is assumed for any engineering-
related issues.

Unless otherwise stated in this report, the existence of hazardous material that may or may not be
present on the property was not observed by the appraiser. The presence of substances such as
asbestos, urea-formaldehyde foam insulation 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 a 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.

Toxic and hazardous substances, if present within a facility, can introduce an actual or potential
liability that may adversely affect marketability and value. Such affect may be in the form of
immediate clean-up expense or future liability of clean-up costs (stigma). In the development of
our opinion of value, no consideration was given to such liability or its impact on value. The
client releases Joseph J. Blake and Associates from any and all liability related in any way to
environmental matters.

Possession of this report or a copy thereof does not imply right of publication, nor use for any
purpose by any other than the client to whom it is addressed, without the written consent of the
authors.

The liability of Joseph J. Blake and Associates, Inc., and its employees is limited to the client,
Executive Capital. The intended user of this appraisal report is Executive Capital. Third parties,
who desire us to prepare appraisals of the subject property for their use, should contact Joseph J.
Blake and Associates, Inc. at 10 South LaSalle Street, Suite 1140, Chicago, Illinois 60603.

Cash flow projections are forecasts of estimated future operating characteristics and are based on
the information and assumptions contained within the appraisal report. The achievement of the
financial projections and prospective values will be affected by fluctuating economic conditions
and is dependent upon other future occurrences that cannot be assured. Actual results may well
vary from the projections contained herein. The appraisers do not warrant that these forecasts
and prospective values will occur. Projections may be affected by circumstances beyond the
current realm of knowledge or control of the appraisers.

The Americans with Disabilities Act (“ADA”) became effective January 26, 1992. We have not
made a specific compliance survey and analysis of this property to determine whether or not it is
in conformity with the various detailed requirements of the ADA. It is possible that a compliance
survey of the property, together with a detailed analysis of the requirements for the ADA, could
reveal that the property is not in compliance with one or more of the requirements of the Act. If
so, this fact could have a negative effect upon the value of the property. Since we have no direct
evidence relating to this issue, we did not consider possible non-compliance with the
requirements of the ADA in estimating the value of the property.

Joseph J. Blake and Associates, Inc.



ASSUMPTIONS AND LIMITNG CONDITIONS 4

Extraordinary Assumptions

The subject is zoned BR —Regional Business and part of PUD 47. The zoning has been obtained
from the Saint Charles zoning map. See below. The property is contingent on the property being
rezoned to RM3 to allow for a proposed 250+ unit Class A apartment property. However, we
have appraised the as is value of the subject site. This property does not have existing
improvements and is currently farmland. According to the prospective buyer, the property will
be replatted as it is currently part of a larger parcel of land. We assume that the zoning as noted
above is correct and that it will be replatted without delay.

gt

The property is currently being farmed by one tenant. We were not provided with the lease but
were informed that it is a short term lease. As such, we have appraised the fee simple value of
the subject.

As of the date of this report, we have not received a soils report, survey, engineering study or an
environmental report. Therefore, it is assumed that the property is not encumbered by any
easements, deed restrictions, environmental or wetlands/soils deficiencies that would negatively
affect the value of the property.

The site size of 20.48 acres was provided by the prospective buyer and confirmed by the
purchase contract. We received a plat of a topographic survey of the larger, 32-acre site that was
performed by Engineers Scientists Surveyors in October 2016 (project number 16262). As such,
we have used 20.48-acres in our analysis. In addition, the subject has not been legally
subdivided. We assume that this will occur in a timely fashion with no delays and at a minimal
cost.

The use of these extraordinary assumptions might have affected the assignment results.

Joseph J. Blake and Associates, Inc.



CERTIFICATION 5

I, Jaime M. Scheetz, certify that:

I have made a personal inspection of the property that is the subject of this report.

all market data pertaining to the final value estimate has been accumulated from various
sources and, where possible, personally examined and verified as to details, motivation
and validity.

I, Michael J. Maglocci, MAI, certify that:

I have not made a personal inspection of the subject property.

I have reviewed the analyses, conclusions, and opinions concerning real estate contained
in this report and fully concur with the final value estimate herein expressed.

the Appraisal Institute conducts a program of continuing education for its designated
members. MAIs who meet the minimum standards of this program are awarded periodic
educational certification.

as of the date of this report, I have completed the continuing education program for
Designated Members of the Appraisal Institute.

We, Michael J. Maglocci and Jaime M. Scheetz, certify that:

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 the property that is the subject of this report,
and we have no personal interest with respect to the parties involved.

we have no bias with respect to the property that is the subject of this report or 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 a predetermined value or direction in value that favors the cause of the
client, the amount of the value opinion, the attainment of a stipulated result, or the
occurrence of a subsequent event directly related to the intended use of this appraisal.

Joseph J. Blake and Associates, Inc.



CERTIFICATION 6

the appraisal assignment was not based on a requested minimum valuation, a specific
valuation, or the approval of a loan.

we are professionally competent to perform this appraisal assignment by virtue of
previous experience with similar assignments and/or appropriate research and education
regarding the specific property type being appraised.

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

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

no one provided significant real property appraisal assistance to the persons signing this
certification.

we have not previously appraised this property in the three years immediately prior to the
date of acceptance of this assignment. We have not provided any other services relating
to the subject property in the three years immediately prior to the date of acceptance of
this assignment.

Joseph J. Blake and Associates, Inc.



CERTIFICATION 7

Based on our inspection and analysis of economic trends influential to the property, it is our
opinion that the as is market value of the fee simple interest in the 20.48-acre subject site at
Bricher Road in the City of Saint Charles, Kane County, Illinois, as of the effective date of the
appraisal, February 25, 2017, subject to the incorporated Assumptions and Conditions and
subject to the existing zoning, is:

TWO MILLION THREE HUNDRED THOUSAND ($2,300,000) DOLLARS

We are of the opinion that a reasonably achievable marketing time for the market value opinion,
assuming the property was properly priced and actively marketed, is 12 to 36 months
commencing from the effective date of appraisal going forward. We estimate an exposure period
of 12 to 36 months preceding the effective date of appraisal, if properly priced and actively
marketed.

JOSEPH J. BLAKE AND ASSOCIATES, INC.
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Michael J. Maglocci, MAI

Managing Partner

linois Certified General Real Estate Appraiser No. 553.000119; Expires 09/30/17
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Jaime M. Scheetz
Senior Appraiser
Illinois Certified General Real Estate Appraiser No. 553.002450; Expires 09/30/17

Joseph J. Blake and Associates, Inc.



IDENTIFICATION OF SUBJECT PROPERTY

The subject is zoned BR-Regional Business and part of PUD 47 (see Extraordinary
Assumptions). It consists of 20.48 acres of vacant land. The property is along Bricher Road on
the south. It is just west of Randall Road and one-half mile west of Randall Road and Lincoln
Highway. It is a part of a larger, 32-acre property that will be replatted. The pending sale and
purchase price are contingent on the property being rezoned to RM3 to allow for a proposed
250+ unit Class A apartment property. However, we have appraised the as is value of the subject
site under current zoning and no contingencies. The subject does not have existing
improvements and is currently farmland.

As of the effective date of appraisal, the Kane County Assessor’s Office identifies the subject
with the following parcel numbers:

14-12-16-200-010 & 14-12-16-216-400-005

LEGAL DESCRIPTION

The legal description of the property was provided by the prospective buyer and is found in the
site description section of the report. We have not commissioned a survey, nor have we had one
verified by legal counsel. Therefore, before being used for any other purpose, we suggest the
legal descriptions be verified by legal counsel.

PURPOSE, CLIENT, INTENDED USER AND USE OF THE APPRAISAL

The purpose of this appraisal report is to provide our opinion of the as is market value of the fee
simple interest in the subject as of February 25, 2017 under its existing zoning without
contingencies as well as to provide an understanding of the market valuation of raw land in the
area. The intended use of this appraisal report is to assist the client and sole intended user,
Executive Capital, with asset management decisions regarding the subject.

EFFECTIVE DATE OF APPRAISAL/INSPECTION/ANALYSIS/REPORT

The appraisal report with its analysis, conclusions, and final opinion of market value, is
specifically applicable to the effective date of appraisal: February 25, 2017. The date of the
analysis is February 25, 2017. The property was last inspected February 25, 2017. The date of
this report is March 9, 2017.

Joseph J. Blake and Associates, Inc.



PROPERTY RIGHTS APPRAISED

The subject is appraised on the basis of a fee simple estate, which is defined as:
"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."!

DEFINITION OF MARKET VALUE

Market value, as defined under the Federal Financial Institutions Reform, Recovery and
Enforcement Act of 1989 (FIRREA), is:

"The most probable price which a property should bring in a competitive and open market under
all conditions requisite to a fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue stimulus.

Implicit in this definition is the consummation of a sale as of a specified date and the passing of
title from seller to buyer under conditions, whereby:

1. buyer and seller are typically motivated;
both parties are well informed or well advised, and acting in what they consider their best
interests;

3. a reasonable time is allowed for exposure in the open market;

4. payment is made in terms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto; and

5. the price represents normal consideration for the property sold unaffected by special or

creative financing or sales concessions granted by anyone associated with the sale."2

1 The Dictionary of Real Estate Appraisal, Fifth Edition (Appraisal Institute 2010), page 78.

2 (12 C.F.R. Part 34.42(g); 55 Federal Register 34696, August 24, 1990, as amended at 57 Federal Register 12202,
April 9, 1992; 59 Federal Register 29499, June 7, 1994) The Dictionary of Real Estate Appraisal, Fifth Edition,
(Appraisal Institute 2010), Pages 122-123.

Joseph J. Blake and Associates, Inc.
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SCOPE OF THE APPRAISAL

The three most widely accepted approaches to value, the Cost Approach, Income Capitalization
Approach, and Sales Comparison Approach were considered, but only the Sales Approach was
employed.

The Cost Approach derives market value by establishing the land value of the vacant and
unimproved parcel(s) and then adds the depreciated cost of any infrastructure improvements to
come to value conclusion. This technique was not is used, because it makes a direct correlation
between value and cost which can be unreliable. In particular, the Cost Approach is unable to
account for low cost and less tangible contributors to a subdivisions value, such as an annexation
agreement and platted and engineered sites. In this case, it is inherently unreliable and
unnecessary to determining a credible value opinion.

The Income Capitalization Approach is not applicable to residential land in this market as there
is no significant leased fee land market.

The Sales Approach is the most direct and effective means by which to establish a land value
opinion and was the Approach most necessary to deriving a credible value opinion of the subject.

The scope of this assignment entails the collection, verification and analysis of data pertinent to
the Sales Comparison Approach. Market data compiled for this report include a variety of land
sales. This data is a result of research specific to the state of Illinois and the regional area and is
considered pertinent to the subject. The data has been verified by buyers, sellers, brokers,
managers, government officials or other sources regarded as knowledgeable and reliable.

Information specific to the subject, such as descriptive information, zoning and tax records were
derived from public records and from discussions with the prospective buyer and is assumed to
be correct. The information appeared reliable, based on an inspection of the property.

Specific estimates concerning prices per square foot, highest and best use conclusions, etc.,

reflect the judgment of the Appraisers based on interpretation of the market data. The reasoning
behind such estimates is illustrated throughout the Sales Comparison Approach.

Joseph J. Blake and Associates, Inc.
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HISTORY OF THE SUBJECT

According to the prospective buyer, Mr. Jeff Ratzer, the land is under contract. It is a part of a
larger, 32-acre property that will be replatted. The property sale and price are contingent on the
property being rezoned to RM3 to allow for a proposed 250+ unit Class A apartment property.

To the best of our knowledge, there have been no other ownership transfers, sales or listings of
the subject parcels over the five-year period prior to the effective date of this appraisal other than

the current contract.

EXPOSURE TIME AND MARKETING PERIOD

Implicit in a market value estimate is the condition that "a reasonable time is allowed for
exposure in the open market." In a statement issued by the Appraisal Standards Board (ASB) of
the Appraisal Foundation, it was noted that reasonable exposure time is presumed to precede the
effective date of value. Exposure time is defined as follows: "the estimated length of time the
property interest being appraised would have been offered on the market prior to the hypothetical
consummation of a sale at market value on the effective date of the appraisal; a retrospective
estimate based on an analysis of past events assuming a competitive and open market."

Marketing time is defined as “an opinion of the amount of time it might take to sell a real or
personal property interest at the concluded market value level during the period immediately
after the effective date of the appraisal. Marketing time differs from exposure time, which is
always presumed to precede the effective date of an appraisal.” *

The subject consists of a land parcel encompassing 20.48-acres. It is currently vacant and being
used as farmland.

The PWC Real Estate Investor Survey for the National Development Land Market, 4' Quarter
2016, states the typical time a development land parcel is on the market prior to selling ranges
from 3 to 36 months and averages 16 months. However, the subject’s neighborhood is in the
growth stage of its economic life cycle with no significant sources of external obsolescence
noted (other than the weakened economy and reduced effective demand for ownership housing
over the short term).

Considering the subject's location and the current weak economic conditions, a projected
marketing time of 12 to 36 months commencing from the date of appraisal going forward and an
exposure period of 12 to 36 months preceding the date of appraisal is estimated.

3 The Dictionary of Real Estate Appraisal, Fifth Edition, (Appraisal Institute 2010), Page 73
4 The Dictionary of Real Estate Appraisal, Fifth Edition, (Appraisal Institute 2010), Page 121

Joseph J. Blake and Associates, Inc.



AREA ANALYSIS 12

The dynamic nature of economic relationships in a market area has a direct bearing on real estate
values and the long-term quality of a real estate investment. In the market, the value of real estate
property is not based on the historical acquisition prices paid for the property in the past nor the
cost of its creation. Thus, the value of real estate property is based on what economic benefit
buyers and sellers perceive it will provide in the future based on the Principle of Anticipation.
Consequently, the attitude of the market toward a property in a specific neighborhood or market
area reflects the probable future trend of that area.

The subject is in Saint Charles, Kane County, IL. Due to its effect on the subject market, a
description of the Chicago metropolitan area is provided. The Chicago-Naperville-Joliet, IL-IN-
WI Metropolitan Statistical Area (MSA), the third largest MSA in the United States, is at the
western foot of Lake Michigan.

The arca analysis on the following pages is reprinted with permission from Moody’s
Economy.com.

Joseph J. Blake and Associates, Inc.
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Recent Performance. The Chicago-Maper-
ville-Arlington Heights economy is making some

progress, but fiscal headwi manufacturing
weakness and population losses are sapping its
mamenturn. Job growth has softened mark-
edly e midyear, and the performance gap
with the nation has widened. Service industries
are responsible for all net new jobs in the past
six months, with professional/business services
mounting a respectable rebound after stumbling
earlier in the year, Comebacks are few and far
between, but other bright spats exist. Although
hausing has not healed as much as it has else
where, single-family house price growth ison the
upswing, according to the Case-Shiller index

Visitors. Leisure/hospitality will contribute
an outsize share of the projected
ployment over the next several yes
helping: The surmer season brough
influx of visitors to the city's hotels, r
recreation facilities and entertainment
Leisurefhospitality is on track to create one-third
of all net new jobs in the Windy City in 2016 and
almost ane in five next year

urants,
venues

¥ ow oy e

SHORTTERM ' LONGTERM '
RISK EXPOSURE Highest=1
2016-2021 268 shaquntie JET0

UPSIDE
Maore firms seek headquarters downtown.
Retail bounces back with even more gusto.
Support from housing is greater.

DOWNSIDE
City of Chicago's budget troubles worsen,
Apartment glut develops,
High crime rate deters would-be in-migrants.
More convention business is siphoned off to other
cities,
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Thanks in part to increasing passenger traffic,
Chicago O'Hare Airport's uction program
is in the midst of a resurgence. The city this year
announced a new $1.3 bil investment at
O'Hare, including a new international runway
and other airfield projects. Major airlines have
agreed to build up to nine new gates, and there
are plans to revamp Terminal 2. Improved on-
time performance and expanded capacity would
buoy tourism and job growth in transporta
Given CHI's demographic challenges, this would
be a welcome development

Manufacturing. & meaningfu
tory payrolls is not in the ¢z

icated metal and food processing
rgest manufacturing industries,
bean stable this year, but machinery producers

il

tion

pickup in fac

RELATIVE COSTS
LIVING
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VITALITY
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US=100%  Bests], Worst=407

SA_DH
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99%

are struggling with weak business investment
The slide in machinery manuf ing payrolls
has dragged CHI factory employment to a new
low:. Leading indicators merit cautious optimism
that a turn in the inventory cycle will help keep
losses in check in the near term. The private
declining and firms that
provide temporary help have added to payrolls
ince March, both goad signs for manufacturing
Longer term, however, factaries will lose promi-
nence as more producers automate processes,
cut costs, and relocate outside the LLS
Public finances. Repeated credit downgrades
will harm the economic climate in the Midwest's
largest metro area. lllincis remains mired in a bud-
get impasse that has resulted in anly a termporary
pending plan to fund operations through Decemn-
ber. The fiscal crisis is bearing down on the City of
Chicago in particular, where shaky state and local
finances threaten public sector payrolls, especially
Investors Service in Septemn-
ped the Chicago Public Schools further
junk and maintained a negative outlook. The
downgrade reflects the district's reliance ¢
sive short-term borrowing and its deepening struc-
tural deficit. Over the next four years, Chicagoans
will be hit with more than $755 million in tax and
fee increases to pay into the city'’s underfunded
0 is that the dis
rict averted a looming teacher strike after reaching
a tentative four-year deal with union lea
Chicago-Naperville-Arlington Heights will
carry the state's load, but the near-termfore-
cast is more pessimistic. Job gains in private
services will be minimal, with some added lift
from construction. CHI is well-pesitioned for
long-term success thanks to its talent pool,
institutions and infrastructure, but poor fis-
cal conditions are a significant challenge.
SarahCrane 1-866-275-3266
Octaber 2016 help@econamy.com
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2010 2011 2012 2013 2014 2015 INDICATORS 2016 2017 2018 2019 2020 2021
3970 4032 4125 4711.4 416.8 4278 Cross metro product (CDQS bll) 4336 444 3 4551 464.0 4703 4777
04 16 23 -03 13 26 % 14 25 24 20 14 16
33677 34142 34663 35242 35836 23,6522 Total employment {ths) 37019 37445 37859 38274 13,8512 3,8597
10 14 15 17 17 19 % change 14 12 11 11 06 02
06 101 94 93 72 59 Unemployment rate (%) 57 47 43 41 41 45

21 47 54 1.6 49 42 Personal income growth (%6) 37 54 53 49 4.0 37

581 580 588 601 61.2 625 Median household income (% ths) 657 631 706 730 751 77
72709 72954 73192 73399 73473 73405 population (ths) 73507 73619 73724 73823 73905 73989
04 03 03 03 o1 =01 % change a7 02 o7 o7 o7 a7
-17.8 =183 =193 -16.8 =314 -394 Net migration (ths) =280 =272 =280 =287 =302 -29.8
2169 2,427 3120 4,090 4435 4467 Single-family permits (#) 3,906 7376 1,008 12743 1,838 1710
2369 2,85 3127 3782 6879 71290 Multifamily permits (#) 7882 7303 9368 9815 9,036 9201
1628 1524 1481 1506 1584 1657 FHFA house price (1995Q1=100) 718 1797 1855 1891 1938 1999
28 MOODY'S ANALYTICS / Précis® LS, Metro [/ Midwest [ October 2016
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PRECIS® U.S. METRO MIDWEST » Chicago-Naperville-Arlington Heights IL

ECONOMIC HEALTH CHECK BUSINESS CYCLE INDEX

3-MO MA
May 16

Apr 16 Jun16 Augl6  Seplé

Jul1e
Employment, change, ths 2.3
Unemployment rate, %

Labor force participation rate, %
Employment-to-population ratio, %

Averape weekly hours, # 3:4‘4' '331

JAN 2002=100

120

115

1107

105

1007
Industrial production, 2007 =100 . j , g
Residential permits, single-family, # a5 ! ! ' '
Residential permits, multifamily, # Gap 427 347 o7 10 13 16
Unhanged o prior oA [INGREUpIGBMONATIN | oM 1L s
Sources: BLS, Census Bureau, Moody's Analytics Saurce: Moody’s Analytics
CURRENT EMPLOYMENT TRENDS HOUSE PRICE
% CHANGE YR AGO % CHANGE YR AGO, 3-MO MA 1998Q1=100, NSA
Jan16 May16 Sepl16 200
3 Total 16 16 12 .
Al Mining 5.5 o1 28 e
7 \ Construction 42 33 44 | 160+
1 Manufacturing -0.3 -0.5 -1.3
| [Tade 09 1.0 01 | 1407
07 Trans/Utilities 06 0.4 0.2 1
i - Information 2.7 0.3 13 -
i 1 N 1 1 1 Financial Activities 1.2 03 -1.0 100
2 T T T T T Prof & Business Sves. o1 1.5 18 L L 1 \ L 1
141 17 13 14 15 16 Edu & Health Sves. 2.4 2.0 1.2 80 T T T T T T
e Covernment e Coods producing Letsure & }‘!Omldlly 51 13 4.8 ® 01 Moo 10 A% 98
w— Private services Other Services 08 0.8 2. — — —
Government 2.2 1.7 1.2 cHi L us
Sources: BLS, Moody's Analytics Sources: BLS, Moody's Analyeics Sources; FHFA, Moody's Analytics
RELATIVE EMPLOYMENT PERFORMANCE VACANCY RATES
JAN 2006=100 HOMEOWNER, % HOUSES FOR SALE
120
115
D T T
11 0 1 2 3
105 RENTAL % INVENTORY FOR RENT
1007 i
057 T 1
90 —H—H—F—+—+—+—+—++FF++++++"F 1
06 07 08 089 10 11 12 13 14 15 16F 17F 18F 19F 20F 21F 22F 23F 24F 25F 0 1 2 3 4 5 [ T
—_—H —us Moo H. W
Sources: BLS, Moody's Analytics Sources: Census Bureau, ACS, Moody's Analytics, 2015
BUSINESS COSTS UCATIONAL ATTAINMENT POPULATION BY AGE, %
U.5.=100 %% OF ADULTS 25 AND OLDER =75 ﬁ
TO-74
100% = = 65-69 ="
Total 60-64 -3
80% r : 55-50
s . 50-54
Unitdsbor 60% 4549
B 4?-1‘1
ner, 35-39
ay 40% 3034
25-29
State and local taves 20% 3024
15-19 x
Office rent 0k 10-14
us. 5-9
S LR B <Highshool M Highschool o4 ’
0 20 40 60 80 100 120 = T
: £ M Some college College i 4 3+ & 4 & K T @
B 2008 B 2014 B Graduate school H cH —
Source: Moody'’s Analytics Sources: Census Bureay, Moody's Analytics, 2015 Sources: Census Bureaw, Moody's Analytics, 2018
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PRECIS® U.S. METRO MIDWEST » Chicago-Naperville-Arlington Heights IL

EMPLOYMENT & INDUSTRY MIGRATION FLOWS
TOP EMPLOYERS INDUSTRIAL DIVERSITY INTO CHICAGO IL
Advocate Health Care System 18,556 Mast Diverse (L5 Number of
Unlvessity of Chicago 16,025 1.00 Migrants
JPMorgan Chase & Co. 15,015 0.80 Eigln IL 16,332
Nor thwestern Memorlal Heal thcare 14,550 0.80 - Lake County IL 13,469
Walgreen Co, 14,528 Gary IN 6,089
United Continental Holdings Inc 14,000 060 MNew York NY 4,000
AIE], 13"7"00 Los Angeles CA 2112
Fresence Health nzs 040 Milwaukee Wi 2,034
Chicago Transit Authority 11,031 3 ?
University of llinois 10,100 0,40 Phoenix AZ 2,011
Abbott Laboratories 10,000 Rockford IL 1.8%0
Jewnl - Cxeo Stores 9,577 0.00 Minneapolis MN 173
Mo thwestern University 9,265 { ansk Dnrarsa Atlanta GA 1,625
:ﬁnr:l::l:i:;r:ce Corp. ;.Il:gz EMPLOYMENT VOLATILITY Totalin-migration 136,797
Rush Uiniversity Medical Center 7765 | DuetoU.S. fluctuations Relative to U.S. FROM CHICAGO IL
Allstate Insurance Co. 7,759 100% Elgin IL 20,218
Wal-Mart Stores Inc. 7,620 Lake County IL 16,136
Archdiocese of Chicago ?EJ?S a0% Gary IN 9,410
Exelon Corp. 7,052 Austin TX 458
Spurce: Crain's Chicago, 2015 60%] Phoenix AZ 4,156
107 100 MNew York NY 3,610
40%7 Haouston TX 3,418
PUBLIC LosAngeles CA 3,338
Federal 44,603 20%7] Atlanta CA 3.325
State 623 Dallas TX 3,198
Local 335,452 0% Totalout-migration 190,766
2015 Wrotduetous, Moeous, Bl e B us Net migration -53,96%
COMPARATIVE EMPLOYMENT AND INCOME
Sector % of Total Employment Average Annual Earmnings NH MIGRATION, #
CHI L u.s. CHI IL u.s. 0
Mining 0.0% 0.2% 0.5% 363,215 46,418 5120418
Construction 3.4% 3.6% 45% $79.015  S67485 561,574 10,0007
Manufacturing 77% 9.8% B.7% $83,464  $88.212 579,044 20,000~
Durable 57.8% G0.0% 63.0% nd  SB3,8BG6 580,519
Nondurable 42,2% 40.0%  37.0% nd 594,731 $76,577 -30,0007
Transportation/Utilities 51% 4.8% 1.8% 565417 $69.232 565,923 40,000~
‘Wholesale Trade 5.3% 51% 41% 599,229 592,270 582,045 '
R_ela'l Trade 9.7% 10.3% .0% 534,365 $33.679 533460 -50,000 I I I I
Information 2.0% 1.7% 1.9% 10613 $85340 $107.082 12 13 14 15
Financial Activities 6.9% 6.4% 57% 571,054 $58,799  $52.630
Prof. and Bus. Services 18.5% 15.4% 13.9% 579,893 572,446 56529
Educ. and Health Services 15.7% 151% 15.5% 553,907 552,714 $52,.394 . 212 2013 2014 2013
- . Domestic 40,413 -40504 -50170  -67,203
Leisure and Hosp. Services 9.8% 9.7% 10.7% 529,705 528185 526315 Fareion 21123 23668 27711 27840
Other Services 4.4% 4.2% 4.0% 541,384 $39,303 535,748 TDIE;;R 19 I?Q'D -15‘5%6 _g'l :ﬁ'iQ 20363
Government 11.5% 13.9% 15.5% 561,933 $75,605 573979 o =0 = o
Sources: Percent of total employment — BLS, Moody's Analytics, 2015, Average annual earnings — BEA, Moody's Analytics, 2014 Sources: (RS {top), 2074, Census Bureau, Moody's Analytics
PER CAPITA INCOME LEADING INDUSTRIES BY WAGE TIER
$THS HIGH-TECH Location Employees
— EMPLOYMENT NAICS Industry Quotient Dﬁhs}
53 Ths % of total 5511 Management of companies & enterprises 13 72.6
ol 1809 50 5 5415 Computes systems design & related sves. 1.4 638
~ T 5416 Mgmnt, scientific & technical consult srves. 1.9 581

48 us. | e7ere 48 221 Depository aredit Intermediation 13 540
/\/ GVL  Local Goverment 0.9 3325
HOUSING-RELATED 6221 General medical and surgical hospitals 1.2 1209

[=]

43 / v EMPLOYMENT Z 6113 Colleges, unlversities & prof. schools 1.6 68.5
GVS  State Government 0.3 417
- A el TR N W Ths | %oftotal 7225 Restaurants and other eating places 0.9 2231
=== = el =g = CHI 372 8.7 Z 5613 Fmployment services 17 1494
06 07 08 00 10 11 12 13 14 15 us, 131512 93 S 4am Grocery stores 10 63.5
CHI §54,582 c g R TR : 5617 Sarvices to bulldings and dwellings 1a 549

Sources: BEA, Moody's Analytics Source; Moody's Anaiytics, 2015 Source: Moody's Analytics, 2015
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Conclusion

The Chicago metropolitan area has had an established history of economic stability due to its
accessibility to major markets, its central location, excellent transportation facilities, and diversified
economic base. These features of the subject area are positive factors reinforcing the value of real
estate located within the area over the long term. Projections for the area are for continued long-
term economic growth. This is expected to have a supportive effect leading to increasing property
values for all property types within the near future. Its size, location, and economic diversity provide
investors with a perceived safe harbor during downturns in the national economic cycle.

Joseph J. Blake and Associates, Inc.
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According to the PwC Real Estate Investor Survey, 4th Quarter 2016:

In Emerging Trends in Real Estate® 2017, development ranks as the second preferred
investment category/strategy among Emerging Trends respondents for 2017 — ahead of
opportunistic and core investments and just below value-added investments. Even though
development’s rating slipped this year compared to last year’s report — down from 3.82 to
3.53 on a scale of 1 (abysmal) to 5 (excellent), it’s a trend seen in each of the four
investment strategies. Ratings declined from 0.11 (core investments) to 0.29
(development) and averaged 0.19.

When looking at development prospects for each of the five major commercial real estate
(CRE) sectors included in Emerging Trends, individual rating declines are also noted.
The largest decline over the past year occurred for the retail sector, where the rating fell
from 2.82 to 2.42. According to the report, a consensus is emerging that e-commerce will
decrease the overall demand for retail space, but will not come anywhere near
supplanting it. The key for retailers and developers will be to design spaces for
successfully blending bricks and clicks.

Outside of traditional CRE property sectors, Emerging Trends respondents felt
development prospects in 2017 were strong for fulfillment assets, age-restricted housing,
medical office, urban/high-street retail, and student housing, which has become a popular
sector in recent years. Even though some Emerging Trends respondents believe that
investing in student housing has largely played out with sufficient supply to meet the
demand from a small high-income market, the volume of students at respected colleges
and universities is expected to stay strong for the foreseeable future.

Of the 78 U.S. metros included in Emerging Trends, the top five individual markets with
regard to development prospects in the year ahead were (in order) Austin, Portland,
Nashville, Raleigh/Durham, and Dallas/Fort Worth. New to this list for 2017 were both
Portland and Raleigh/Durham while Boston and Charlotte were dropped from the top-
five list from last year. Other cities that received strong development prospect ratings
were Los Angeles, Seattle, Charlotte, Denver, and Orange County. On the other hand,
cities that received poor development prospect ratings included Providence, Buffalo,
Tacoma, and Hartford.

On an unleveraged basis, discount rates (including developers’ profit) for the national
development land market range from 10.00% to 20.00% and average 16.00% this quarter.
This average is 50 basis points higher than the average from both six months ago and a
year ago.

The typical time that a property is on the market prior to selling ranges from 3 to 36
months and averages 16 months.

Looking ahead over the next 12 months, surveyed investors unanimously forecast
property values in the national development land market to increase. Their expected

Joseph J. Blake and Associates, Inc.
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appreciation rate ranges up to 10.0% and averages 5.6% — slightly below the rate six
months ago (5.9%). (56)

National Market Yield Rates for Real Estate Investments
National Development Land Market
Fourth Quarter 2016
Current Quarter  Second Quarter 2016

Free & Clear Range 10.00%-20.00% 10.00%-20.00%
Average 16.00% 15.50%
Preferred Absorption 1to 20+ 1to 20+

Change Rates

Lot Prices 1.0% to 10.0% 0.0% to 8.0%
Development Costs 3.0% to 5.0% 1.0% to 5.0%
Marketing Period 3 to 36 months 3 to 36 months

Average 16 16

Source: PwC Real Estate Investor Survey, 4th Quarter 2016

CHICAGO MULTI-FAMILY MARKET

According to the Marcus and Millichap 4™ Quarter 2016 Chicago Metro Area Multifamily
Research Market Report:

A deep pool of renters is helping bolster fundamentals amid a construction boom.
Healthy job growth coupled with the allure of an urban lifestyle will underpin
improvements in the Chicagoland apartment market this year. The local economy is
registering strong gains across an array of employment sectors, highlighting the metro’s
economic strength and diversity. Additionally, the continued corporate migration from
the suburbs to the city is bringing young professionals and high-paying job opportunities
to the core. These working millennials overwhelmingly favor renting over
homeownership and seek residence in city cores that offer walkability and a live-work-
play lifestyle. The strength of the city apartment market will be put to the test with an
unprecedented wave of construction set to come online in the next two years. The deep
pool of renters will absorb most of the new space, though a rise in vacancy and
concession usage may occur. The suburbs will face similar challenges as development
also ramps up outside the core, albeit at a lower intensity. Suburban vacancy will remain
on the decline as robust apartment demand outstrips new deliveries. Falling vacancy
coupled with the surge of high-end construction hitting the market will enable another
year of healthy rent growth throughout Chicagoland.

Interest rates at historical lows coupled with improving property fundamentals have kept
buyer demand strong for Chicagoland apartments. Deal flow is accelerating and cap rates
are low, though buyers are beginning to show resistance to outsize pricing, stifled by
concerns about the length of the current expansion. Seller expectations, on the other hand,
continue to escalate, creating a widening disconnect between property owners and

Joseph J. Blake and Associates, Inc.
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buyers. Well-priced deals will receive multiple competing offers, though many owners
are unwilling to part with their properties unless stellar pricing can be achieved. As a
result, a lot of investors are investigating Class C properties in the suburbs where higher
yields can be found. These assets will generally change hands at cap rates in the mid-7
percent range,

Suburban Highlights

After sliding 80 basis points last year, the suburban vacancy rate fell 20 basis points in
the past 12 months to 3.1 percent in September, the lowest level in over five years.
Central Cook County boasts the lowest vacancy among all submarkets at 1.7 percent,
down 30 basis points year over year.

In the last four quarters ending in September, the average effective rent jumped 5.6
percent to $1,159 per month. The most expensive apartments can be found in the
Evanston/Rogers Park/Uptown submarket with tenants paying $1,502 per month on
average.

Conclusion
Development land ranks as the second preferred investment category/strategy among Emerging
Trends respondents for 2017 — ahead of opportunistic and core investments and just below value-

added investments. Constriction trends for multi-family seem to be on the rise locally and
nationally. Vacancy rates are at all-time lows and rental rates are rising.

Joseph J. Blake and Associates, Inc.
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Demographic data within one-, three- and five-miles of the subject is summarized below.

L ]
@ esrl Demographic and Income Comparison Profile

St. Charles Prepared by Esri
Bricher Rd, St Charles, Illinois, 60134
Rings: 1, 3, 5 mile radii

1 mile 3 miles 5 miles
Census 2010 Summary
Population 10,692 56,218 104,237
Househaolds 4,142 20,831 37,369
Familles 2,882 15,017 28,007
Average Household Size 2.48 2.63 2.75
Owner Occupied Housing Units 3,073 16,150 30,167
Renter Ocecupled Housing Units 1,069 4,681 7,202
Median Age 38.5 38.7 40.0
2016 Summary
Population 10,846 57,498 107,050
Househelds 4,163 21,053 37.876
Familles 2,967 15,045 28,194
Average Household Size 2.50 2.67 2.78
Owner Occupied Housing Units 2,951 15,764 29,762
Renter Ocecupled Housing Units 1,212 5,289 8,114
Median Age 39.1 40.5 40.7
Median Household Income $83,460 $90,123 $99,962
Average Household Income £106,747 $117,646 $126.086
2021 Summary
Population 11,048 58,314 10%,015
Households 4,232 21,224 38,304
Families 2,992 15,079 28,350
Average Household Size 252 2.68 2.B80
Owner Occupied Housing Units 2,980 15,814 30,024
Renter Occupied Housing Units 1,242 5,410 8,280
Median Age 39.8 41.3 41.5
Median Household Income $96,312 $101,833 $108,225
Average Household Income %$116,160 $126,928 $135,912
Trends: 2016-2021 Annual Rate
Population 0.37% 0.28% 0.36%
Households 0.28% 0.16% 0.22%
Familles 0.17% 0.05% 0.14%
Owner Households 0.20% 0.06% 0.18%
Median Household Income 2.91% 2.47% 1.60%

Joseph J. Blake and Associates, Inc.
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L]
@ esrl Demographic and Income Comparison Profile

5t. Charles
Bricher Rd, 5t Charles, Ilinols, 60134
Rings: 1, 3, 5 mile radi

Prepared by Esri

2016 Households by Income
<%15,000
515,000 - $24,999
525,000 - $34,999
$35,000 - $49,999
550,000 - $74,999
$75,000 - $99,999
5100,000 - 5140,099
5150,000 - 5199999
5200,000+

Median Housshold Income
Average Househald Income
Per Capita Income

2021 Households by Income
<%15,000
515,000 - $24,999
525,000 - $34,999
$35,000 - $49,999
550,000 - $74,999
575,000 - 99,0909
5100,000 - 5149,95%
5150,000 - 5199,993
$200,000+

Median Housshold Income
Average Househald Income
Per Capita Income

1 mile
Number
231
255
208
435

$B83 460
$106,747
%39, 5835

Number
230
231
416
262
517
516
a51
648
451

$96,312
$116, 160
$42 632

Percent
5.5%

6. 1%
7.2%
10.4%
15.5%
12.9%
18.7%
12.6%
9.9%

Percent
S5.4%
5.5%
9.9%
6.2%

12.2%
12.2%
22.5%
15.3%
10.7%

3 miles
Numbser

1,071
1,377
2,053
3,330
2,633
4,239
2,726
2,695

$90,133
%117 646
%43 492

Number
o930

DES
1,563
1,301
2,683
2,495
4,749
3,236
2,903

%$101,E33
%126, 938
46,560
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Percent
4.5%
5.1%
5.5%
5.8%

15.8%
12.5%
20.1%
12.9%
12.8%

4.4%
4.5%
9.2%
6.1%
12.6%
11.8%
22.4%
15.2%
13.7%

5 miles
Number
1,730
1,793
2,129
3,151
5,524
4,616
8,041
5173
5,718

599,962
$126,086
45,168

Number
1,676
1,543
2,896
2,140
4,318
4,380
9,127
6,110
6,115

5108,225
§135,912
48,302

4.6%
A 7%
5.6%
B.3%
14 6%
12.2%
21.2%
13.7%
15.1%

Percent
4.4%
4.0%
7.6%
5.6%

11.3%
11.4%
23.B%
16.0%
16.0%
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]
@ esrl Demographic and Income Comparison Profile

5t. Charles Prepared by Esri
Bricher Rd, St Charles, Illinols, 60134
Rings: 1, 3, 5 mile radil

1 mile 3 miles 5 miles
2010 Population by Age Number Percent Number Percent Mumber Percent
Agal-4 623 5.8% 3,182 3.6% 5,915 5.7%
Age5-9 731 7.0% 4,058 7.2% 8,176 7.8%
Age 10 - 14 B43 7.9% 4,497 8.0% 9,036 B.7%
Age 15 - 19 B47 7.0% 4,409 7.8% 8,199 7.0%
Age 20 - 24 So9 5.6% 2,774 4.9% 4,702 4.5%
Age 25 - 34 1,179 11.0% 5.Be1 10.4% 9,536 0.1%
Age 35 - 44 1,537 14.4% 7,951 14.1% 15,227 14.6%
Age 45 - 54 1,743 16.3% o,720 17.3% 18,759 1B.0%
Age 55 - &4 1,309 12.2% 7,160 12.7% 13,353 12.8%
Age 65 - 74 657 6.1% 3,337 5.9% 5,962 5.7%
Age 75 - B4 401 3.7% 2,104 3.7% 3,507 3.4%
Age B5+ 202 1.9% 1,177 2.1% 1,855 1.8%
2016 Population by Age Number Percent Number Percent Mumber Percent
AgaD -4 591 5.4% 3033 5.3% 5,697 5.3%
Ages5 -9 B67 6.1% 3,548 6.2% 7,221 6. 7%
Age 10 - 14 767 7.1% 4,233 7.3% 8,556 B.1%
Age 15 - 19 B52 7.0% 4,204 7.3% 7,937 7.4%
Age 20 - 24 630 5.8% 3,304 5.7% 5,692 5.3%
Age 25 - 34 1,368 12.6% 6,608 11.6% 11,111 10.4%
Age 35 - 44 1,369 12.6% 7,108 12.4% 13,563 12.7%
Age 45 - 54 1,583 14.6% B, FE3 15.3% 17,166 16.0%
Age 55 - &4 14B& 13.7% B3B3 14.6% 15,602 14.6%
Age 65 - T4 207 B.4% 4,B48 8.4% 8,753 B.2%
Age 75 - B4 413 3.8% 2,091 3.6% 3,600 3.4%
Age B5+ 215 2.0% 1,374 2.2% 2,012 1.9%
2021 Population by Age Number Percent Number Percent Mumber Percent
AgaD -4 586 5.4% 3,027 5.2% 5,594 5.2%
Age5 -9 633 5.7% 3,289 5.6% 6,543 6.1%
Age 10 - 14 705 6.4% 3,797 6.5% 7,927 7.3%
Age 15 - 19 BO1 7.3% 4,036 6.9% 7,861 7.2%
Age 20 - 24 622 5.6% 2,045 5.1% 5,151 4. 7%
Age 25 - 34 1,376 12.5% 7,138 12.2% 12,038 11.0%
Age 35 - 44 1,508 13.7% 7,564 13.0% 14,161 13.0%
Age 45 - 34 1,422 12.9% 7,704 13.2% 15,309 14.0%
Age 55 - 64 1,534 13.9% B,650 14.8% 16,182 14.8%
Age 65 - T4 1,122 10.2% 6,196 10.6% 11,361 10.4%
Age 75 - B4 507 4.6% 2,687 4.6% 4,623 4. 2%
Age B5+ 221 2.0% 1,300 2.2% 2,065 1.0%

Joseph J. Blake and Associates, Inc.
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O esrl Demographic and Income Comparison Profile

5t. Charles

Prepared by Esri
Bricher Rd, St Charles, Ilinois, 60134
Rings: 1, 3, 5 mile radil
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@ esrl Demographic and Income Comparison Profile

St. Charles Prepared by Esri
Bricher Rd, St Charles, lllinols, 60134
Rings: 1, 3, 5 mile radil
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@ esrl Demographic and Income Comparison Profile

5t. Charles Prepared by Esri
Bricher Rd, St Charles, Ilinois, 60134
Rings: 1, 3, 5 mile radii

5 miles

Trends 2016-2021
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According to the 2010 census, the population within a one-mile radius of the subject is 10,692,
increasing to 56,218 in a three-mile radius and 104,237 in a five-mile radius. There are 4,142
households within a one-mile radius, increasing to 20,831 in a three-mile radius and 37,369 in a
five-mile radius. In 2016, the median household income in a one-mile radius is $83,460,
increasing to $90,123 in a three-mile radius and $99,962 in a five-mile radius. There are 1,212
renter occupied housing unit within one-mile of the subject in 2016, increasing to 6,289 in a
three-mile radius and 8,114 in a five-mile radius.

Conclusion

The current neighborhood uses are mostly residential to the south and commercial to the east
with vacant farmland to the north and west. The neighborhood is in the growth stage of its
economic life cycle with no significant sources of external obsolescence noted. There appears to
be a transition from less intensive, agricultural or idle land use to residential and some
commercial use in the immediate area of the subject. Property values within the neighborhood
are expected to continue to increase gradually over the longer term, inclusive of the subject’s.

Joseph J. Blake and Associates, Inc.
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A neighborhood is defined as: "A group of complementary land uses; a congruous grouping of
inhabitants, buildings, or business enterprises." > A neighborhood should be distinguished from a
district, which is defined as "a neighborhood characterized by homogenous land use." ® For
example, predominantly residential neighborhoods typically contain some commercial properties
that provide services for local residents. The boundaries of a neighborhood can be physical such
as a lake, stream or major highway or they may be less easily discernible such as changes in
prevailing land use or occupant characteristics.

The subject is in Saint Charles, Illinois, which had a population of 32,974 as of the 2010 US
Census. The official city slogan is Pride of the Fox, after the Fox River that runs through the
center of town. Saint Charles is part of a tri-city area along with Geneva and Batavia, all western
suburbs of similar size and relative socioeconomic condition.

The top employers for the area, according to the Saint Charles 2009 Comprehensive Annual
Financing Report, are Saint Charles Community School District (1,780 employees), System
Sensor (550 employees), OMRON (500 employees), Pheasant Run Resort (450 employees), City
of Saint Charles (350 employees) and Saint Charles Park District (300 employees).

Saint Charles is home to the Kane County Fair in July and the Kane County Flee Market every
month. Saint Charles is also home to the Arcada theatre, which has hosted Martin Short, Joan
Rivers and Bill Cosby. Downtown Saint Charles was named one of the region’s “Top 10” by the
Chicago Tribune for fine dining, arts and entertainment, recreational opportunities, unique
shopping and a lively nighttime personality. Family Circle named Saint Charles #1 in its 2011
Annual Survey of Best Towns and Cities for families. The survey included communities from
across the country and is featured in the magazine’s August 2011 issue. The communities in the
magazine combine affordable housing, good neighbors, green spaces, strong public schools and
giving spirits.

The Saint Charles Public Library is nationally ranked among the best libraries in the U.S. and has
earned a “three star” rating in the 201 Library Journal Index. In 2008, as a part of a promotional
effort by a local water gardening company, Saint Charles named itself the water garden capital of
the world.

Saint Charles is home to the Q Center, a 95-acre conference site. Originally built as a Catholic
Women’s Liberal Arts College, St. Dominic College, it later became Arthur Andersen’s Center
for Professional Education. It is now used by Accenture, and hosts meetings, conferences and
executive learning for Fortune 500 companies, associations and social, military, education,
religious and fraternal organizations from all over the world.

Conclusion

The subject is positioned in an area that is surrounded by retail and residential and is part of a
larger farmland piece that will be sectioned off upon sale of the property and later developed.

5 The Dictionary of Real Estate Appraisal, Fifth Edition, (Appraisal Institute 2010), Page 133.
6 The Dictionary of Real Estate Appraisal, Fifth Edition, (Appraisal Institute 2010), Page 60.

Joseph J. Blake and Associates, Inc.
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Neighborhood Map

St. Charles

Kane County
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LOCATION:

SHAPE/SIZE/FRONTAGE:

TOPOGRAPHY:

FLOOD HAZARD:

ACCESSIBILITY/VISIBILITY:

SOIL CONDITIONS
AND EASEMENTS:

IMPROVEMENTS:

UTILITIES AND SERVICES:

SUMMARY:

ZONING:

SITE DESCRIPTION 29

Appraisal of the Vacant Land at Bricher Road in Saint
Charles, Illinois.

The subject is a slightly irregular site encompassing
20.48 acres.

The site's topography appears flat and it is currently
being farmed by one tenant.

According to FEMA flood map ID 17089C0264H dated
August 3, 2009, the site does not appear to be in a 100-
year or 500-year flood plain and is in Zone X.

The subject has frontage along Bricher Road.

Environmental studies of the subject property were not
available for our review (See Assumptions and
Limiting Conditions).

There are no building improvements on the site, but
water and sewer lines have been installed to the site.

The subject site has access to all utilities (electricity,
telephone, water/sewer, and gas service) available along
Bricher Road, a two-lane, asphalt paved street that will
be the primary points of access for the future
subdivision. We assume normal utility easements. We
also assume no detrimental easements exist on the site.

The site appears to be adequate for the intended
residential improvements.

BR — Regional Business and part of PUD 47 (see
Extraordinary Assumptions).

Joseph J. Blake and Associates, Inc.
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The land referred to in this Commitment is described as follows:

NOTE: THIS LEGAL DESCRIPTION IS FOR INFORMATIONAL PURPOSES ONLY AND SHOULD NOT
BE USED ON LEGAL DOCUMENTS.

PART OF:

THAT PART OF THE SOUTHEAST 1/4 OF SECTION 32, TOWNSHIP 40 NORTH, RANGE 8, EAST
OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: COMMENCING AT THE
SOUTHWEST CORNER OF THE SOUTHEAST 1/4 OF SAID SECTION 32, SAID CORNER ALSO
BEING THE SOUTHWEST CORNER OF A TRACT OF LAND CONVEYED TO FIRSTAR BANK OF
GENEVA, SUCCESSOR TRUSTEE TO THE FIRST NATIONAL BANK OF GENEVA, AS TRUSTEE
UNDER TRUST NUMBER 2640. AS RECORDED IN DOCUMENT NO. 1884216; THENCE NORTH 00
DEGREES, 13 MINUTES, 06 SECONDS WEST, ALONG THE WEST LINE OF SAID SOUTHEAST 1/4,
1068.42 FEET TO THE SOUTHWEST CORNER OF A TRACT OF LAND CONVEYED TO MEIJER,
INC., AS RECORDED IN DOCUMENT NO. 1999K032600; THENCE NORTH 88 DEGREES, 26
MINUTES, 16 SECONDS EAST ALONG THE SOUTH LINE OF SAID MEIJER, INC. LAND, A
DISTANCE OF 1353.30 FEET; THENCE SOUTH 1 DEGREE, 33 MINUTES, 25 SECONDS EAST FOR
1068.11 FEET TO THE SOUTH LINE OF SAID SECTION 32; THENCE SOUTH 88 DEGREES, 26
MINUTES, 12 SECONDS WEST ALONG THE SOUTH LINE OF SAID SECTION 32, A DISTANCE OF
1378.26 FEET TO THE POINT OF BEGINNING, (EXCEPT THAT PART CONVEYED BY DEED
DOCUMENT RECORDED AS 2000K028065 TO THE CITY OF GENEVA) IN THE CITY OF ST.
CHARLES, KANE COUNTY, ILLINOIS,

THIS COMMITMENT IS VALID ONLY IF SCHEDULE B IS ATTACHED.

Joseph J. Blake and Associates, Inc.
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REAL ESTATE TAXES

The subject is identified by the City of Saint Charles, Kane County Assessor's Office by the
following tax parcel number:

09-32-400-028

Tax bills in Kane County are typically payable semi-annually, one year in arrears. The subject is
assessed as vacant land. However, it is part of a larger parcel that has not been legally
subdivided. In addition, the current property’s assessed value is based on vacant land and will
increase as infrastructure and residential development is completed.

ZONING

The subject is zoned BR — Regional Business and part of PUD 47 (Bricher Commons PUD). The
purpose of this district is to provide locations along Strategic Regional Arterial corridors for
shopping centers and business uses that draw patrons from St. Charles, surrounding communities
and the broader region. This district consists primarily of large-scale development that has the
potential to generate significant automobile traffic.

Residential uses were not permitted in this district when the PUD was initially approved for
commercial development under Ordinance No. 1999-Z-11. Permitted uses include various
cultural/religious/recreational and entertainment uses as well as college, medical center, hospital,
post office, public service facility, bank, day care center, financial institution, gas station, home
improvement center, dental clinic, motor vehicle rental, office, outdoor sales, personal services,
restaurant, retail sales, tavern, theater , animal hospital, mini warehouse, temporary motor
vehicle storage, etc.

In 2006, the PUD was amended under Ordinance No. 2006-Z-7. In addition to the commercial
uses already permitted on the property, the amendment allowed for multi-family residential uses
on up to 34.5 acres of the property, subject to a density limitation (maximum of 250 units) and
that 20% of the units must be affordable. A conceptual site plan was included illustrating the
intended residential and commercial land uses and internal circulation, including a roadway
through the site connection Bricher Road and Route 38. No preliminary plans were submitted for
development of the property as contemplated under the 2006 PUD ordinance.

The comprehensive plan design for this area is an industrial/business part with potential for
residential uses.

The zoning classification has been obtained from the Saint Charles zoning map. See below. The
property is contingent on the property being rezoned to RM3 to allow for a proposed 250+ unit
Class A apartment property. However, we have appraised the as is value of the subject site under
its existing zoning without contingencies. This property does not have existing improvements
and is currently farmland. According to the prospective buyer, the property will be replatted as it
is currently part of a larger parcel of land. We assume that the zoning as noted above is correct
and that the site can be replatted without delay.

Joseph J. Blake and Associates, Inc.
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HIGHEST AND BEST USE 36

Highest and best use, as defined by the Appraisal Institute, is: "The reasonably probable and
legal use of vacant land or an improved property that is physically possible, appropriately
supported, financially feasible, and that results in the highest value."’

In determining the highest and best use of the subject, careful consideration was given to the
economic, legal and social factors, which motivate investors to develop, own, buy and sell,
manage, and lease real estate.

In estimating the highest and best use of a vacant parcel of land there are essentially four stages
of analysis:

1. Possible Use - What uses of the site in question are physically possible?

2. Permissible Use (legal) - What uses are permitted by zoning and deed restrictions on the
site in question?

3. Feasible Use - Which possible and permissible uses will produce a net return to the
owner of the site?

4. Highest and Best Use - Among the feasible uses, which will produce the highest net
return or highest present worth of the site in question?

The following tests must be met in estimating the Highest and Best Use of a vacant parcel: the
potential use must be physically possible and legally permissible, there must be a profitable
demand for such use, and it must return to the land the highest net return for the longest period of
time. These tests have been applied to the subject site and are discussed below.

Physically Possible - The first constraint imposed upon the possible use of a site, as if vacant, is
dictated by its physical characteristics. Size, shape, area, and terrain affect the uses to which land
may be developed. Utility of a parcel may depend on its frontage and depth. Irregularly shaped
parcels may cost more to develop, and when developed may have less utility than a regularly
shaped parcel of the same size.

The site is 20.48 acres and has accessibility from Bricher Road. All public utilities are reportedly
at the property.

The subject site is sufficient in size and shape to accommodate a variety of uses, including
residential, industrial, office, retail or office flex uses. Surrounding land uses are mostly retail,
residential, and agricultural. Considering the visibility and accessibility of the site, residential or
agricultural (interium) use appears to be the most appropriate use of the site.

Legally Permissible —The subject is zoned BR — Regional Business and part of PUD 47. The
zoning has been obtained from the Saint Charles zoning map. The pending sale and price are
contingent on the property being rezoned to RM3 to allow for a proposed 250+ unit Class A

7 The Dictionary of Real Estate Appraisal, Fifth Edition, (Appraisal Institute 2010), Page 93.

Joseph J. Blake and Associates, Inc.
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apartment property. However, we have appraised the as is value of the subject site under its
existing zoning. This property does not have existing improvements and is currently farmland.

Financially Feasible — Sales of large tracts of land are not common in this market. In addition,
there does not appear to be any significant development occurring. The planned development of
the site is for residential housing if rezoning can be obtained. A complete feasibility analysis
would be required to establish a time-line for development of the proposed use, which is outside
the scope of this appraisal.

Highest and Best Use, As If Vacant - Based on the uses of the subject site which have been
determined to be physically possible, legally permissible, and financially feasible, it is concluded
that one of the highest and best uses of the subject site, as if vacant, is ultimately for a residential
development (pending zoning approval) and subject to financial feasibility. Otherwise, a likely
interim use is for agriculture.

Joseph J. Blake and Associates, Inc.
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The Sales Comparison Approach is based upon the assumption that a prudent buyer would not
pay more for a property than it would cost to acquire a comparable substitute property. This
approach involves direct comparison of the property being appraised to other similar type
properties that have sold or are currently offered for sale. Since no two properties are ever
identical, adjustments for differences in quality, location, size, and market appeal are often
necessary.

The reliability of this technique is dependent upon the availability of comparable sales data, the
verification of the sales data, the degree of comparability of each sale with the subject property,
the date of the sale in relation to the date of the appraisal, taking into account market changes
during the interim, and consideration of any non-typical conditions affecting price or terms of the
sale.

The price a typical purchaser pays is usually the result of an extensive shopping process in which
available alternatives are compared. The property purchased typically represents the best
available balance between the buyer's specifications and the purchase price. Hence, carefully
verified and analyzed data will generally provide good evidence of value, if it represents typical
actions and reactions of buyers and sellers active in the market.

In applying the Sales Comparison Approach, the characteristics of the subject are compared with
the characteristics of properties that have sold in the marketplace. The sales have been analyzed
on a price per acre basis with adjustments made for variances in property rights conveyed,
financing terms, condition of sale, time of sale, location, size, exposure/access other factors as
noted, and economic characteristics.

Joseph J. Blake and Associates, Inc.
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Land Sales Analysis

In this section the price per acre of gross land area is the unit of comparison employed to
determine an opinion of value of the subject. Within the following paragraphs are discussions
relative to the adjustments, which compensate for any economic and physical differences
between the comparable sale data and the subject property.

Joseph J. Blake and Associates, Inc.
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Land Sale 1

PROPERTY
Location:

SALE DATA:
Date of Sale:
Days on Market:
Sale Price:

Property Rights Sold:

Financing:
Condition of Sale:
Grantor:

Grantee:

SITE DATA:
Area:
Topography:
Improvements:
Zoning:

UNIT OF COMPARISON:
Price Per Acre:

COMMENTS:

Kirk and Legacy Road
Saint Charles, IL

October 2015

N/A

$2,122,500

Fee Simple Interest

Cash to Seller

Arm’s Length Transaction
Venture One Real Estate, LLC
AJR Filtration, Inc.

15.10 acres or 657,756 SF
Level

None

M-1 PUD, Saint Charles

$140,563

The land is at the intersection of Kirk Road
and Legacy Boulevard. The land acquired
will be the future site of a build-to-suit
industrial property that will be the corporate
headquarters for AJR  Filtration, a
manufacturer of air filters. This sale had a
condition of a build to suit development
being included in the sale of this property.

Joseph J. Blake and Associates, Inc.
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Land Sale 2

PROPERTY
Location:

SALE DATA:
Date of Sale:
Days on Market:
Sale Price:

Property Rights Sold:

Financing:
Condition of Sale:
Grantor:

Grantee:

SITE DATA:
Area:
Topography:
Improvements:
Zoning:

UNIT OF COMPARISON:
Price Per Acre :

COMMENTS:

6N917 Route 25
Saint Charles, IL

October 2015

N/A

$1,375,000

Fee Simple Interest

Cash to Seller

Arm’s Length Transaction
Wayne Pierre LLC

Honey Bridge Ranch LLC

28.84 acres or 1,256,270 SF
Level

2 Barns (Horse Farm)

E-1

$47,677

This property was previously operated as an
equestrian facility, but the new buyer
planned to turn it into single-family
residences. It consisted of four separate
parcels.

Joseph J. Blake and Associates, Inc.
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Land Sale 3

PROPERTY
Location:

SALE DATA:
Date of Sale:
Days on Market:
Sale Price:

Property Rights Sold:

Financing:
Condition of Sale:
Grantor:

Grantee:

SITE DATA:
Area:
Topography:
Improvements:
Zoning:

UNIT OF COMPARISON:
Price Per Acre:

COMMENTS:

South Street & Burgess Road
Geneva, IL

August 2016

856 days

$2,000,000

Fee Simple Interest
Cash to Seller
Assemblage

Richard T. Cooper
Havlicek Builders, Inc.

8.5 acres or 370,260 SF
Level

Horse
R1

$235,294

This land was purchased by Havlicek
Builders, Inc. The sale included 4 parcels
immediately west of Geneva Golf Club. An
application with the city has been filed for
the rezoning from R1 to R2. The buyer was
proposing to develop a 25 lot detached
single-family subdivision.

Joseph J. Blake and Associates, Inc.
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Land Sale 4

PROPERTY
Location:

SALE DATA:
Date of Sale:
Days on Market:
Sale Price:

Property Rights Sold:

Financing:
Condition of Sale:
Grantor:

Grantee:

SITE DATA:
Area:
Topography:
Improvements:
Zoning:

UNIT OF COMPARISON:
Price Per Acre:

COMMENTS:

Deerpath Road
Batavia, IL

June 2014

N/A

$1,450,000

Fee Simple Interest

Cash to Seller

REO Sale

West Suburban Bancorp Inc.
Toll IL IV, LP

38.18 acres or 1,663,120 SF
Level

None

Residential

$37,978

43

This property was proposed to be made into 63 lots
for single-family homes. The transaction was in
escrow for 515 days. The property was part of an

REO sale.

Joseph J. Blake and Associates, Inc.
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Listing 1
PROPERTY
Location: 7N504 Route 31
South Elgin, IL
SALE DATA:
Date of Sale: Available
Days on Market: N/A
Sale Price: $1,500,000
Property Rights Sold: N/A
Financing: N/A
Condition of Sale: N/A
Grantor: N/A
Grantee: N/A
SITE DATA:
Area: 20.11 acres or 875,992 SF
Topography: Flat
Improvements: None
Zoning: Residential
UNIT OF COMPARISON:
Price Per Acre: $74,590
COMMENTS: This property is currently available and zoned

single-family residential low density.

Joseph J. Blake and Associates, Inc.
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Adjustment Grid
Sale 1 Sale 2 Sale 3 Sale 4 Listing 1
Address Kirk & Legacy Rd. 6N917 Route 25 South Street & Burgess Rd. Deerpath Road 7N504 Route 31
Saint Charles, IL Saint Charles, IL Geneva, IL Batavia, IL South Elgin, IL
Zoning M-1PUD E-1 R1 Residential Residential
Sale Date October-15 October-15 August-16 June-14 Available
Land Size - Acres 15.10-acres 28.84-acres 8.5-acres 38.18-acres 20.11-acres
Land Size - SF 657,756 SF 1,256,270 SF 370,260 SF 1,663,120 SF 875,992 SF
Sale Price $2,122,500 $1,375,000 $2,000,000 $1,450,000 $1,500,000
Price Per Acre $140,563 $47,677 $235,294 $37,978 $74,589.76
Comments The land will be the future site  This property was operated as =~ This land is proposed to be  This property was an REO sale This property is currenlty available.
ofa corporate headquarters. an equestrian facility. developed with a 25-lot single- and the proposed use was for
family subdivision. 63 single-family homes.
Adjustments
Property Rights Conveyed 0.00% 0.00% 0.00% 0.00% 0.00%
$2,122,500 $1,375,000 $2,000,000 $1,450,000 $1,500,000
Financing Terms 0.00% 0.00% 0.00% 0.00% 0.00%
$2,122,500 $1,375,000 $2,000,000 $1,450,000 $1,500,000
Conditions of Sale 0.00% 0.00% -15.00% 25.00% -5.00%
$2,122,500 $1,375,000 $1,700,000 $1,812,500 $1,425,000
Market Conditions 4.00% 4.00% 2.00% 8.00% 0.00%
$2.207.400 $1.430.000 $1.734.000 $1.957.500 $1.425.000
Adjusted Sale Price Per Acre $146,185 $49,584 $204,000 $51,270 $70,860
Physical Characteristics
Location -15.00% 15.00% -15.00% 15.00% 15.00%
Zoning 5.00% 5.00% -5.00% -5.00% -5.00%
Accessibility/Visibility 0.00% 0.00% 0.00% 25.00% 25.00%
Size -5.00% 8.00% -12.00% 18.00% 0.00%
Utilities/Infrastructure 0.00% 0.00% 0.00% 0.00% 0.00%
Total Physical Adjustments -15.00% 28.00% -32.00% 53.00% 35.00%
|Adjusted Price Per Acre $124,258 $63.467 $138,720 $78.444 $95.,661
High: $138,720
Low: $63,467
Mean: $100,110
Median: $95,661

Analysis of Comparable Data
Property Rights Conveyed

The subject is being appraised on a fee simple basis. All of the sales transferred on a fee simple
basis and therefore no adjustment was required to their sale prices per square foot.

Financing Terms

Adjustments for non-market financing arrangements estimated by using cash equivalency
calculation are applied to any sales transactions with unusual financing in order to equate them to
comparable market transactions. The comparables sales presented within this report were
reported as being sold on a cash or equivalent basis. Therefore, no adjustments are warranted for
this element of comparison.

Conditions of Sale

An adjustment for conditions of sale is necessary to ascertain the motivation of buyers and
sellers of comparable sales, which are not arms length transactions. Numerous factors may exist,
such an existing relationship between the buyer and the seller, inadequate market exposure,
economic restraints, or legal considerations that influence the sales price or timing of the sale.
Sale 3 was part of an assemblage, indicating a downward adjustment to its price per acre. Sale 4

Joseph J. Blake and Associates, Inc.
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appears to be an REO sale (real estate owned by the former lender). As such, an upward
adjustment was made to the price per acre of this sale. Sales 1 and 2 appear to be an arm’s length
transactions and no adjustments were made to the prices per acre of these sales. Listing 1 was
adjusted downward, as this is a current listing and its price will likely be negotiated downward.

Market Conditions (Time)

Comparable Sales 1-4 occurred in June 2014 through August 2016 and their sale prices per acre
were adjusted upward in varying degrees. No adjustment was made to the price per acre of
Listing 1.

Location

Comparables 1 and 3 is in a superior locations and their prices per acre was adjusted downward.
Sale 2, 4 and Listing 1 are in inferior locations and their prices per acre were adjusted upward for
location.

Size

Comparables 1 and 3 are smaller than the subject, requiring downward adjustments to their sale
prices per acre. Comparables 2 and 4 are larger than the subject and their sale prices per acre
were adjusted upward. No adjustment was made to the price per acre of Listing 1.

Zoning

The subject is Regional Business District. Sale 1 is an industrial district and Sale 2 is zoned for a
horse farm. As such, both sales required an upward adjustment per acre for zoning. However,
Sales 1, 3 and 4 were contingent upon rezoning, requiring downward adjustments to their prices
per acre. Listing 1 is zoned for residential, indicating a downward adjustment to its price per
acre.

Utility/Infrastructure

According to the prospective buyer, utilities are to the site for the subject and no infrastructure is
in place on the site. No adjustments were made under this heading.

Access and Exposure
Sales 1-3 have similar exposure and their sale prices per acre were not adjusted under this

heading. Sale 4 and Listing 1 were adjusted upward under this heading for inferior access and
exposure.

Joseph J. Blake and Associates, Inc.
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Summary and Conclusion
The sales comparables indicated the following unadjusted market range:

$/Acre Before $/Acre After

Adjustments Adjustments
High $235,294 $138,720
Low $37,978 $$63,467
Mean $99,921 $98,648

We spoke with Mark Coleman of Coleman Land Company (630.377.1600). He is familiar with
the subject site and proposed use. According to Mr. Coleman, he has a 7-acre parcel in
Carpentersville, Illinois that is proposed for multi-family. He stated that it is in an inferior area as
the subject but also smaller than the subject. In his opinion, the price per square foot of the
subject site is currently $2.50, or $108,900 per acre. We also spoke with Russ Nelms with
Coldwell Banker Commercial (630.587.4632). According to Mr. Nelms, there was a sale on
September 9, 2014 at Randall Road and Silver Glen in South Elgin (St. Charles school district).
A 50.85 acre parcel sold for $7,600,000 or $149,459 per acre. This property was owned by First
Midwest and sold to Pulte. He stated that they planned to build single-family homes. He said a
second property sold across from the subject on Bricher Road. The sale date was August 15,
2014 and the sale price is $3,304,500. The site size was 14.42-acres or $229,161 per acre.
According to Mr. Nelms, both of these sales have a very high price per acre and his opinion is
that they are both overpriced and surprised him when they sold for such a high price per square
foot. However, these two sales were most likely contingent upon rezoning, indicating a higher
price per acre.

Considering the above, with consideration given to the brokers in the area, the subject’s land
value is projected between $100,000 and $125,000 per acre for an average of $112,500. The land
value is calculated as:

Size Estimated Final Opinion of
Value per acre Subject As Is
20.48 acres X $112,500 $2,304,000
Rounded $2,300,000

ESTIMATED MARKET VALUE
VIA THE SALES COMPARISON APPROACH,
Rounded to... $2,300,000

Joseph J. Blake and Associates, Inc.



RECONCILIATION AND FINAL VALUE OPINION 48

Based on our inspection and analysis of economic trends influential to the property, it is our
opinion that the market value of the fee simple interest in the 20.48-acre subject site at Bricher
Road in the City of Saint Charles, Kane County, Illinois, as of the effective date of the appraisal,
February 25, 2017, and subject to the incorporated Assumptions and Conditions under its
existing zoning, is:

TWO MILLION THREE HUNDRED THOUSAND ($2,300,000) DOLLARS

We are of the opinion that a reasonably achievable marketing time for the market value opinion,
assuming the property was properly priced and actively marketed, is 12 to 36 months
commencing from the effective date of appraisal going forward. We estimate an exposure period
of 12 to 36 months preceding the effective date of appraisal, if properly priced and actively
marketed.

Joseph J. Blake and Associates, Inc.
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JOSEPH J. BLAKE AND ASSOCIATES, INC.
BL E REAL ESTATE VALUATION AND CONSULTING

10 South LaSalle Street, Suite 1140 | Chicago, lllinois 60603 | Phone: 312-372-1333 | Fax: 312-372-5333 | www.josephjblake.com

VIA E-MAIL: jeff@e-a.net

February 15, 2017

Executive Capital

c/o Mr. Jeff Ratzer

Vice President

Big Rock Executive Center
47W210 Route 30

Big Rock, IL 60511

Re: Fee Proposal for Land Appraisal and
Apartment Supply and Demand Analysis of:
20+ Acre Site and Proposed 250+ Unit Class A+ Apartment in
St. Charles, IL

Dear Ratzer:

In accordance with your request, herewith submitted is our fee proposal for preparing an appraisal and
appraisal report of the above referenced property as well as a supply and demand analysis of the
immediate and local Class A apartment market.

The purpose of the appraisal will be to provide our opinion of the fee simple interest in a 20+ acre site
under its current zoning for agricultural use. Under separate cover, we will also provide a local supply
and demand analysis relating to a proposed 250z unit proposed Class A+ apartment.

The fee for the assignment will be $4,000, due upon completion and delivery of the final appraisals.

We will put forth our best efforts to provide you with an electronic copy of the appraisal within 3 weeks
of authorization. The date of authorization is the date we receive a signed copy of this fee proposal along
with all information required to complete this assignment.

If court testimony, arbitration or additional consulting services are required, the additional fee will be
based on $300 per hour plus travel and all related expenses including but not limited to pre and post
trial/arbitration meetings, appraisal reviews, air fare, auto mileage, meals, lodging, messenger and
overnight services, telephone calls, ground transportation, copying charges, clerical service, etc.

As always, the appraisals will conform to the standards set forth in the Code of Professional Ethics and
Standards of Valuation Practice of the Appraisal Institute, and Uniform Standards of Valuation Practice
of the Appraisal Foundation, FIRREA (Financial Institutions Reform, Recovery and Enforcement Act), as
well as the attached Assumptions and Limiting Conditions.

If certain information is not received in a timely fashion, the delivery date of the appraisals may be
delayed beyond the stated time frame.

If the assignment is canceled, the fees and expenses incurred to that point will be $300 per hour plus
related expenses not to exceed the total fee.

Corporate Headquarters: 425 Broad Hollow Road, Suite 429 | Melville, New York 11747 | (516) 827-0222
Regional Offices: Atlanta | Boston | Chicago | Dallas | Los Angeles | Miami | New York City | San Francisco | Washington D.C.
Blake & Sanyu Alliance: Tokyo | Osaka | Nagoya | Sendai
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Executive Capital
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If after the assignment is placed on hold by the client, or if within a 10 day period after cancellation by
the client, authorization is given to proceed with the assignment, the fee structure will remain the same
and all fees and expenses paid will be credited against the original fee assuming the scope of work has
not changed. The revised delivery date of the final reports may then be set by mutual agreement. Please
keep in mind that any assignments placed on hold by the client may result in extended delivery dates for
the final report.

If a draft report is issued at the request of the client, and final comments on the draft are not provided
by the client in order to finalize the report in 5 days of issue, then the entire agreed upon fee will be due
and payable at that point, if not already paid and service charges will begin to accrue the 50" day after
the draft was sent out (see below).

We reserve the right to access a service charge of 1 % percent per month (18 percent) on any
outstanding balance for which payment has not been received after 45 days from the invoice date. The
service charge shall be capitalized and become part of the outstanding balance as the interest accrues.

In the event we must take legal action to collect any portion of our outstanding fees, reasonable
attorneys’ fees, court costs, sheriffs’ fees and other related costs associated with the collection of the
account shall be paid by Executive Capital, if Joseph J. Blake and Associates, Inc. prevails in such action.
This proposal, at the option of Joseph J. Blake and Associates, Inc., may be revised or withdrawn if not
signed and received by Joseph J. Blake and Associates by March 30, 2017.

If the nature or scope of the assignment is changed, we reserve the right to alter the time frame and fee
structure accordingly. Additional copies of the appraisal reports will be available at a cost of $75 per
copy plus messenger or overnight delivery charges.

If the terms and conditions of this proposal are agreeable, kindly indicate your acceptance by signing in
the space provided below and return a copy together with all information required to commence the
assighment at your earliest convenience.

We wish to thank you for utilizing the services of Joseph J. Blake and Associates, Inc. and for the
confidence you have demonstrated in our ability to perform this assignment.

Respectfully submitted,

JOSEPH J. BLAKE AND ASSOCIATES, INC.

NSy e L

Michael J. Maglocci, MAI, Managing Partner
State-Certified General Real Estate Appraiser
NO. 553.000119

JOSEPH J. BLAKE AND ASSOCIATES, INC.

REAL ESTATE VALUATION AND CONSULTING
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| understand and accept that the final appraisals will be subject to the above fee proposal and the
attached Assumptions and Ljrfiting Conditions. | also certify that | am authorized by my company or
client to engage the s / icgs described in this contract.

By Print: “t/‘FﬂF (L\”l«/
Title: }/ L) V Date: L’lx//?

Phone Number: / \5’ € é TIN

Enclosure: Assumptions and Limiting Conditions
Definition of Market Value
Wiring Instructions

Privacy Notice

JOSEPH J. BLAKE AND ASSOCIATES, INC.

REAL ESTATE VALUATION AND CONSULTING



QUALIFICATIONS OF THE APPRAISER

MICHAEL J. MAGLOCCI, MAI, MRICS

Mr. Maglocci holds the position of Managing Partner with the Chicago office of Joseph J. Blake and
Associates, Inc., at 10 S. LaSalle Street, Suite 1140, Chicago, Illinois.

FORMAL EDUCATION

Pennsylvania State University — State College, Pennsylvania
Bachelor of Science in Business Administration
Concentration in Real Estate

REAL ESTATE AND APPRAISAL EDUCATION

Course Name Provider

Real Estate Appraisal Principles Appraisal Institute
Basic Valuation Procedures Appraisal Institute
Capitalization Theory and Techniques, Part | Appraisal Institute
Capitalization Theory and Techniques, Part Il Appraisal Institute
Capitalization Theory and Techniques, Part B Appraisal Institute
Case Studies in Real Estate Valuation Appraisal Institute
Standards of Professional Practice Appraisal Institute
Residential Valuation Appraisal Institute
Valuation Analysis and Report Writing Appraisal Institute
Market Analysis Appraisal Institute
Litigation Valuation Appraisal Institute

PROFESSIONAL AFFILIATIONS

Affiliation Number
Appraisal Institute, Designated Member No. 7107

Royal Institution of Chartered Surveyors, Member No. 6328662
Illinois State Certified General Real Estate Appraiser No. 553.000119
Indiana State Certified General Real Estate Appraiser No. CG69100363
lowa State Certified General Real Estate Appraiser No. 198507083
Michigan State Certified General Real Estate Appraiser No. 1201001719
Ohio State Certified General Real Estate Appraiser No. 384673
Pennsylvania State Certified General Real Estate Appraiser No. GA001005-R
Wisconsin State Certified General Real Estate Appraiser No. 114-10

Illinois Coalition of Appraisal Professionals, Founding Member and Past President

Appraisal Institute Service Dates
Government Relations Committee, Member 2014/2015
Chicago Chapter, President 1999
National Board of Directors, Member Past
Region lll, Chair Past
Chicago Chapter Board of Directors, Member Past
Non-Residential Demonstration Appraisal Reports Subcommittee, Member Past
Regional Standards and Ethics Panel, Member Past

Master's Degree Committee, Member Past



QUALIFICATIONS OF THE APPRAISER

APPRAISAL EXPERIENCE

Responsibilities include the appraisal of all types of investment grade and noninvestment grade real estate,
including office buildings, regional malls, power centers, community centers, neighborhood centers,
industrial properties and apartments, condominium complexes, residential subdivisions, hotels, cineplexes,
restaurants, vacant land and special use properties, as well as providing related consulting. Mr. Maglocci
has appraised and has supervised appraisals as well as prepared consulting studies of properties for a
variety of public pension funds, large institutional investors, pension fund advisors, insurance companies
and banks.

Mr. Maglocci has been qualified as an expert witness in Federal Bankruptcy Court in the State of Wisconsin
(Milwaukee) and lllinois (Chicago) and has given oral and written testimony in each. He has also testified in
the Supreme Court of New York. In addition, he has provided testimony in litigation matters, both civil and
criminal.

Recent awards include:

e Appraisal Institute President's Appreciation Award (2011)

e Chicago Chapter Exceptional Leadership and Dedicated Service Award (2010)
e Appraisal Institute Region Ill Service Award (2009/2010)

e Heritage Award (2007)

CERTIFICATION

State of Ilinois
Department of Financial and Professional Regulation

Division of Real Estate

LICENSE NO. The person, firm or corporation whose name appears on this certificate has complied !
© with the provisions of the lilinois Statutes and/or rules and regulations and is hereby EXPIRES:
authorized to engage in the activity as indicated below.
553.000119

CERTIFIED 09/30/2017
GENERAL REAL ESTATE APPRAISER

MICHAEL J MAGLOCCI

MICHAEL MAGLOCCI

JOSEPH J BLAKE AND ASSOCIATES INC
10 SOUTH LASALLE STREET SUITE 1140
CHICAGO, IL 60603

f ﬂ f / sl PRYANA SCHNEDER
/ (¢77} 7 "\ SECRETARY

The official status of this license can be verified at www.idfpr.com 9959622




QUALIFICATIONS OF THE APPRAISER

JAIME SCHEETZ

Ms. Scheetz holds the position of Senior Appraiser with the Chicago office of Joseph J. Blake and Associates,
Inc., at 10 S. LaSalle Street, Suite 1140, Chicago, lllinois.

FORMAL EDUCATION

University of lllinois, Champaign-Urbana
Bachelor of Science in Finance

REAL ESTATE AND APPRAISAL EDUCATION

Course Name Provider

Real Estate Appraisal Principles Appraisal Institute
Basic Valuation Procedures Appraisal Institute
Capitalization Theory and Techniques, Part A Appraisal Institute
Standards of Professional Practice Appraisal Institute
Fundamentals of Real Estate Appraisal Appraisal Institute
Appraising the Single Family Residence Appraisal Institute

PROFESSIONAL AFFILIATIONS
Affiliation Number
Illinois State Certified General Real Estate Appraiser No. 553.002450
APPRAISAL EXPERIENCE

Variety of assignments for financial institutions and banks, including: retail, shopping centers, industrial
properties, market studies, apartments, and vacant land.



QUALIFICATIONS OF THE APPRAISER

CERTIFICATION

State of Illinoig
Department of Financial and Professional Regulation
Division of Real Estate
LIGENSE NO. m?.Z’o"f.ﬁ?,;f!ﬂ.’ni';‘i’%’ﬁﬁ‘kﬁ?ﬁéﬁf&;‘fﬁ'ﬁuﬁmﬁ‘.’.’Jé"ﬁiﬁﬂiffﬁéi?ﬂﬁ:?ﬂﬁé‘f EXPIRES:

553.002450 autharized to engago in the activitygsElan;z::dE:Iow‘ 09130’201?

GENERAL REAL ESTATE APPRAISER

JAIME M SCHEETZ
42 SPYGLASS CIRCLE
PALOS HEIGHTS, IL 60463

d Z £ f BRYAN A. SCHNEIDER
ad > & secRETARY

The official status of this license can be verified at www.Idfpr.com
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