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SUMMARY OF SALIENT FEATURES

Subject Address 113 - 121 W Chambers St
Legal Description Lots 3, 4, 5, Block 5, Original Cleburne

City Cleburne

MATION

County Johnson

N
\

SUBJECT INFOR

State X
Zip Code 76033
Census Tract 48251-1308.00

Map Reference JohnsonMpsco1116X

Sale Price $ NA

Date of Sale NA

SALES PRICE

Owner Johnson County

Client Johnson County

Size (Square Feet) 6,587

Price per Square Foot $ 33.40

Location Central Business District
Age ~55 years

Condition Average

Total Rooms 25 Rooms, One Story Office Building
Bedrooms 22 Offices, 2 Reception, 1 Kitchen

Baths 2 Restrooms

Appraiser Dona L Buie, ATA-G

Date of Appraised Value October 8, 2013

Opinion of Value $ 220,000
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Engagement Letter

Owner Johnson County

Property Address 113 W Chambers St

Cleburne County Johnson State TX Zip Code 76033

Client Johnson County

Hello Ms. Buie,

Johnson County is considering the sale of five (5) pieces of property pending Commissioners
Court approval. We are requesting a soft quote from RFP2011-417: Real Estate Appraiser
Services for the properties listed below. We are alsorequesting an estimated start date upon
notification to proceed as well as an estimated time of completion.

Property Location

113-121 W. Chambers, Cleburne, TX 76031; 1-story 4131 sq. ft. building (Annex)

104 S. Main Str., Cleburne, TX76031; 2-story 5632 sq. ft. building (Lesial)

116 S. Mill Str., Cleburne, TX 76031, 3-story 14441 sq. ft. building (Old Jail)

102 S. Main Str., Cleburne, TX 76031, 2-story 10164 sq. ft. building (Old Adult Probation)
102 E. Chambers St., Cleburne, TX 76033, .1600 acre parking lot

Please do not hesitate to contact Kelli or me if you have any questions or need any additional
information.

Sincerely,

Heather Cammichael
Contract Manager/Buyer
Johnson County Purchasing
1102 E Kilpatrick, Ste B
Cleburne, TX 76031

(817) 556-6384 phone
(817) 556-6385 fax
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State of Texas Map

Owner Johnson County

Property Address 113-121 W Chambers St
City Cleburne County Johnson ' State TX Zip Code 76033
| Client Johnson County
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County of Johnson Map

Owner

Johnson County

Property Address 113-121 W Chambers St

State TX Zip Code 76033

City Cleburne County Johnson
Client Johnson County
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City of Cleburne Map

Owner Johnson County

Property Address 113-121 W Chambers St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

»

State Park
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Business Centers Map

Owner Johnson County

Property Address 113-121 W Chambers St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County
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Location Map
Qwner Johnson County
Property Address 113-121 W Chambers St
City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County
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Zoning Map

Owner Johnson County

Property Address 113-121 W Chambers St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Cc3
according to map provided by P&Z
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Flood Map

Owner

Johnson County

Property Address 113-121 W Chambers St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County
Prepared for:
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InterFlood Appraisal Associates
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Site Map

Johnson County

Owner

Zip Code 76033

State TX

County Johnson

Property Address 113-121 W Chambers St
Cleburne

City

Johnson County
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Building Sketch

| Owner Johnson County

Property Address 113-121 W Chambers St
City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Layland Museum estimates age at mid 1950's based on their records in a recent search for the purposes of this report
This building was originally two separate buildings, now each has interior access to the other and share the restrooms & kitchen.
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Photograph Addendum

Owner Johnson County

Property Address 113-121 W Chambers St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Front Side/Rear Roof of 113-121 from BOA bldg

Plaque Foyer

Office Office Office

Hallway Hallway to 113 Reception area
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Photograph Addendum

Owner Johnson County

Property Address 113-121 W Chambers St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Hallway to rear 102 S Main Kitchen Hallway

Restroom 1 Restroom 2 Office

-

Office Office Office

Office Rear bidg & side street Street Scene N on Mill St
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Photograph Addendum

Owner Johnson County

Property Address 113 W Chambers St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Street scene E on Chambers Street scene W on Chambers
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Comparable Building Photos

Owner Johnson County

Property Address 113 W Chambers St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

212 S Main 208 W Henderson
Cleburne, TX Cleburne, TX
Renovated Retail Space Fair to Average Condition
Needed plumbing repairs
and updating

190 W College 107 N Rogers St
Stephenville, TX Waxahachie, TX
Average Condition Renovated Retail downstairs
Needed updating Loft apartment upstairs
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Comparable Sales Map

Owner Johnson County

Property Address 113-121 W Chambers St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County
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Photograph Addendum

Owner Johnson County

Property Address 113 W Chambers St

Ci Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

115 S Main 206 S Caddo
Wright Building Cleburne, TX
Cleburne, TX
Upper end retail/offices Two blocks east and south of subject
One block east of subject Renovated office
commands an average $14 per sf per annum rental rate Rental rate per annum is $8.18 per sf

207 S Mill 114 E Chambers
Cleburne, TX Cleburne, TX
One block south of subject Two blocks east of subject
Office space, inferior location Retail Space, needs updating
Rental Rate $3.27 per sf per annum Bottom floor leases for $5.33 per sf per annum
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Rentals Map

Owner Johnson County

Property Address 113-121 W Chambers St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Rental # 1
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Appraisal Associates (817) 279-8689

PRIVACY NOTICE

Pursuant to the Gramm-Leach-Bliley Act of 1999, effective July 1, 2001, Appraisers, along with all
providers of personal financial services are now required by federal law to inform their clients of
the policies of the firm with regard to the privacy of client nonpublic personal information. As
professionals, we understand that your privacy is very important to you and are pleased to provide
you with this information.

T N blic P Linf tion We Collect
In the course of performing appraisals, we may collect what is known as "nonpublic personal information” about you. This
information is used to facilitate the services that we provide to you and may include the information provided to us by you directly

or received by us from others with your authorization.

i iscl f i
We do not disclose any nonpublic personal information obtained in the course of our engagement with our clients to nonaffiliated
third parties, except as necessary or as required by law. By way of example, a necessary disclosure would be to our
employees, and in certain situations, to unrelated third party consultants who need to know that information to assist us in
providing appraisal services to you. All of our employees and any third party consultants we employ are informed that any
information they see as part of an appraisal assignment is to be maintained in strict confidence within the firm.

A disclosure required by law would be a disclosure by us that is ordered by a court of competent jurisdiction with regard to a
legal action to which you are a party.

i iali n ri
We will retain records relating to professional services that we have provided to you for a reasonable time so that we are
better able to assist you with your needs. In order to protect your nonpublic personal information from unauthorized access by
third parties, we maintain physical, electronic and procedural safeguards that comply with our professional standards to insure
the security and integrity of your information.

Please feel free to call us any time if you have any questions about the confidentiality of the information that you provide to us.




APPRAISER DISCLOSURE STATEMENT

File No. 1309-02

Name of Appraiser: Dona L Buie, ATA-G

Class of Certification/Licensure: ~ [X] Certified General
[ ] Certified Residential
[] Licensed Residential
[ ] Temporary [ | General ] Licensed

Certification/Licensure Number: TX-1327327-G
Certification/Licensure State: X Expires:  04/30/2015

Scope: This Report X[ is within the scope of my Certification or License
1 is not within the scope of my Certification or License

Service Provided By: X Disinterested & Unbiased Third Party
[ ] Interested & Biased Third Party
(] Interested Third Party on Contingent Fee Basis

Sianature of . | reporting the Appraisal.

_dona ¥. Buie.

This form must be included in conjunction with ail appraisal assignments or specialized services
performed by a state-certified or state-licensed real estate appraiser.
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Appraiser’s License

Owner Johnson County

Property Address 113-121 W Chambers St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Wexas Appraiger Licenging and Certification Board
P.O. Box 12188 Austin, Texas 78711-2188

Certified General Real Estate Appraiser

Number: TX1327327 G
Issued: 03/13/2013 Expires: 04/30/2015

Appraiser: DONA LEE BUIE

Having provided satisfactory evidence of the qualifications required by the c(' /
Texas Appraiser Licensing and Certification Act, Texas Occupations Code,
Chapter 1103, is authorized to use this title, Certified General Real Estate

Appraiser.

uglas E. Oldrixon
Commissioner

e
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REAL ESTATE APPRAISAL REPORT

Property Located At

113-121 West Chambers
Cleburne, TX 76031

Prepared for

Johnson County Judge
2 N. Main Street, Rm 120
Cleburne, TX 76031

Prepared by

Appraisal Associates, LLC
P. O. Box 391
Granbury, Texas 76048
(817) 279-8689 FAX (817) 579-5096

Effective Date of Appraisal

October 8, 2013

Appraiser
Dona L. Buie, ATA-G

State Certified General Appraiser
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Appraisal Associates, LLC
State Certified Real Estate Appraisers
P. O. Box 391
Granbury, Texas 76048
Voice: (817) 279-8689 Fax: (817) 579-5096

November 15, 2013

Heather Carmichael, Contract Mgr/Buyer
Johnson County

1102 E Kilpatrick, Ste B

Cleburne, TX 76031

RE: 113-121 West Chambers, Cleburne, Johnson County, Texas
Dear Ms Carmichael:

As per your request, we have made an inspection and valuation analysis of the above-mentioned
property which will be legally described in the following report. The purpose of the investigation was to
estimate the current market value of the fee simple estate of the same property, as defined within
FIRREA. This is a Summary Appraisal Report and is intended to assist the Client in make financial
decisions concerning the property.

The intended User(s) of this appraisal report will be the County of Johnson, Texas. The subject
is not currently listed for sale or sold within the past three years.

This estimate is subject to any contingent and limiting conditions set forth herein. The analyses,
opinions, and conclusions were developed, and this report has been prepared in accordance with the
Uniform Appraisal Standards and Requirements as set forth by the Appraisal Standards Board. The
appraisal report also complies with the Competency provisions of USPAP.

Upon inspection of the property, no other significant, cultural, recreational or scientific value
considerations were observed. The value estimates presented in this report address strictly the real
property only. Based on information provided to these appraisers and the inspection, the subject property
consists of two attached commercial buildings on .152 acres located in the City of Cleburne, County of
Johnson, Texas.

The overall condition of the building at this time is considered to be average. An inquiry to the
city was made to determine if the building meets current building codes. The city states that there are no
code violations or safety issues regarding the property. No apparent environmental hazards were noted.
However, these appraisers are not experts in the detection of environmental hazards. This report does
not contain valuation of any personal property.

Based on our inspection of the neighborhood and analysis of the market area of concern, itis the
opinion of the appraiser(s) that a reasonable amount of time allowed for the subject property to be
exposed and marketed to the open market would be in the range of one to two years.
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By virtue of our investigation, it is the opinion of the appraiser(s) that the Market Value of the fee
simple estate of the subject property as described herein, in it's “as is” condition, as of October 8, 2013,
was:

TWO HUNDRED TWENTY THOUSAND DOLLARS

($220,000)

Should you have any questions, or if we may be of further assistance to you in the future,
please do not hesitate to call on us.

Sincerely yours,

Appraisal Associates, LLC

dona. . Bude

Dona L. Buie, ATA-G
State Certitied General Appraiser




This is a Summary Appraisal Report which is intended to comply with the reporting requirements
set forth under Standards Rule 2-2(b) of the Uniform Standards of Professional Appraisal Practice for a
Summary Appraisal Report. As such, it presents only summary discussions of the data, reasoning, and
analyses that were used in the appraisal process to develop the appraisers' opinion of value. Additional
documentation concerning the data, reasoning, and analyses is retained in the appraisers' file. The depth
of discussion contained in this report is specific to the needs of the client and for the intended use stated
below. The appraisers are not responsible for unauthorized use of this report.

CLIENT: Johnson County Judge
2 N Main Street, Rm 120
Cleburne, TX 76033

APPRAISER(S): Dona L. Buie, State Certified General Appraiser
Appraisal Associates, LLC
P. O. Box 391
Granbury, TX 76048

SUBJECT: 113-121 West Chambers
Lots 3,4,5, Block 5, Original Cleburne
Cleburne, TX 76031
PURPOSE OF THE APPRAISAL
The objective of this appraisal report is to estimate the Market Value of the fee simple estate of
the herein legally described property assuming unencumbered fee simple ownership and on a cash basis.
MARKET VALUE DEFINED
As used herein, the "Market Value" is defined as the most probabile 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, knowledgeably and assuming the price is not affected by undue stimulus.

Implicit of 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.

2. Both parties are well informed or well advised and each acting in what they
consider their own best interest.

3. Areasonable time is allowed for exposure in the open market.

4. Payment is made in cash in U. S. Dollars or in terms of financial arrangements
comparable hereto.

5. The price represents a normal consideration for the property sold unaffected by
special or creative financing or sales concessions granted by anyone associated with the
sale.




INTENDED USE/USERS OF REPORT

This appraisal is intended to assist the client, the County of Johnson, with financial decisions

concerning the property.
INTEREST VALUED

The property rights appraised in this report are those constituting the fee simple estate to the
appraised property, subject to public and private encumbrances, covenants and restrictions which
represent a portion of the potential ownership rights. The property is appraised under the assumption of
responsible ownership. Itis assumed that the property can be financed for purchase at present, prevalent
market terms and rates.

EFFECTIVE DATE OF VALUE

The effective date of the value estimate presented in this report is as of October 8, 2013.

DATE OF REPORT
Work for this report began on 10/8/2013 and was completed on 12/6/2013.
APPRAISAL DEVELOPMENT AND REPORT PROCESS
- Scope of the Appraisal
In preparing this appraisal, the appraisers did the following:
1) Inspected the subject site and interior as well as the exterior of the improvements.
2) Gathered information on the most recent comparable land, rentals and improved sales.
3) Confirmed and analyzed the data and applied the Market and Income approaches.
This Summary Appraisal Report is a brief recapitulation of the appraisers’ data, analyses, and
conclusions. Supporting documentation is retained in the appraisers' file.
HISTORY OF OWNERSHIP
According to public records, title to the subject tract is in the name of Johnson County as recorded

in Volume 1138, Page 491 of the County Deed Records when it was purchased from Thomas Milton
Sowell on 9/17/1985. No further sales were found in a five-year search.




DESCRIPTION OF REAL ESTATE APPRAISED
LEGAL DESCRIPTION
The subject property is legally described as recorded in the County Deed Records as follows:
Lots 3, 4 & 5, Block 5, Original Cleburne

The Johnson County Central Appraisal District identifies the subject as R35641 and 126-
2800-00390. No survey for this tract was provided by the client for the purposes of this report.

LOCATION DESCRIPTION

The subject property is located within the City of Cleburne. Cleburne is the county seat of Johnson
County. According to the 2010 Census, Cleburne had a population of about 29,377. Cleburne is located
about 35 miles southwest of Fort Worth and about 50 miles southwest of Dallas. Due to Cleburne’s close
proximity to the Metroplex, many residents work there.

Cleburne and Johnson County are experiencing steady growth in the residential, mostly as in-
migration from the Metroplex, as well as in the commercial sector. Most of the new commercial growth
has occurred along Highway 67, also known as Henderson Street and Highway 174, also known as Main
Street. The economic outlook for the immediate future and long term for the area appears to be favorable.
Continued steady growth is expected which will create the need for more residential units and with it,
commercial space for community support businesses. The subject's neighborhood is considered to be
the central business district in downtown, City of Cleburne.

The subject property is located on the northwest corner of S Mills and West Chambers just south
and west of the intersection of North Main, also known as Highway 174, and West Chambers. There is
currently zoning for C-3, commercial use. It is located is one block from the courthouse square. The
immediate area of the subject consists of commercial entities's near the subject along Highway 67 also
known as West Henderson Street and a portion of Chambers Street and Main Street also known as
Highway 174 with nearby residential subdivisions located near the subject along interior streets.




PROPERTY DESCRIPTION

The subject property consists of a 0.152 acre or 6,642 square foot site which is improved with two
attached commercial office buildings. The construction is concrete block walls that have been stuccoed
over a reinforced concrete slab foundation with a built up type roof. The front of the building has an
attractive entrance for 121 West Chambers at the corner of W Chambers and S Mill. The entry to 113 West
Chambers is on the north side of the building. There are rear entrances on the south side of the building
for both sections.

The building is divided into one shared kitchen, two shared restrooms, 22 offices and a large
reception area for each section. The building is insulated, lighted and has central heat and air and is
approximately 6,587 sf in size. The utilities available at the site are electricity, city water and a city sewer
The building interior finish out is commercial grade carpeting, a drop acoustic panel ceiling and painted
drywall partitions. The lighting is provided by fluorescent panel ceiling fixtures. There are five exterior
access doors and an interior hallway access into the rear of 102 S Main.

There is handicap access to the building and restrooms. The parking is public spaces along the
street to the north and west. There are paved sidewalks around the building on three sides, north, west and
south.

According to FEMA’s community maps the subject property‘s improvements do not appear to be
within a flood hazard zone. It should be noted that although it is considered very unlikely that the subject
property’s improvements would be subject to flooding due to their elevation, a prudent buyer would rely
upon a survey to determine the subject property’s exact relationship to any flood hazard area.

The Layland Museum was contacted as to the buildings most likely age and the first date that was
found was in the late 1950's for Cleburne Qil at the location of 113 W Chambers.

The City of Cleburne was contacted and asked if there were any building codes in violation or any
or safety hazards known about the buildings. Their response, which is retained in the appraiser’s file, was
that there were no known issues with the subject property. However, a certificate of occupancy would have
to be obtained if someone were to attempt to occupy the buildings. For the purposes of this report, the
subject property appears to be in average condition and without knowing any issues to prevent occupancy
and the fact that the property was occupied as recently as within this past year; the building is considered
in average condition and able to be occupied.

In summary, the subject site enjoys a good location along West Chambers and South Mill Streets,
just west of South Main also known as US Highway 174. The site also has access along the rear of the site
onto a paved alleyway. The existing road network provides satisfactory access to and from the subject and
visibility/exposure is considered good. The site’s topographical features and ingress/egress are deemed
satisfactory and all utilities are available or proximate to the site. Developments in the immediate area of
the Central Business District include offices and retail with the majority of the land in the area being
developed for many years. Developments along the main streets include a variety of commercial
developments taking advantage of the traffic flow.

Some renovations have taken place in the near vicinity of the subject including the Wright Building
and the Liberty hotel.




HIGHEST AND BEST USE

Highest and Best Use As Though Vacant. Considering the subject’s location, it is believed that
the highest and best use of the subject site as if vacant would be a commercial use. It has good visibility
and frontage from a main thoroughfare in Cleburne. As population pressures in Johnson County create
more residential subdivisions in the area, the traffic will continue to increase in front of the site and the need
for commercial support businesses will increase consequently.

Highest and Best Use as Improved. The highest and best use of a property as improved may
not always be the same as the highest and best use of a tract as if vacant. However, the improvements
will continue to exist until the vacant site value exceeds the whole property value as improved.

The improvements are designed to function as a commercial income producing unit. The overall
construction of the building appears to be typical for the market area and is within the central business
district and near, as well, to residential areas which provide clients for the business. Therefore, the highest
and best use is considered to be, as improved, the use as a commercial income producing entity.

As will be noted in the Income and Market Approaches, the subject's related improvements do
have contributory value. Therefore, there is no alternative use which could legally, economically, and/or
financially justify a change in proposed use. Therefore, the use as office space is considered to be the
highest and best use of the property.

SUMMARY OF ANALYSIS AND VALUATION

MARKET APPROACH

When comparable market data is available, it should accurately reflect the attitudes of the typical
buyers and sellers in the market place. When these are adjusted for differences noted, the indications are
typically accurate. The appraisers were fortunate in this instance to be able to secure data on recent
transactions of similar properties.

Sales Comparison Approach. A summary of the data on comparable improved sales is illustrated below.




Market Approach - Continued

Sale | Address Sales Date of Bidg. | Bldg. | Site $/SF
No. | City Price Sale S.F. | Age S.F.
1 212 S Main $97,500 1/6/11 1,720 | ~103 | 1,655 | $56.69
Cleburne
2 208 W Henderson $60,500 5M16/11 | 2,112 57 | 4233 | $28.65
Cleburne
3 190 W College $92,700 6/17/11 | 2,850 | ~128 | 3,485 | $32.53
Stephenville
4 107 N Rogers St $145,000 | 11/4/11 | 3,589 | ~113 | 2,439 | $40.40
Waxahachie
S 113-121 W Chambers NA NA 6,587 | ~55 | 6,642 $NA
Cleburne

The sales were all recent in terms of after the market stabilization had started and no adjustment
for market condition was considered appropriate. The location of the comparable sales 1 & 2 were in the
same market and the location of the comparable sales 3 & 4 were in similar markets and no adjustment
for location was made.

The size of the comparables were smaller than the subject and were adjusted upward.
The condition of comparable 1 was renovated and adjusted downward, the condition of comparable 2 was
it needed some repairs and was adjusted upward.

The age and quality of construction of the comparable buildings was similar for the comparable
sales and were not adjusted. The estimated contributory value of the sites were adjusted accordingly. The
sales had a similar mix of Office Retail in the Central Business District. The construction quality was
considered similar.

After making adjustments for differences the estimated value per unit for the subject property was
$32.87 per square foot. An adjustment grid has been included showing the indicated value on each
comparable sale after adjustments were made.




IMPROVED PROPERTIES ADJUSTMENT GRID

SALE NUMBER: 1 2 3 4

PRICE PER UNIT: $56.69 $28.65 $32.53 $40.40
[[ADJUSTMENTS
[Economic
IMarket Conditions: 0% 0% 0% 0% ;
f[Condition of Sale: 0% 0% 0% 0% ‘
[Terms of Sale: 0% 0% 0% 0% 4
lAdjusted Basis: $56.69 $28.65 $32.53 $40.40
l[PHYsICAL

IBuiIding Size: -30% -30% -25% -20% 5
Location: 0% 0% 0% 0% '
|Condition/Age: -10% 15% 20% 0% P
Land Size/Value: 9% 9% 13% -5%
l[Construction Qual: 0% 0% 0% 0%
INET ADJUSTMENT: -31% -6% 8% -25%

INDICATED VALUE: $39.12 $26.93 $35.13 $30.30

LUSIONS: ' '

Building Size: 6,587

IEstimated Value Per SF: $32.87
||Estimated Value of Subject Property: $216,514
l[VALUE INDICATED WHEN ROUNDED: $216,500




COST APPROACH - WHOLE PROPERTY

The Cost Approach to value is not considered appropriate in this case, due to the age of the
building and amount of estimated depreciation. There is considered to be no historical value. This
approach generally considers replacement cost less depreciation. Current construction is not comparable
to the subject as it would cost too much per square foot to replicate the subject as it is than would be
financially feasible, making the Cost Approach not reliable or credible.




INCOME APPROACH
Rental | Address $/SF/ Size | Quality/ Location/ Expenses
No. Annum SF Condition | Occupancy | by Owner
1 Wright Bldg $14.00 | 1,000- | Av/Renov Gd/80% Taxes/Ins
Cleburne 2000
2 206 S Caddo $8.18 2,200 | Av/Renov Inf/100% Taxes/Ins
Cleburne
3 207 S Mill $3.27 4,402 | Av/Renov Inf/100% Taxes/Ins
Cleburne
4 114 E Chambers $5.33 14,580 | Avg/Fair Avg/50% Taxes/Ins
Cleburne
Subj. 113-121 W Chambers $0.00 6,587 Avg/Avg Avg/0% Taxes/Ins
Cleburne

A market survey was conducted for the purposes of this report. The reported rents range from
$2.50 to $14.00 per square foot.

Rental 1 is all retail/office finish out that has been renovated. Rental 2 is Retail finish out that has
been remodeled. Rental 3 is remodeled office space which has a inferior location. Rental 4 is a retail
space in an older building with limited renovations being used as a furniture store, with the upper stories
unusable except as storage. Rentals is are one year leases. Considering the rates found in the local
market, and after adjusting for differences, the appraisers conclude that the estimated market rent for
similar properties near the subject would be in the range of $6 to $8 per square foot per annum.

The Taxes, Insurance, Repairs, Maintenance and Reserve were based on an estimated market
standard as was the Management.

In arriving at the estimated market rental, the appraisers have considered each of the rentals as
to their overall similarity to the subject. The subject currently has no lease. If leased, the occupancy is
expected to be within market norm and a conservative figure will be used for credit loss. The property might
most likely be managed by the owner, however, a management fee typical in the market will be used for
purposes of the income capitalization method.

The basis for all capitalization methods is net income divided by a rate of return equals value. The
method of capitalization which is obtained directly from the market s the Direct Capitalization Method which
is derived by dividing the net income by the sales price of the comparable sales resulting in a supportable
overall capitalization rate or OAR. This method is considered the most reliable since it is a direct reflection
of the overall rates which buyers and sellers are willing to accept in the market.




DIRECT CAPITALIZATION

Gross Potential Income $46,109
Less Vacancy & Credit Loss -23% ($10,375)
Effective Gross Income $35,734
Less Taxes (estimated) ($5,528)

Insurance (estimated) ($5,000)

Management -6% ($2,144)

Utilities (Tenant) $0

Repairs, Maintenance & Reserve -3% ($1,072)
Total Expenses (expenses as percent of EGI) -38.46% ($13,744)
Net Operating Income $21,990
Capitalization Rate 10.0%
indicated Value $219,904
Indicated Value - Rounded $220,000
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RECONCILIATION AND VALUE CONCLUSION

The correlation or reconciliation process involves weighing the value indications provided by each
applicable method in light of the dependability of each as a reflection of the probable actions of buyers and
investors in the market place. The appraisers' final conclusion of value may coincide with one of the
approaches, or it may reflect a weighing of the relative merits of each of the approaches in leading to a final
conclusion of value. Three accepted methods of property valuation were applied in the appraisal process.

Consideration of the relative merits of each value indication involves reviewing each approach with
respect to the reliability of the data used; the applicability of the approach to the type of property being
appraised and the applicability of the approach in light of the definition of value sought in the appraisal.
Following are the value indications resulting from each method.

Market Approach. The strength of this approach in any appraisal assignment is that if
comparable market data is available, it should accurately reflect the attitudes of the typical buyers and
sellers in the market place. When these are adjusted for differences noted, the indications are typically
accurate. The appraisers were fortunate in this instance to be able to secure data on recent transactions
of similar properties. From this data, various units of comparison were abstracted. This data is retained
in the appraiser’s files. The resulting value indication by this approach was as follows:

$ 216,500

Cost Approach. The methodology of this approach basically involves estimating the contributory
value of the subject improvements as well as the current fair market value ot the land, as if vacant. These
two value estimates are combined to yield the value indication by this approach. The potential weakness
of this approach is that, in some instances, unit cost figures and depreciation are problematic to estimate.
Physical depreciation is estimated through the observed condition of the improvements. Measures of
obsolescence other than physical, if any, were accomplished through market abstracted methods whose
dependability is strengthened by actual actions of the marketplace. Typically, the Cost Approach is often
higher than either the Market or Income Approach. The Cost Approach is most effective when used in new
construction.This approach is used mainly as support for the other two approaches when the
improvements are not new. For the purposes of this summary report and the needs of the client, the Cost
Approach was not deemed relevant and was not used in this report.

Income Approach, Direct Capitalization. [n this approach, comparable rentals, vacancy and
collection factors and expenditures were abstracted from the marketplace and strengthened by historical
data on the property when available. The data presented is supportive in all instances. That s, the rental
rates, vacancy factors, expenses and capitalization rates are supported by the data presented herein and
additional information kept in historical records within the appraisers’ files. The value indication via this
approach is as follows:

$ 220,000
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Reconciliation and Value Conclusion - Continued

The continued growth in the general Cleburne area population has created an increasing need for
properties such as the subject and also created stable occupancy rates. Cleburne is considered a suburb
to the Dallas Fort Worth Metroplex area. The need for more space for community support business is
considered to be steadily growing in this community. The subject is a well-located commercial building
in the city's downtown central business district which compares favorably with the other similar lease space
available in the local market.

The subject property is designed to be an income producing property and is well suited to produce
an income, therefore, the most weight is placed upon the Income Approach, with support from the Market
Approach.

It is the opinion of these consultants, therefore, that the Market Value of the fee simple estate of
the subject property as described herein, when considered in it's "as is” status, on a cash equivalency
basis, as of October 8, 2013 was:

TWO HUNDRED TWENTY THOUSAND DOLLARS

( $220,000)
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CERTIFICATION

The undersigned certify that, to the best of their knowledge and belief, the following statements
are true and correct and adhere to the requirements as set for them by the Appraisal Foundation.

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

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

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

Our compensation is not contingent on an action or event resulting from this analysis, opinion, or
conclusion in, or the use of, this report.

Our analysis, opinions, and conclusions were developed, and this report has been prepared in
conformity with the requirements of the Code of Professional Ethics and Standards of Professional Practice
of the Appraisal Foundation.

The Appraisers certify that the appraisal conforms to the Uniform Standards of Professional
Practice (*"USPAP*) adopted by the Appraisal Standards Board of the Appraisal Foundation, as amended.

The use of this report is subject to the requirements of the Appraisal Foundation relating to the
review by their duly authorized representatives.

Dona L. Buie has made a personal inspection of the property that is the subject of this analysis and
report.

The undersigned appraisers are not involved in the lending or collection function of the institution
requesting the appraisal.

Dona L. Buie has made a personal, physical inspection of all comparable properties analyzed
during the preparation of this report.

The employment of the undersigned was not conditioned on the appraisal producing a specific
value, or a value within a given range, or the approval of a loan.

No person other than the undersigned, has provided significant professional assistance in the
preparation of this appraisal report and the analysis, opinions, and conclusions contained herein.

As of the date of this report, Dona L. Buie has completed the requirements of the continuing
education program of the Appraisal Foundation.

As of the date of this report Dona L. Buie is certified in the state of Texas as a General Real Estate
Appraiser under Certification Number TX-1327327-G, with expiration date of April 30, 2015.

dona. &. DBune.

Date: __12/06/2013

Dona L. Buie TX-1327327-G

Appraisal Associates, LLC. (817) 279-8689
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ASSUMPTIONS AND LIMITING CONDITIONS

1. This is a Summary Appraisal Report which is intended to comply with the reporting
requirements set forth under Standard Rule 2-2(b) of the Uniform Standards of Professional Appraisal
Practice for a Summary Appraisal Report. As such, it might not include full discussions of the data,
reasoning, and analyses that were used in the appraisal process to develop the appraiser's opinion of
value. Supporting documentation concerning the data, reasoning, and analyses is retained in the
appraisers' file. The information contained in this report is specific to the needs of the client and for the
intended use stated in this report. The appraisers are not responsible for unauthorized use of this report.

2. No responsibility is assumed for legal or title considerations. Title to the property is assumed
to be good and marketable unless otherwise stated in this report.

3. The property is appraised free and clear of any or all liens and encumbrances unless otherwise
stated in this report.

4. Responsible ownership and competent property management are assumed unless otherwise
stated in this report.

5. The information furnished by others is believed to be reliable. However, no warranty is given
for its accuracy.

6. All engineering is assumed to be correct. Any plot plans and illustrative material in this report
are included only to assist the reader in visualizing the property.

7. It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or
structures that render it more or less valuable. No responsibility is assumed for such conditions or for
arranging for engineering studies that may be required to discover them.

8. It is assumed that there is full compliance with all applicable federal state, and local
environmental regulations and laws unless otherwise stated in this report.

9. ltis assumed that all applicable zoning and use regulations and restrictions have been complied
with, unless a nonconformity has been stated, defined, and considered in this appraisal report.

10. It is assumed that all required licenses, certificates of occupancy or other legislative or
administrative authority from any local, state, or national governmental or private entity or organization have
been or can be obtained or renewed for any use on which the value estimates contained in this report are
based.

11. Any sketch in this report may show approximate dimensions and is included to assist the
reader in visualizing the property. Maps and exhibits found in this report are provided for reader reference
purposes only. No guarantee as to accuracy is expressed or implied unless otherwise stated in this report.
No survey has been made for the purpose of this report.

12. It is assumed that the utilization of the land and improvements is within the boundaries or

property lines of the property described and that there is no encroachment or trespass unless otherwise
stated in this report.
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Assumptions and Limiting Conditions - Continued

13. The appraiser is not qualified to detect hazardous waste and/or toxic materials. Any comment
by the appraiser that might suggest the possibility of the presence of such substances should not be taken
as confirmation of the presence of hazardous waste and/or toxic materials. Such determination would
require investigation by a qualified expert in the field of environmental assessment. The presence of
substances such as asbestos, urea-formaldehyde foam insulation, or other potentially hazardous materials
may affect the value of the property. The appraisers 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 unless otherwise stated in
this report. No responsibility is assumed for any environmental conditions, or for any expertise or
engineering knowledge required to discover them. The appraisers' descriptions and resulting comments
are the result of the routine observations made during the appraisal process.

14. Unless otherwise stated in this report, the subject property is appraised without a specific
compliance survey having been conducted to determine if the property is or is not in conformance with the
requirements of the Americans with Disabilities Act. The presence of architectural and communications
barriers that are structural in nature that would restrict access by disabled individuals may adversely affect
the property's value, marketability, or utility.

15. Any proposed improvements are assumed to be completed in a good workmanlike manner
in accordance with the submitted plans and specifications.

16. The distribution, if any, of the total valuation in this report between land and improvements
applies only under the stated program of utilization. The separate allocations for land and buildings must
not be used in conjunction with any other appraisal and are invalid if so used.

17. Possession of this report, or a copy thereof, does not carry with it the right to publication. It
may not be used for any purpose by any person other than the party to whom it is addressed without the
written consent of the appraiser, and in any event, only with proper written qualification and only in its
entirety.

18. 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 the appraisers are connected) shall be disseminated
to the public through advertising, public relations, news sales, or other media without prior written consent
and approval of the appraiser.
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ADDENDUM
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SUMMARY OF SALIENT FEATURES

Subject Address
Legal Description
City

County

State

SUBJECT INFORMATION

Zip Code

Census Tract

104 S Main St

Lot 1B & 2B, Biock 5, Original Cleburne
Cleburne

Johnson

™

76033

48251-1308.00

Map Reference JohnsonMpsco1116X
Sale Price $ NA
Date of Sale NA

Owner

Client

Johnson County

Johnson County

Size (Square Feet)
Price per Square Foot

Location

WEMENTS

v

&3
\

Age
Condition

Total Rooms

DESCRIPHON OF INMPF

Bedrooms

Baths

3,917 sf
$ 23.87
Central Business District
~128
Fair
6
Reception/1Retail/20ffice/2Storage

3 Restrooms

Appraiser Dona L Buie, ATA-G
Date of Appraised Value 10/18/2013
Opinion of Value $ 93,500

Form SSD2_LT — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Engagement Letter

Owner Johnson County

Property Address 104 S Main St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Hello Ms. Buie,

Johnson County is considering the sale of five (5) pieces of property pending Commissioners
Court approval. We are requesting a soft quote from RFP2011-417: Real Estate Appraiser
Services for the properties listed below. We are alsorequesting an estimated start date upon
notification to proceed as well as anestimated time of completion.

Property Location

113-121 W. Chambers, Cleburne, TX 76031; 1-story 4131 sq. ft. building (Annex)

104 S. Main Str., Cleburne, TX76031; 2-story 5632 sq. ft. building (Lesial)

116 S. Mill Str., Cleburne, TX 76031, 3-story 14441 sq. ft. building (Old Jail)

102 S. Main Str., Cleburne, TX 76031, 2-story 10164 sq. ft. building (Old Adult Probation)
102 E. Chambers St., Cleburne, TX 76033, .1600 acre parking lot

Please do not hesitate to contact Kelli or me if you have any questions or need any additional
information.

Sincerely,

Heather Cammichael
Contract Manager/Buyer
Johnson County Purchasing
1102 E Kilpatrick, Ste B
Cleburne, TX 76031

(817) 556-6384 phone
(817) 556-6385 fax

Form MAP LT Generic — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




State of Texas Map

Owner Johnson County
Property Address 104 S Main St

| City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Form MAP_LT.State — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




County of Johnson Map

Owner Johnson County

Property Address 104 S Main St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

ff Dale

Glen Rose

*
Fossil Rim
Wildlife Center

- -

Arlingt

o -

. CedavHill
Stat fﬁark
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City of Cleburne Map

Owner Johnson County

Property Address 104 S Main St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

4

Ko

Cleburne
State Park

Form MAP_LT.Commun — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE
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Business Centers Map

Owner Johnson County

Property Address 104 S Main St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Form MAP_LT.LOC — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Location Map

Property Address 104 S Main St
Ci leburne County Johnson State TX Zip Code 76033
Client Johnson Coun

a la mode, inc. e

(7o e = o o recoiors D |
13K L

Sulbypent
103 S Main St
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Zoning Map

Owner Johnson County
Property Address 104 S Main St
City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County
C3

according to map provided by P&Z

Form MAP_LT Zoning — “WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Flood Map

Owner Johnson County
Property Address 104 S Main St
City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County
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Site Map

Johnson County

Owner

Zip Code 76033

State TX

County Johnson

Cleburne

Property Address 104 S Main St

City

Johnson County

Client
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Sanborn Map 1885
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Sanhorn Map 1918
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Building Sketch

Owner Johnson County
Property Address 104 S Main St
City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County
425 42.5
T RR LU
N
2
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L~ \
2 < »
to Attic
11.2°
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Main Retail Area %l Q
Reception
18 e
Cov Entry'
31.3"
TOTAL Sketch by a la mode, inc. Area Calculations Summary
S e ryrp
3019.35q ft
897.85q ft
Total Living Area (Rounded): 3917Sqft
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Photograph Addendum

Owner Johnson County

Property Address 104 S Main St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Front Side Street Side view

Foyer/Reception area Foyer/Reception Main Retail area

Main Retail area Hallway Electricla Panel and Back door

Restroom 1 Restroom 2 Restroom 3
Form PIC12_LT — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Photograph Addendum

Owner Johnson County

Property Address 104 S Main St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Office/Stg/Back rm off retail  Upstairs loft area, rear stairs  Rear stairs down to back doors

Storage 1 off of Upstairs Loft Storage 2 off of Upstairs Loft  Front stairway down to retail

Loft area Ceiling leaks evident Loft area, leaks evident

Windowsill upstairs Attic, leaks evident Attic, leaks evident
Form PIC12_LT — “WinTQOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Photograph Addendum

Owner Johnson County

Property Address 104 S Main St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Street Street View above retail ceiling

Attic, leaks evident Attic, leaks evident Attic, leaks evident

Form PiC12_LT — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Google map of subject property shows area where it appears water stands which is most likely causing the ceiling leaks
% found on the subject interior. A building inspection by a profession is recommended.




Comparable Building Sales Photograph Addendum

Owner Johnson County

Property Address 104 S Main St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County ‘

110 N Caddo St
Cleburne, TX

Fair Condition at time of sale
needed updating

212 S Main St
Cleburne, TX

Renovated Retail Space

208 W Henderson
Cleburne, TX

Fair to Average Condition
Needed plumbing repairs
and updating

Farm PIC4_LT — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Comparable Sales Map
Owner Johnson County
Property Address 104 S Main St
City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County
KO3 - B HO\““U
a la mode, inc! - z 2 | .
Thee My 7 Fan ahete WCRrORY %% B
Zé g/ £ veath - S B g,‘
St £ ' -
““_COY ) ot K i 8
%: ) peat® et 2 5
E\N\\SO\’\ St % #1 15

z
4 £ %
w

w
B
Z 2
= ,
? A . ey
cat St \ Of z i
w west™ ") gt v %
T awms E % ;
v,
< % " 4
" S 2 WS . 4
o] w 4
2 % -
3 ® g3 S ’
S W W3S 3 1
® : & ;,L_x o
hing. .. wag, 4o SU ¢ AR P e

Form MAP_LT.Comp — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Comparable Rentals Photograph Addendum

; Owner Johnson County

| Property Address 104 S Main St 4

| City Cleburne County_Johnson State TX ___ ZpCode 76033 i
Client Johnson County

216 S Main 110 E Chambers
Cleburne, TX Cleburne, TX
Retail space needed updating & repairs Retail space needed updating & repairs

only bottom ficor can be occupied currently per agent

206 S Main
Cleburne, TX

Retail space needed updating & repairs

Form PIC4 LT — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Comparable Rentals Map
Owner Johnson County
Property Address 104 S Main St
City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County
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Appraisal Associates (817) 279-8689

PRIVACY NOTICE

Pursuant to the Gramm-Leach-Bliley Act of 1999, effective July 1, 2001, Appraisers, along with all
providers of personal financial services are now required by federal law to inform their clients of
the policies of the firm with regard to the privacy of client nonpublic personal information. As
professionals, we understand that your privacy is very important to you and are pleased to provide
you with this information.

T IN blic P L Inf tion We Collect
In the course of performing appraisals, we may collect what is known as "nonpublic personal information” about you. This
information is used to facilitate the services that we provide to you and may include the information provided to us by you directly
or received by us from others with your authorization.

Parties to Whom We Disclose Information

We do not disclose any nonpublic personal information obtained in the course of our engagement with our clients to nonaffiliated
third parties, except as necessary or as required by law. By way of example, a necessary disclosure would be to our
employees, and in certain situations, to unrelated third party consultants who need to know that information to assist us in
providing appraisal services to you. All of our employees and any third party consultants we employ are informed that any
information they see as part of an appraisal assignment is to be maintained in strict confidence within the firm.

A disclosure required by law would be a disclosure by us that is ordered by a court of competent jurisdiction with regard to a
legal action to which you are a party.

Confidentiality and S it
We will retain records relating to professional services that we have provided to you for a reasonable time so that we are
better able to assist you with your needs. In order to protect your nonpublic personal information from unauthorized access by
third parties, we maintain physical, electronic and procedural safeguards that comply with our professional standards to insure
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Appraisal Associates, LLC
State Certified Real Estate Appraisers
P. O. Box 391
Granbury, Texas 76048
Voice: (817) 279-8689 Fax: (817) 579-5096

November 15, 2013

Heather Carmichael, Contract Mgr/Buyer
Johnson County

1102 E Kilpatrick, Ste B

Cleburne, TX 76031

RE: 104 South Main Street
Dear Ms Carmichael:

As per your request, we have made an inspection and valuation analysis of the above-mentioned
property which will be legally described in the following report. The purpose of the investigation was to
estimate the current market value of the fee simple estate of the same property, as defined within
FIRREA. This is a Summary Appraisal Report and is intended to assist the Client in make financial
decisions concerning the property.

The intended User(s) of this appraisal report will be the County of Johnson, Texas. The subject
is not currently listed for sale or sold within the past three years.

This estimate is subject to any contingent and limiting conditions set forth herein. The analyses,
opinions, and conclusions were developed, and this report has been prepared in accordance with the
Uniform Appraisal Standards and Requirements as set forth by the Appraisal Standards Board. The
appraisal report also complies with the Competency provisions of USPAP.

Upon inspection of the property, no other significant, cultural, recreational or scientific value
considerations were observed. The value estimates presented in this report address strictly the real
property only. Based on information provided to these appraisers and the inspection, the subject property
consists of a two story commercial building on 0.06 acres located in the City of Cleburne, County of
Johnson, Texas.

The overall condition of the building at this time is considered to be poor to fair. There appears
to be ongoing roof leaking and the utilities were off during the inspection. An inquiry to the city was made
to determine if the building meets current building codes. The city states that there are no code violations
or safety issues regarding the property. However, it does not appear to the appraiser that the building is
in a condition suited to being leased currently due to what appears to be an ongoing roof leak. No
apparent environmental hazards were noted. However, these appraisers are not experts in the detection
of environmental hazards. This report does not contain valuation of any personal property.

Based on our inspection of the neighborhood and analysis of the market area of concern, itis the
opinion of the appraiser(s) that a reasonable amount of time allowed for the subject property to be
exposed and marketed to the open market would be in the range of 2 to 3 years.
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By virtue of our investigation, it is the opinion of the appraiser(s) that the Market Value of the fee
simple estate of the subject property as described herein, in it's “as is” condition, as of October 18, 2013
was:
NINETY THREE THOUSAND FIVE HUNDRED DOLLARS

($93,500)

Should you have any questions, or if we may be of further assistance to you in the future,
please do not hesitate to call on us.

Sincerely yours,

Appraisal Associates, LLC E

dona. . Dkt

Dona L. Buie, ATA-G
State Certified General Appraiser




This is a Summary Appraisal Report which is intended to comply with the reporting requirements
set forth under Standards Rule 2-2(b) of the Uniform Standards of Professional Appraisal Practice for a
Summary Appraisal Report. As such, it presents only summary discussions of the data, reasoning, and
analyses that were used in the appraisal process to develop the appraisers' opinion of value. Additional
documentation concerning the data, reasoning, and analyses is retained in the appraisers' file. The depth
of discussion contained in this report is specific to the needs of the client and for the intended use stated
below. The appraisers are not responsible for unauthorized use of this report.

CLIENT: Johnson County Judge
2 N Main Street, Rm 120
Cleburne, TX 76033

APPRAISER(S): Dona L. Buie, State Certified General Appraiser
Appraisal Associates, LLC
P. O. Box 391
Granbury, TX 76048

SUBJECT: 104 South Main Street
Lots 1B, 2B, Block 5 Original Cleburne
Cleburne, TX 76031
PURPOSE OF THE APPRAISAL
The objective of this appraisal report is to estimate the Market Value of the fee simple estate of
the herein legally described property assuming unencumbered fee simple ownership and on a cash basis.
MARKET VALUE DEFINED
As used herein, the "Market Value" is defined as 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, knowledgeably and assuming the price is not affected by undue stimulus.

Implicit of 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.

2. Both parties are well informed or well advised and each acting in what they
consider their own best interest.

3. Areasonable time is allowed for exposure in the open market.

4. Payment is made in cash in U. S. Dollars or in terms of financial arrangements
comparable hereto.

5. The price represents a normal consideration for the property sold unaffected by
special or creative financing or sales concessions granted by anyone associated with the
sale.




INTENDED USE/USERS OF REPORT

This appraisal is intended to assist the client, the County of Johnson, with financial decisions

concerning the property.
INTEREST VALUED

The property rights appraised in this report are those constituting the fee simple estate to the
appraised property, subject to public and private encumbrances, covenants and restrictions which
represent a portion of the potential ownership rights. The property is appraised under the assumption ot
responsible ownership. Itis assumed that the property can be financed for purchase at present, prevalent
market terms and rates.

EFFECTIVE DATE OF VALUE

The effective date of the value estimate presented in this report is as of October 18, 2013.

DATE OF REPORT
Work for this report began on October 18, 2013 and was completed on November 15, 2013.
APPRAISAL DEVELOPMENT AND REPORT PROCESS
- Scope of the Appraisal
in preparing this appraisal, the appraisers did the following:
1) Inspected the subject site and interior as well as the exterior of the improvements.
2) Gathered information on the most recent comparable land, rentals and improved sales.
3) Confirmed and analyzed the data and applied the Market Approach as well as considered data
relevant to the Cost and Income approaches which were not applied. Reasoning for exclusion
of these approaches will be provided within the body of this report.
This Summary Appraisal Report is a brief recapitulation of the appraisers' data, analyses, and
conclusions. Supporting documentation is retained in the appraisers' file.
HISTORY OF OWNERSHIP
According to public records, title to the subject tract is in the name of Johnson County Texas as

recorded in Volume 2467, Page 955 of the County Deed Records as of 05/02/2000 with a Grantor of
Disheroon, Janice. No further sales were found in a five-year search.




DESCRIPTION OF REAL ESTATE APPRAISED

LEGAL DESCRIPTION

The subject property is legally described as recorded in the County Deed Records as follows:
Lots 1B & 2B, Block 5, Original Cleburne

The Johnson County Central Appraisal District identifies the subject as R35640 and 126-
2800-00380. No Survey for this tract was provided for this report.

LOCATION DESCRIPTION

The subject property is located within the City of Cleburne. Cleburne is the county seat of Johnson
County. According to the 2010 Census, Cleburne had a population of about 29,377. Cleburne is located
about 35 miles southwest of Fort Worth and about 50 miles southwest of Dallas. Due to Cleburne's close
proximity to the Metroplex, many residents work there.

Cleburne and Johnson County are experiencing steady growth in the residential, mostly as in-
migration from the Metroplex, as well as in the commercial sector. Most of the new commercial growth
has occurred along Highway 67, also known as Henderson Street and Highway 174, also known as Main
Street. The economic outiook for the immediate future and long term for the area appears to be favorable.
Continued steady growth is expected which will create the need for more residential units and with it,
commercial space for community support businesses. The subject's neighborhood is considered to be
the central business district in downtown, City of Cleburne.

The subject property is located on the west side of South Main Street just south of the
intersection of Highway 171 & Highway 174 and West Chambers. There is currently zoning for C-3,
commercial use, see map included. The subject is located is one block from the courthouse square. The
immediate area of the subject consists of commercial entities’s near the subject along Highway 67 aiso
known as West Henderson Street and a portion of Chambers Street and Main Street also known as
Highway 174 with nearby residential subdivisions located near the subject along interior streets.




PROPERTY DESCRIPTION

The subject property consists of an approximate 0.063 acres or 2,759 square foot site which is
improved with a 3,917 square foot two story building. The construction is brick wall (solid wall
construction) with a flat tar and gravel roof over a reinforced concrete slab foundation. The front and
south side of the building has a wide city sidewalk. There is a covered front entry and a double door entry
at the back south side of the building.

The building is divided into a reception area, a main retail area, an office or back room, three
restrooms and an upstairs room with two closets which is accessed via two stairways, one from the retail
area and one from the back service entrance. The building has central heat and air. The utilities available
at the site are electricity, city water and sewer system. The utilities were not on and the appraiser is not
certain the systems are in working order. The building interior finish out is terrazo tile in the foyer, vinyl
tile in the retail area and commercial grade carpeting in the office or back room area. There is a drop
acoustic panel ceiling and painted drywall partitions. The lighting is provided by fluorescent panel ceiling
fixtures. The original tin ceiling is visible above the dropped ceiling.

Parking is available along the city streets to the east and south of the subject.

According to FEMA’s community maps the subject property‘s improvements do not appear to be
within a flood hazard zone. It should be noted that although it is considered very unlikely that the subject
property’'s improvements would be subject to flooding due to their elevation, a prudent buyer would rely
upon a survey to determine the subject property's exact relationship to any flood hazard area.

The Sanborn Maps available online from http:/www.lib.utexas.edu/maps/sanborn/c.htm| were
reviewed and indicate that the front portion of the building (reception & main retail area) is on the earliest
map which was dated 1885. The rear (office or back room section) appears on the 1918 map. It is
unknown if the 2" story was added at the time the tailor shop was added in the rear of the original
building. The Layland Museum was contacted for more information and the information they have also
supports a date for construction in the late 1880's.

The City of Cleburne was contacted and asked if there were any building codes in violation or any
safety hazards known about the buildings. Their response, which is retained in the appraiser’s file, was
that there were no known issues with the subject property. However, a certificate of occupancy would
have to be obtained if someone were to attempt to occupy the buildings. The subject has not be renovated
decades and is currently used for storage. The utilities were not on at the time of inspection. For the
purposes of this report, the subject property appears to be in poor to fair condition due to an apparent roof
leak. An inspection by a professional is recommended.

In summary, the subject site enjoys a good location along South Main just south of the court
house. The existing road network provides satisfactory access to and from the subject and
visibility/exposure is considered good. The site's topographical features and ingress/egress are deemed
satisfactory and all utilities are available or proximate to the site. Developments in the immediate area
include the central business district with the majority of the land in the area being developed since the late
1800's and early 1900's. Developments along South Main include a variety of commercial developments
taking advantage of the traffic flow.

Some renovations have taken place in the near vicinity of the subject including the Wright Building
and the Liberty hotel.




HIGHEST AND BEST USE

Highest and Best Use As Though Vacant. Considering the subject’s location, itis believed that
the highest and best use of the subject site as if vacant would be a commercial income use. It has good
visibility and frontage from a main thoroughfare in Cleburne. As population pressures in Johnson County
bring more residents to the area, the need for commercial support businesses will increase consequently.

Highest and Best Use as Improved. The highest and best use of a property as improved may
not always be the same as the highest and best use of a tract as if vacant. However, the improvements
will continue to exist until the vacant site value exceeds the whole property value as improved.

The improvements are designed to function as a commercial income producing unit. The overall
construction of the building appears to be typical for the market area and are adjacent to and near the
central business district as well as residential areas which provide clients for the business. Therefore, the
highest and best use is considered to be, as improved being the use as a commercial income producing
entity.

As will be noted in the Market Approach, the subject's related improvements do have contributory
value. Therefore, there is no alternative use which could legally, economically, and/or financially justify
a change in proposed use. Therefore, the use as retail or office space is considered to be the highest
and best use of the property.

SUMMARY OF ANALYSIS AND VALUATION
MARKET APPROACH

When comparable market data is available, it should accurately reflect the attitudes of the typical
buyers and sellers in the market place. When these are adjusted for differences noted, the indications
are typically accurate. The appraisers were fortunate in this instance to be able to secure data on recent
transactions of similar properties.

Sales Comparison Approach. A summary of the data on comparable improved sales is illustrated
below.




Market Approach - Continued

Sale | Address Sales Date of Bldg. | Age Site $/SF
No. | City Price Sale S.F. S.F.
1 110 N Caddo St $90,000 2/13 4504 | ~100 | 6,316 $19.98
Cleburne
2 208 W Henderson St $60,500 5/11 2,112 57 4,233 $28.65
Cleburne
3 212 S Main St $97,500 1/11 1,720 | ~103 | 1,655 $56.69
Cleburne
S 104 S Main St NA NA 3917 | ~128 | 2,759 $NA
Cleburne

The sales were all recent and no adjustment for market condition was considered appropriate.
The Sales were in the central business district of Cleburne and had the same market influences,
therefore, no adjustment for location was made. The age of the comparable buildings was and were not
adjusted. The amount of renovations varied between the properties.

Interviews with the agents revealed that Sale 1 was in average condition with no problems noted
at the time of sale. Sale 2 had some cosmetic and plumbing issues that needed fixing at the time of sale.
Sale 3 was in better than average condition in that it had received a new roof, interior renovations and new
HVAC.

Sales 1, 2 & 3 required a downward adjustments for condition. The estimated contributory value
of the sites were considered similar. The sales had a similar mix of retail/office. The construction quality
was not adjusted as the buildings are all older construction with similar appeal to the market.

After making adjustments for differences the estimated value per unit for the subject property was
$27.00 // per square foot. An adjustment grid has been included showing the indicated value on each
comparable sale after adjustments were made.




r » IMPROVED PROPERTIES ADJUSTMENT GRID

[[sALE NUMBER: 1 2 3
PRICE PER UNIT: $19.98 $28.65 $56.69

l[Economic

||Market Conditions: 0% 0% 0%

[lcondition of Sale: 0% 0% 0%
Terms of Sale: 0% 0% 0%
Adjusted Basis: $19.98 $28.65 $56.69
PHYSICAL

Building Size: 5% -15% -20%
Location: 0% 0% 0%
lCondition/Age: -10% -10% -25%
Land Size/Value: 0% 0% 0%

l[construction Qual: 0% 0% 0%

INET ADJUSTMENT: -5% -25% -45%

| INDICATED VALUE: $18.98 $21.49 $31.18
Building Size: 3,917
Estimated Value Per SF: $23.88
Estimated Value of Subject Property: $93,538

VALUE INDICATED WHEN ROUNDED:

$93,500




COST APPROACH - WHOLE PROPERTY

The Cost Approach to value is not considered appropriate in this case, due to the age of the
building and amount of estimated depreciation. There is considered to be no historical value. This
approach generally considers replacement cost less depreciation. Current construction is not comparable
to the subject as it would cost too much per square foot to replicate the subject as it is than would be
financially feasible, making the Cost Approach not reliable or credible.




INCOME APPROACH
Rental | Address $/SF/ Size | Quality/ Location/ Expenses
No. Annum SF Condition | Occupancy | by Owner
1 216 S Main $2.79 | 5,167 | Sim/Fair Eq/100% Taxes/Ins
Cleburne
2 110 E Chambers $2.00 | 4,000 | Sim/Fair Eq/100% Taxes/Ins
Cleburne
3 206 S Main $2.50 | 3,825 | Sim/Fair Eq/100% Taxes/Ins
Cleburne
Subj. 104 S Main $0.00 | 3,917 | Avg/Fair Avg/100% Taxes/Ins
Cleburne

A market survey was conducted for the purposes of this report. The reported rents range from
$2.00 to $14 per square foot.

The rental comparables as well as the subject are retail spaces which are older buildings of
similar age and construction which are not renovated and are reported by the agents to need repairs.
Considering the rates found in the local market, and after adjusting for differences, the appraisers
conclude that the estimated market rent for similar properties near the subject would be in the range of
$2.00 to $2.79 per square foot per annum.

The projected rents are within the range found in the market. Therefore, the proposed rental
income will be used for the purposes of this valuation estimate. The Taxes, Insurance, Repairs,
Maintenance and Reserve were based on an estimated market standard as was the Management.

In arriving at the estimated market rental, the appraisers have considered each of the rentals as
to their overall similarity to the subject. The subject currently has no lease If leased, the occupancy is
expected to be within market norm and a conservative figure will be used for credit loss. The property
might most likely be managed by the owner, however, a management fee typical in the market will be
used for purposes of the income capitalization method.

The basis for all capitalization methods is net income divided by a rate of return equals value.
The method of capitalization which is obtained directly from the market is the Direct Capitalization Method
which is derived by dividing the net income by the sales price of the comparable sales resulting in a
supportable overall capitalization rate or OAR. This method is considered the most reliable since it is a
direct reflection of the overall rates which buyers and sellers are willing to accept in the market.




DIRECT CAPITALIZATION

Gross Potential Income $9,793
Less Vacancy & Credit Loss -23% ($2,252)
Effective Gross Income $7,541
Less Taxes (estimated) ($2,896)

Insurance (estimated) ($3,000)

Management -6% ($452)

Utilities (Tenant) $0

Repairs, Maintenance & Reserve -3% ($226)
Total Expenses (expenses as percent of EGI) -87.19% ($6,575)
Net Operating Income $966
Capitalization Rate 10.0%
Indicated Value $9,660
Indicated Value - Rounded $10,000
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RECONCILIATION AND VALUE CONCLUSION

The correlation or reconciliation process involves weighing the value indications provided by each
applicable method in light of the dependability of each as a reflection of the probable actions of buyers
and investors in the market place. The appraisers' final conclusion of value may coincide with one of the
approaches, or it may reflect a weighing of the relative merits of each of the approaches in leading to a
final conclusion of value. Three accepted methods of property valuation were applied in the appraisal
process.

Consideration of the relative merits of each value indication involves reviewing each approach
with respect to the reliability of the data used; the applicability of the approach to the type of property being
appraised and the applicability of the approach in light of the definition of value sought in the appraisal.
Following are the value indications resulting from each method.

Market Approach. The strength of this approach in any appraisal assignment is that if
comparable market data is available, it should accurately reflect the attitudes of the typical buyers and
sellers in the market place. When these are adjusted for differences noted, the indications are typically
accurate. The appraisers were fortunate in this instance to be able to secure data on recent transactions
of similar properties. From this data, various units of comparison were abstracted. This data is retained
in the appraiser’s files. The resulting value indication by this approach was as follows:

$ 93,500

Cost Approach. The methodology of this approach basically involves estimating the contributory
value of the subject improvements as well as the current fair market value of the land, as if vacant. These
two value estimates are combined to yield the value indication by this approach. The potential weakness
of this approach is that, in some instances, unit cost figures and depreciation are problematic to estimate.
Physical depreciation is estimated through the observed condition of the improvements. Measures of
obsolescence other than physical, if any, were accomplished through market abstracted methods whose
dependability is strengthened by actual actions of the marketplace. Typically, the Cost Approach is often
higher than either the Market or Income Approach. The Cost Approach is most effective when used in
new construction. This approach is used mainly as support for the other two approaches when the
improvements are not new. Due to the current condition, roof leaking, no recent renovations and the
estimated age of the structure (~1885), the Cost Approach is not considered applicable. For the purposes
of this summary report and the needs of the client, the Cost Approach was not deemed relevant.

Income Approach, Direct Capitalization. In this approach, comparable rentals, vacancy and
collection factors and expenditures were abstracted from the marketplace and strengthened by historical
data on the property when available. The data presented is supportive in all instances. That is, the rental
rates, vacancy factors, expenses and capitalization rates are supported by the data presented herein and
additional information kept in historical records within the appraisers’ files.

The subject property was not considered to be in rentable condition on the date of inspection. Due
to the uncertainty of the cost of renovation being supportable by any proposed tenants in the current
market the rents it could command would be on the lowest end of the range. Market rents were reviewed
for properties in similar condition and applied in this approach. The value indication via this approach is
as follows:

$ 10,000
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Reconciliation and Value Conclusion - Continued

The continued growth in the general Cleburne area population has created an steady need for
properties such as the subject as professional office space near the courts and as retail space in the
historical district which has helped to create fairly stable occupancy rates. Cleburne is considered a
suburb to the Dallas/Fort Worth Metroplex area. The need for more space for community support
business is considered to be steadily growing in this community.

The subjectis a well-located commercial building in the city's downtown central business district.
The subject property is designed to be an income producing property and if renovated is well located to
produce an income, however, due to the subject’s current condition, the Income Approach was not
considered relevant due to the low rents the subject could command in it's current condition. Therefore,
the most weight is placed upon the Market Sales Approach.

Itis the opinion of these consultants, therefore, that the Market Value of the fee simple estate of

the subject property as described herein, when considered in it's "as is” status, on a cash equivalency
basis, as of October 18, 2013 was:

NINETY THREE THOUSAND FIVE HUNDRED DOLLARS

($93,500)
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CERTIFICATION

The undersigned certify that, to the best of their knowledge and belief, the following statements
are true and correct and adhere to the requirements as set for them by the Appraisal Foundation.

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

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

The undersigned have no present, contemplated or prospective interestin the property that is the
subject of this report, and the undersigned have no personal interest or bias with the respect to the parties
involved.

Our compensation is not contingent on an action or event resulting from this analysis, opinion,
or conclusion in, or the use of, this report.

Our analysis, opinions, and conclusions were developed, and this report has been prepared in
conformity with the requirements of the Code of Professional Ethics and Standards of Professional
Practice of the Appraisal Foundation.

The Appraisers certify that the appraisal conforms to the Uniform Standards of Professional
Practice ("USPAP*) adopted by the Appraisal Standards Board of the Appraisal Foundation, as amended.

The use of this report is subject to the requirements of the Appraisal Foundation relating to the
review by their duly authorized representatives.

Dona L. Buie has made a personal inspection of the property that is the subject of this analysis
and report.

The undersigned appraisers are not involved in the lending or collection function of the institution
requesting the appraisal.

Dona L. Buie has made a personal, physical inspection of all comparable properties analyzed
during the preparation of this report.

The employment of the undersigned was not conditioned on the appraisal producing a specific
value, or a value within a given range, or the approval of a loan.

No person other than the undersigned, has provided significant professional assistance in the
preparation of this appraisal report and the analysis, opinions, and conclusions contained herein.

As of the date of this report, Dona L. Buie has completed the requirements of the continuing
education program of the Appraisal Foundation.

As of the date of this report Dona L. Buie is certified in the state of Texas as a General Real
Estate Appraiser under Certification Number TX-1327327-G, with expiration date of April 30, 2015.

dona. . B,

Date: __11/15/2013

Dona L. Buie TX-1327327-G

Appraisal Associates, LLC. (817) 279-8689
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ASSUMPTIONS AND LIMITING CONDITIONS

1. This is a Summary Appraisal Report which is intended to comply with the reporting
requirements set forth under Standard Rule 2-2(b) of the Uniform Standards of Professional Appraisal
Practice for a Summary Appraisal Report. As such, it might not include full discussions of the data,
reasoning, and analyses that were used in the appraisal process to develop the appraiser's opinion of
value. Supporting documentation concerning the data, reasoning, and analyses is retained in the
appraisers' file. The information contained in this report is specific to the needs of the client and for the
intended use stated in this report. The appraisers are not responsible for unauthorized use of this report.

2. No responsibility is assumed for legal or title considerations. Title to the property is assumed
to be good and marketable unless otherwise stated in this report.

3. The property is appraised free and clear of any or all liens and encumbrances unless
otherwise stated in this report.

4. Responsible ownership and competent property management are assumed unless otherwise
stated in this report.

5. The information furnished by others is believed to be reliable. However, no warranty is given
for its accuracy.

6. All engineering is assumed to be correct. Any plot plans and illustrative material in this report
are included only to assist the reader in visualizing the property.

7. ltis assumed that there are no hidden or unapparent conditions of the property, subsoil, or
structures that render it more or less valuable. No responsibility is assumed for such conditions or for
arranging for engineering studies that may be required to discover them.

8. It is assumed that there is full compliance with all applicable federal state, and local
environmental regulations and laws unless otherwise stated in this report.

9. It is assumed that all applicable zoning and use regulations and restrictions have been
complied with, unless a nonconformity has been stated, defined, and considered in this appraisal report.

10. It is assumed that all required licenses, certificates of occupancy or other legislative or
administrative authority from any local, state, or national governmental or private entity or organization
have been or can be obtained or renewed for any use on which the value estimates contained in this
report are based.

11. Any sketch in this report may show approximate dimensions and is included to assist the
reader in visualizing the property. Maps and exhibits found in this report are provided for reader reference
purposes only. No guarantee as to accuracy is expressed or implied unless otherwise stated in this
report. No survey has been made for the purpose of this report.

12. It is assumed that the utilization of the land and improvements is within the boundaries or

property lines of the property described and that there is no encroachment or trespass unless otherwise
stated in this report.
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Assumptions and Limiting Conditions - Continued

13. The appraiser is not qualified to detect hazardous waste and/or toxic materials. Any
comment by the appraiser that might suggest the possibility of the presence of such substances should
not be taken as confirmation of the presence of hazardous waste and/or toxic materials. Such
determination would require investigation by a qualified expert in the field of environmental assessment.
The presence of substances such as asbestos, urea-formaldehyde foam insulation, or other potentially
hazardous materials may affect the value of the property. The appraisers 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
unless otherwise stated in this report. No responsibility is assumed for any environmental conditions, or
for any expertise or engineering knowledge required to discover them. The appraisers' descriptions and
resulting comments are the result of the routine observations made during the appraisal process.

14. Unless otherwise stated in this report, the subject property is appraised without a specific
compliance survey having been conducted to determine if the property is or is not in conformance with
the requirements of the Americans with Disabilites Act. The presence of architectural and
communications barriers that are structural in nature that would restrict access by disabled individuals
may adversely affect the property's value, marketability, or utility.

15. Any proposed improvements are assumed o be completed in a good workmanlike manner
in accordance with the submitted plans and specifications.

16. The distribution, if any, of the total valuation in this report between land and improvements
applies only under the stated program of utilization. The separate allocations for land and buildings must
not be used in conjunction with any other appraisal and are invalid if so used.

17. Possession of this report, or a copy thereof, does not carry with it the right to publication. It
may not be used for any purpose by any person other than the party to whom it is addressed without the
written consent of the appraiser, and in any event, only with proper written qualification and only in its
entirety.

18. 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 the appraisers are connected) shall be disseminated
to the public through advertising, public relations, news sales, or other media without prior written consent
and approval of the appraiser.
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SUMMARY OF SALIENT FEATURES

Subject Address

Legal Description

116 S Mill St

Lots 1, 2, 3, 4, Block 11, Original Cleburne

g City Cleburne

=

z County Johnson

§ State ™

=

B Zip Code 76033
Census Tract 48251-1308.00
Map Reference JohnsonMpsco1116X

g Sale Price $ NA

ﬂ

Ed  Date of Sale NA

[¥5]

Owner

Client

Johnson County

Johnson County

Size (Square Feet)
- Price per Square Foot
é Location
3
é Age
IS
=8  Condition
ER® Total Rooms
LLG
Bedrooms

Baths

15,042

10.11

Central Business District

~1885 per Sanborn Map

Poor to Fair

70

36 Cells, 9 Offices, 1 Kitchen, 2 Dining, 13 Other

9 Restrooms, plus multiple restroom facilities for the cell blocks

APPRAISER

Appraiser Dona L Buie, ATA-G
Date of Appraised Value 9/26/2013
Opinion of Value $ 152,000

Form SSD2_LT — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Engagement Letter

Owner Johnson County

Property Address 116 S Mill St

City Cieburne County Johnson State TX Zip Code 76033
Client Johnson County

Hello Ms. Buie,

Johnson County is considering the sale of five (5) pieces of property pending Commissioners
Court approval. We are requesting a soft quote from RFP2011-417: Real Estate Appraiser
Services for the properties listed below. We are alsorequesting an estimated start date upon
notification to proceed as well as anestimated time of completion..

Property Location

113-121 W. Chambers, Cleburne, TX 76031; 1-story 4131 sq. ft. building (Annex)

104 S. Main Str., Cleburne, TX76031; 2-story 5632 sq. ft. building {Lesial)

116 5. Mill Str., Cleburne, TX 76031, 3-story 14441 sq. ft. building (Old Jail)

102 S. Main Str., Cleburne, TX76031, 2-story 10164 sq. ft. building (Old Adult Probation)
102 €. Chambers St., Cleburne, TX 76033, .1600 acre parking lot

Please do not hesitate to contact Kelli or me if you have any questions or-need any additional
ii information.

Sincerely,

Heather Cammichael
Contract Manager/Buyer
sohnson County Purchasing
1102 E Kilpatrick, Ste B
Cleburne, TX 76031

(817) 556-6384 phone
(817) 556-6385 fax

Form MAP_LT.Generic — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




State of Texas Map

QOwner Johnson County

Property Address 116 S Mill St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

) geology com

Form MAP_LT.State — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




County of Johnson Map

Owner Johnson County

Property Address 116 S Mill St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

""" Fogsil Rim

Wildlife Center Vs S
N e ; ) fad , P . ) “yw‘&wwww: P
! s ( \ = Map data ©2013 Google

Form MAP_LT.County — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




City of Cleburne Map

Owner Johnson County

Property Address 116 S Mill St

City Cleburme

County Johnson State TX

Zip Code 76033

Client Johnson County

Form MAP_LT.Commun — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Business Centers Map

Owner Johnson County

Property Address 116 S Mill St

City Cleburne County Johnson State X Zip Code 76033
Client Johnson County

Form MAP_LT.LOC — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Location Map

Owner Johnson County

Property Address 116 S Mill St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Form MAP_LT.LOC — *WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Zoning Map

Owner Johnson County
Property Address 116 S Mill St
City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County
c1

according to map provided by P&Z

Form MAP_LT Zoning — "WinTOTAL" appraisal software by a fa mode, inc. — 1-800-ALAMODE




Location Map

Owner Johnson County

Property Address 116 S Mill St

City Cleburne

County Johnson

State TX

Zip Code 76033

Client Johnson County

©o Prepared for:
InterFlood &_ Appraial Associates
by ale mooe W Chambers & Mill St
www.interfiood.com ¢ 1-800-252-6633 Clebume, TX 76031
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Sanborn Map 1885

e S You fondm Tok Hib
B- WD @ -y ea- S ARG /LB ABD

Original located at the Dolph Briscos Center for American History, University of Texas at Austin

AL S

Form SCNLTR — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Aerial View of Building

“h forwie  Took. bulp
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116 South Mill Street, Clebume, TX X

o
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Site Map

Johnson County

Owner

Property Address 116 S Mill St

City

Zip Code 76033

State TX

County Johnson

Cleburne

Johnson County

Client

From P&Z office
The location of the subject site is indicated below

ZL'ore et

1SYIE 60022101
4 FINNHOF N0

00vZZ YZI0021
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88 6081 ¥661/ETIL
SVXAL ALINNOD NOSNHOM

1-800-ALAMODE

ppraisal software by a fa mode, inc.
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Building Sketch

QOwner Johnson County
Property Address 116 S Mill St
City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County
76.8'
Cell Cell Cell Ceti Shower
8
™ Shower
ceil Celt cell
g
% H
. g .
41.6' "§ B
- 3
@
10.9'
Recreation Room
=
6.2
Control Room
Storage
g 5.3'
k]
s cell
" *
4
cell
. b 16.5'
z T
s | 8 [1]
a H
g
39.1' 52 ~
» Storage
Storage  Storage  Mechanical Equipment call i
¢
" RR Celt
S
Holding
cell
Restroom/Shower
Cell Office Office
: Covered Entry 65.9'
- 21.9
TOTAL Sketch by ala mode, inc. Area Calculations Summary

First Floor

I Living Area (Rounded):

Open Porch
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Building Sketch

Qwner Johnson County
Property Address 116 S Mill St
City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County
244
g cet §.’ Ced
w| 2 < ] A
= § g ca |® - g g cet
3 cet 3 ca
ts Y 16.5 ! 2 v 165
16 * © 9w 17 [* o8
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65.9'
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3 Fioor
2nd Floor
TOTAL Sketch by 2 la mode, inc. Area Calculations Summary
Second Foor ' 3401.1 5q ft
Third Floor 322485q ft
Total Living Area (Rounded): 6626 Sq Mt
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Photograph Addendum

Owner Johnson County

Property Address 116 S Mill St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Front Street, view N Street, view S

N Side Rear
Form PIC12_LT — "WinTOTAL" appraisal software by a (a mode, inc. — 1-800-ALAMODE




Photograph Addendum

Client Johnson Coun

View of parking/other sheds Basement Mechanical Room Mech room

L4

Mech room Mech room Basement Storage
Form PIC12_LT — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Photograph Addendum

Johnson Coun

Address 116 S Mill St
Cleburne County Johnson State TX Zip Code 76033

Johnson Coun

Basement Basement

Basement RR Basement cell Basement Stg

Basement Stg Basement Stg Mold on wall

Basement Office Basement Hallway Basement Holding area
Form PIC12_LT — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Photograph Addendum

Basement Stg closet

Dayroom

Office Fire equipment closet

Lobby 2nd floor Plaque, reno 1977 Bath between offices 2nd fir
Form PIC12_LT — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Photograph Addendum

Office Conference

Reception

Kitchen Hallway crack in $ wall

crack in $ wall Hallway Entry from S side
Form PIC12_LT — “WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMOOE




Photograph Addendum

Owner Johnson Coun

Property Address 116 S Mill St
Ci Cleburne County Johnson State TX p Code 76033

Client Johnson Coun

Rec Room, ceiling tiles falling
Shower Equipment closet

Hallway

Hallway Cells Control Room
Form PIC12_LT — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Photograph Addendum

wner Johnson Coun
Property Address 116 S Mill St
Ci Cleburne County Johnson State TX Zip Code 76033

Client Johnson Coun

Electrical & Storage

Hallway Crack in slab, insect activity

Stairwell 2nd floor to basement peeling paint interior

Office Cells
Form PIC12_LT — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Photograph Addendum

Owner Johnson County

Property Address 116 S Mill St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Cells

Dining Stg Closet with sink

Storage

Form PIC12_LT — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Comparable Building Photos

Owner Johnson County

Property Address 116 S Mill St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

319 E Henderson St 116 W Knox St
Cleburne, TX Ennis, TX
unrenovated industrial building unrenovated older building

116 S Covington St
Hillsboro, TX

Unrenovated retail/office space

Form PIC4_LT — “WinTQTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Comparable Sales Map

Owner Johnson County

Property Address 116 S Mill St

City Clebume County Johnson State TX Zip Code 76033

Client Johnson County
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Comparable Rentals Photograph Addendum

Owner Johnson County

Property Address 116 S Mill St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

216 S Main 110 E Chambers
Cleburne, TX Cleburne, TX
Retail space needed updating & repairs Retail space needed updating & repairs

only bottom floor can be occupied currently per agent

206 S Main St
Cleburne, TX

Retail space needed updating & repairs

Form PIC4_LT — "WinTQOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Comparable Rentals Map

Owner Johnson County

Property Address 116 S Mill St
Gity Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Rental & 1
2168 M

Form MAP_LT.Rent — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE
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Appraisal Associates (817) 279-8689

PRIVACY NOTICE

Pursuant to the Gramm-Leach-Bliley Act of 1999, effective July 1, 2001, Appraisers, along with all
providers of personal financial services are now required hy federal law to inform their clients of
the policies of the firm with regard to the privacy of client nonpublic personal information. As
professionals, we understand that your privacy is very important to you and are pleased to provide
you with this information.

In the course of performing appraisals, we may collect what is known as "nonpublic personal information” about you. This
information is used to facilitate the services that we provide to you and may include the information provided to us by you directly
or received by us from others with your authorization.

Parties to Wi We Discl Inf ti
We do not disclose any nonpublic personal information obtained in the course of our engagement with our clients to nonaffiliated
third parties, except as necessary or as required by law. By way of example, a necessary disclosure wouid be to our
employees, and in certain situations, to unrelated third party consultants who need to know that information to assist us in
providing appraisal services to you. All of our employees and any third party consultants we employ are informed that any
information they see as part of an appraisal assignment is to be maintained in strict confidence within the firm.

A disclosure required by law would be a disclosure by us that is ordered by a court of competent jurisdiction with regard to a
legal action to which you are a party.

i
We will retain records relating to professional services that we have provided to you for a reasonable time so that we are
better able to assist you with your needs. In order to protect your nonpublic personal information from unauthorized access by
third parties, we maintain physical, electronic and procedural safeguards that comply with our professional standards to insure
the security and integrity of your information.

Please feel free to call us any time if you have any questions about the confidentiality of the information that you provide to us.




APPRAISER DISCLOSURE STATEMENT

File No. 1309-04

Name of Appraiser: Dona L Buie, ATA-G

Class of Certification/Licensure: (X Certified General
[[] Certified Residential
] Licensed Residential
[] Temporary [ ] General [ ] Licensed

Certification/Licensure Number; TX-1327327-G
Cerification/Licensure State: JIX  Expires: 04/30/2015

Scope: This Report (X is within the scope of my Certification or License
7 is not within the scope of my Certification or License

Service Pravided By: X Disinterested & Unbiased Third Party
[ Interested & Biased Third Party

[ Interested Third Party on Contingent Fee Basis

Signature of person preparing and reporting the Appraisal:

2 rY

This form must be included in conjunction with alf appraisal assignments or specialized services
performed by a state-certified or state-licensed real estate appraiser.
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Appraiser’s License

Owner Johnson County

Property Address 116 S Mill St

Gi Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

@exas Appraiser ZAmwmg g,xth Certification BWoard
P.O.Box 12188 Augm Texas 7§71 1-2188

Certified Ge%eral Real é@tate Appra;ser

Number: TX1327327 G SR
Issued: ‘03113!2013 Expiresf:ébi“ | 04]30]2015

Appraiser: DQNA LEE BUIE

Having provided satlsfactory ewdencewof the qualnﬁ)yttons requlred by the
Texas Appraiser Licensing and Certification ‘kcf, Texas Occupations Code,

Chapter 1103, is authorized to USG thts tltle, Cemﬁed General 'Real Estate uglas E. Oldrfiixon
Appraiser. : , ‘ Commissioner
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REAL ESTATE APPRAISAL REPORT

Property Located At

116 South Mill St
Cleburne, TX 76031

Prepared for
Johnson County Judge

2 N. Main Street, Rm 120
Cleburne, TX 76031

Prepared by

Appraisal Associates, LLC
P. O. Box 391
Granbury, Texas 76048
(817) 279-8689 FAX (817) 579-5096

Effective Date of Appraisal

September 26, 2013

Appraiser
Dona L. Buie, ATA-G
State Certified General
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Appraisal Associates, LLC
State Certified Real Estate Appraisers
P. O. Box 391
Granbury, Texas 76048
Voice: (817) 279-8689 Fax: (817) 579-5096

December 6, 2013

Heather Carmichael, Contract Mgr/Buyer
Johnson County

1102 E Kilpatrick, Ste B

Cleburne, TX 76031

RE: 216 South Mill Street
Dear Ms Carmichael:

As per your request, we have made an inspection and valuation analysis of the above-mentioned
property which will be legally described in the following report. The purpose of the investigation was to
estimate the current market value of the fee simple estate of the same property, as defined within
FIRREA. This is a Summary Appraisal Report and is intended to assist the Client in make financial
decisions concerning the property.

The intended Users is the County of Johnson, Texas. The subject is not currently listed for sale
or sold within the past three years.

This estimate is subject to any contingent and limiting conditions set forth herein. The analyses,
opinions, and conclusions were developed, and this report has been prepared in accordance with the
Uniform Appraisal Standards and Requirements as set forth by the Appraisal Standards Board. The
appraisal report also complies with the Competency provisions of USPAP.

Upon inspection of the property, no other significant, cultural, recreational or scientific value
considerations were observed. The value estimates presented in this report address strictly the real
property only. Based oninformation provided to these appraisers and the inspection, the subject property
consists of a three story commercial building on 0.506 acres located in the City of Cleburne, County of
Johnson, Texas.

The overall condition of the building at this time is considered to be poor to fair. There appears
to be ongoing roof leaking and brick/mortar and slab cracks, peeling paint were noted during the
inspection of the subject property. An inquiry to the city was made to determine if the building meets
current building codes. The city states that there are no code violations or safety issues regarding the
property. However, it does not appear to the appraiser that the building is in a condition suited to being
leased currently due to what appears to be an ongoing roof leak and many needed repairs. No apparent
environmental hazards were noted. However, these appraisers are not experts in the detection of
environmental hazards. This report does not contain valuation of any personal property.

Based on our inspection of the neighborhood and analysis of the market area of concern, itis the
opinion of the appraiser(s) that a reasonable amount of time allowed for the subject property to be
exposed and marketed to the open market would be in the range of two to three years.
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By virtue of our investigation, it is the opinion of the appraiser(s) that the Market Value of the fee
simple estate of the subject property as described herein, in it's “as is” condition, as of September 26,
2013, was:

ONE HUNDRED FIFTY TWO THOUSAND DOLLARS

($152,000)

Should you have any questions, or if we may be of further assistance to you in the future,
please do not hesitate to call on us.

Sincerely yours,

Appraisal Associates, LLC

dona. &. DBuie

Dona L. Buie, ATA-G
State Certified General Appraiser




This is a Summary Appraisal Report which is intended to comply with the reporting requirements
set forth under Standards Rule 2-2(b) of the Uniform Standards of Professional Appraisal Practice for a
Summary Appraisal Report. As such, it presents only summary discussions of the data, reasoning, and
analyses that were used in the appraisal process to develop the appraisers' opinion of value. Additional
documentation concerning the data, reasoning, and analyses is retained in the appraisers' file. The depth
of discussion contained in this report is specific to the needs of the client and for the intended use stated
below. The appraisers are not responsible for unauthorized use of this report.

CLIENT: Johnson County Judge
2 N Main Street, Rm 120
Cleburne, TX 76033

APPRAISER(S): Dona L. Buie, State Certified General Appraiser
Appraisal Associates, LLC
P. O. Box 391
Granbury, TX 76048

SUBJECT: 116 South Mill Street
Lot 1, 2, 3 & 4, Block 11, Original Cleburne
Cleburne, TX 76031
PURPOSE OF THE APPRAISAL
The objective of this appraisal report is to estimate the Market Value of the fee simple estate of
the herein legally described property assuming unencumbered fee simple ownership and on a cash basis.
MARKET VALUE DEFINED
As used herein, the "Market Value"is defined as 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, knowledgeably and assuming the price is not affected by undue stimulus.

Implicit of 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.

2. Both parties are well informed or well advised and each acting in what they
consider their own best interest.

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

4. Payment is made in cash in U. S. Dollars or in terms of financial arrangements
comparable hereto.

5. The price represents a normal consideration for the property sold unaffected by
special or creative financing or sales concessions granted by anyone associated with the
sale.




INTENDED USE/USERS OF REPORT

This appraisal is intended to assist the client, the County of Johnson, with financial decisions

concerning the property.
INTEREST VALUED

The property rights appraised in this report are those constituting the fee simple estate to the
appraised property, subject to public and private encumbrances, covenants and restrictions which
represent a portion of the potential ownership rights. The property is appraised under the assumption of
responsible ownership. Itis assumed that the property can be financed for purchase at present, prevalent
market terms and rates.

EFFECTIVE DATE OF VALUE

The effective date of the value estimate presented in this report is as of September 26, 2013.

DATE OF REPORT
Work for this report began on September 26, 2013 and was completed on December 9, 2013.
APPRAISAL DEVELOPMENT AND REPORT PROCESS
- Scope of the Appraisal
In preparing this appraisal, the appraisers did the following:
1) Inspected the subject site and interior as well as the exterior of the improvements.
2) Gathered information on the most recent comparable land, rentals and improved sales.
3) Confirmed and analyzed the data and applied the Market, Cost and Income approaches.

4) Consulted cost publications, such as Marshall & Swift, as well as information in the appraiser’'s
files regarding the cost new of the subject and physical depreciation.

This Summary Appraisal Report is a brief recapitulation of the appraisers' data, analyses, and
conclusions. Supporting documentation is retained in the appraisers' file.

HISTORY OF OWNERSHIP

According to public records, title to the subject property is in the name of Johnson County as
recorded in the County Deed Records. The subject property shows up on the earliest maps, the Sanborn
Insurance maps for the year 1885 as the county jail and has been the property of the County since that
time. No further research into ownership was considered necessary or was done.




DESCRIPTION OF REAL ESTATE APPRAISED

LEGAL DESCRIPTION
The subject property is legally described as recorded in the County Deed Records as follows:
Lots 1, 2, 3 & 4, Block 11, Original Cleburne

The Johnson County Central Appraisal District identifies the subject as R67428 and 126-
2800-00285.

No current Survey for this tract was provided for this report.

LOCATION DESCRIPTION

The subject property is located within the City of Cleburne. Cleburne is the county seat of Johnson
County. According to the 2010 Census, Cleburne had a population of about 29,377. Cleburne is located
about 35 miles southwest of Fort Worth and about 50 miles southwest of Dallas. Due to Cleburne's close
proximity to the Metroplex, many residents work there.

Cleburne and Johnson County are experiencing steady growth in the residential, mostly as in-
migration from the Metroplex, as well as in the commercial sector. Most of the new commercial growth
has occurred along Highway 67. The economic outlook for the immediate future and long term for the
area appears to be favorable. Continued steady growth is expected which will create the need for more
residential units and with it, commercial space for community support businesses. The subject's
neighborhood is considered to be the central portion of the City of Cleburne.

The subject property is located on South Mill Street, southwest of the intersection of Highway 171
& Highway 174 and West Chambers. There is currently zoning for C-1, commercial use, see map
included. The subject is located is two blocks from the courthouse square. The immediate area of the
subject consists of commercial entities’s near the subject along Highway 67 also known as West
Henderson Street and a portion of Chambers Street and Main Street also known as Highway 174 with
nearby residential subdivisions located near the subject along interior streets.



PROPERTY DESCRIPTION

The subject property consists of a 0.506 acres or 22,041 square foot site which is improved with
jail building. The construction is solid wall masonry construction over a reinforced concrete slab foundation
with a flat built up type roof. The building has been added onto with concrete block construction over a slab
foundation.

The building was designed to function as a jail. The building is divided into a approximately 70
rooms with 36 cells, 1 kitchen, 2 dining rooms, 9 restrooms, a conference room, 9 offices and a dozen
other rooms. The cells have restroom facilities. The building has central heat and air and is approximately
15,042 sfin size. The utilities available at the site are electricity, telephone, public water and a public sewer
system. The building interior finish out is commercial grade carpeting in the offices and finished concrete
floors in the prisoner areas. There are painted drywall partitions in the office sections with concrete block
walls in the prisoner areas. The lighting provided by fluorescent ceiling fixtures.

The building has exterior security lights and security fencing. There are five grade level personnel
doors on the south side of the building and one on the east into the lobby area. The paving and drives are
concrete and asphalt which covers about a 19,450 sf area on the south side of the building. There is a six
foot high, one foot thick rock wall around the perimeter of the site. There is fire equipment located
throughout the building. There is peeling paint in some areas, at least one room had black mold growing
on the wall. The west section of the building had ceiling tiles that had fallen and were littering the floor.
There is a crack in the south wall that extends up the wall and down through the foundation. The city was
contacted to see if the building had any building code violations and appraiser was told there were none
known. Appraiser considers the building to currently be below market standards for occupation as a jail.
Without a building inspection and contractor bids, the appraiser is unable to determine what it would cost
to have the building in a habitable condition for it's designed use as jail again. The building is currently
being used as storage.

Due to the age of the building, it is very likely that asbestos was used at some point in it's ongoing
renovations during the it's lifetime. It is unknown what the cost to contain any asbestos that may be in the
property would be, either in the case of renovation or demolition. An inspection is recommended to be
provided by a professional company that specializes in asbestos as well as mold and other environmental
issues. One such company that can provide a site survey is Austin Environmental, Inc is
http://www.austinenv.com/ They provide services throughout the state of Texas and can be reached at
979-229- 4385. Also noted was wall and slab foundation cracking. A structural engineer inspection is
recommended to determine if these are significant issues.

According to FEMA’s community maps the subject property's improvements do not appear to be
within a flood hazard zone. However, they are adjacent to a creek and flood hazard area and a portion of
the site may be within the flood hazard area. It should be noted that although it is considered very unlikely
that the subject property’s improvements would be subject to fiooding due to their elevation, a prudent
buyer would rely upon a survey to determine the subject property’s exact relationship to any flood hazard
area. '

In summary, the subject site enjoys an average location along South Mill just southwest of the
court house. The existing road network provides satisfactory access to and from the subject and
visibility/exposure is considered good. The site’s topographical features and ingress/egress are deemed
satisfactory and all utilities are available or proximate to the site. Developments in the immediate area
include the central business district with the majority of the land in the area being developed since the late
1800's and early 1900's. Developments nearby the subject along West Henderson and South Main include
a variety of commercial developments taking advantage of the traffic flow.

Some renovations have taken place in the near vicinity of the subject including the Wright Building
and the Liberty hotel.




HIGHEST AND BEST USE

Highest and Best Use As Though Vacant. Considering the subject’s location, it is believed that
the highest and best use of the subject site as if vacant would be a commercial use. It has good visibility
and frontage from a main thoroughfare in Cleburne. As population pressures in Johnson County create
more residential subdivisions in the area, the traffic will continue to increase in front of the site and the need
for commercial support businesses will increase consequently.

Highest and Best Use as Improved. The highest and best use of a property as improved may
not always be the same as the highest and best use of a tract as if vacant. However, the improvements
will continue to exist until the vacant site value exceeds the whole property value as improved. The land
value very nearly equals the building value in it's ‘as is’ state. The cost to remove the currentimprovements
might exceed the value of the land at this time; bids for demolition would be needed to determine the costs
involved.

The improvements are designed to function as a jail. The overall construction of the building
appears to be typical for a jail in the overall North Central Texas market area. The subject is within the
central business district. The highest and best use, if the property were currently habitable as a jail, would
be the continued use as a jail type income producing entity. However, due to the current condition of the
subject property, it is not considered to be able to be used for it's designed purpose. Also, it is unknown
what the cost of renovations would be to use the subject property as a jail. Current use ‘as is’ is as storage
and therefore the Highest and Best Use would be as storage until such a time as renovations can be done.

Itis very possible that an investor might purchase the property, and due to it’s history of being the
city's original jail in existence since the late 1880's, might renovate the subject improvements for use as
apartments or a hotel use capitalizing on it's history to entice a customer base but would possibly require
a zoning change.

As will be noted in the Income and Market Approaches, the subject's related improvements do
have contributory value. Therefore, there is no alternative use which could legally, economically, and/or
financially justify a change in proposed use. Therefore, the proposed use is considered to be the highest
and best use of the property.

SUMMARY OF ANALYSIS AND VALUATION

MARKET APPROACH

When comparable market data is available, it should accurately reflect the attitudes of the typical
buyers and sellers in the market place. When these are adjusted for differences noted, the indications are
typically accurate. The appraisers were fortunate in this instance to be able to secure data on recent
transactions of similar properties.

Sales Comparison Approach. A summary of the data on comparable improved sales is illustrated below.




Market Approach - Continued

Sale | Address Sales Date of Bidg. | Age Site $/SF
No. | City Price Sale S.F. S.F.
1 319 E Henderson St $175,000 | 11/15/12 | 35,900 | 87 | 30,000 | $4.87
Cleburne
2 116 W Knox St $85,000 7/26/13 5,125 93 2,874 | $16.59
Ennis, TX
3 116 S Covington St $62,500 7/25/12 | 15,300 | 112 | 16,526 | $4.08
Hillsboro, TX
S 116 S Mill St NA NA 15,042 | ~128 | 22,041 NA
Cleburne

The sales were all recent and no adjustment for market condition was considered appropriate. The
Sales were in the same or similar markets and no adjustment for location was made. The age of the
comparable buildings was considered similar and were not adjusted. The estimated contributory value of
the sites were adjusted accordingly. The sales had a similar mix of commercial/retail. The construction
quality was not adjusted.

While there were no other jail facilities found in the search for comparables, the subject is currently
being used as storage due to it's need for repairs. Therefore, other large, older buildings in similar condition
were researched and used as comparable sales.

After making adjustments for differences the estimated value per unit for the subject property was
$10.11 per square foot. An adjustment grid has been included showing the indicated value on each
comparable sale after adjustments were made.




SALE NUMBER:

PRICE PER UNIT: E
[[Market Conditions: 0% 0% 0%
lcondition of Sale: 0% 0% 0%
liTerms of Sale: 0% 0% 0%
ladjusted Basis: $4.87 $16.59 $4.08
[PHYSICAL
|Building Size: 20% -30% 0%

Location: 0% 0% 0%
ICondition/Age: 0% 0% 0%

Land Size/Value: 11% 40% 40%
||Construction Qual: 0% 0% 0%
INET ADJUSTMENT: 31% 10% 40%

INDICATED VALUE:

Building Size: 15,042

||Estimated Value Per SF: $10.11
||Estimated Value of Subject Property: $152,128
||VALUE INDICATED WHEN ROUNDED: $152,000




INCOME APPROACH

Rental | Address $/SF/ Size | Quality/ Location/ Expenses
No. Annum SF Condition | Occupancy | by Owner
1 216 S Main St $2.79 | 5,167 | Avg/Fair Eg/100% Taxes/Ins
Cleburne
2 110 E Chambers St $2.00 | 4,000 | Avg/Fair Eq/100% Taxes/Ins
Cleburne
3 206 S Main St $2.50 | 3,825 | Avg/Fair Eq/100% Taxes/Ins
Cleburne
Subj. 116 S Mill St $0.00 | 3,917 | Avg/Poor | Avg/100% Taxes/Ins
Cleburne

A market survey was conducted for the purposes of this report. The reported rents range from
$2.00 to $14 per square foot.

The rental comparables as well as the subject are retail spaces which are older buildings of similar
age and construction which are not renovated and are reported by the agents to need repairs. Considering
the rates found in the local market, and after adjusting for differences, the appraisers conclude that the
estimated market rent for similar properties near the subject would be in the range of $2.00 to $2.79 per
square foot per annum.

The subject is not currently in a condition to be occupied as a jail. The number of beds available
would dictate what the rental income could be. Due to current condition, the low end of the range of the
above rents in the market were used to indicate what the building could rent for as storage until such a time
as it could be renovated or demolished.

The projected rents are within the range found in the market. Therefore, the proposed rental
income will be used for the purposes of this valuation estimate. The Taxes, Insurance, Repairs,
Maintenance and Reserve were based on an estimated market standard as was the Management.

In arriving at the estimated market rental, the appraisers have considered each of the rentals as
to their overall similarity to the subject. The subject currently has no lease If leased, the occupancy is
expected to be within market norm and a conservative figure will be used for credit loss. The property might
most likely be managed by the owner, however, a management fee typical in the market will be used for
purposes of the income capitalization method.

The basis for all capitalization methods is netincome divided by a rate of return equals value. The
method of capitalization which is obtained directly from the market is the Direct Capitalization Method which
is derived by dividing the net income by the sales price of the comparable sales resulting in a supportable
overall capitalization rate or OAR. This method is considered the most reliable since it is a direct reflection
of the overall rates which buyers and sellers are willing to accept in the market.




DIRECT CAPITALIZATION

Gross Potential Income $30,084
Less Vacancy & Credit Loss -23% ($6,919)
Effective Gross Income $23,165
Less Taxes (estimated) ($4,220)

Insurance (estimated) ($7,500)

Management -5% ($1,158)

Utilities (Tenant) $0

Repairs, Maintenance & Reserve -5% ($1,158)
Total Expenses (expenses as percent of EGI) -60.59% ($14,036)
Net Operating Income $9,128
Capitalization Rate 10.0%
indicated Value $91,282
Indicated Value - Rounded $91,300




RECONCILIATION AND VALUE CONCLUSION

The correlation or reconciliation process involves weighing the value indications provided by each
applicable method in light of the dependability of each as a reflection of the probable actions of buyers and
investors in the market place. The appraisers’ final conclusion of value may coincide with one of the
approaches, or it may reflect a weighing of the relative merits of each of the approaches in leading to a final
conclusion of value. Three accepted methods of property valuation were applied in the appraisal process.

Consideration of the relative merits of each value indication involves reviewing each approach with
respect to the reliability of the data used; the applicability of the approach to the type of property being
appraised and the applicability of the approach in light of the definition of value sought in the appraisal.
Following are the value indications resulting from each method.

Market Approach. The strength of this approach in any appraisal assignment is that if
comparable market data is available, it should accurately reflect the attitudes of the typical buyers and
sellers in the market place. When these are adjusted for differences noted, the indications are typically
accurate. The appraisers were fortunate in this instance to be able to secure data on recent transactions
of similar properties. From this data, various units of comparison were abstracted. This data is retained
in the appraiser’s files. The resulting value indication by this approach was as follows:

$ 152,000

Cost Approach. The methodology of this approach basically involves estimating the contributory
value of the subject improvements as well as the current fair market value of the land, as if vacant. These
two value estimates are combined to yield the value indication by this approach. The potential weakness
of this approach is that, in some instances, unit cost figures and depreciation are problematic to estimate.
Physical depreciation is estimated through the observed condition of the improvements. Measures of
obsolescence other than physical, if any, were accomplished through market abstracted methods whose
dependability is strengthened by actual actions of the marketplace. Typically, the Cost Approach is often
higher than either the Market or Income Approach. The Cost Approach is most effective when used in new
construction. This approach is used mainly as support for the other two approaches when the
improvements are not new. Due to the current condition, roof leaking, no recent renovations and the
estimated age of the structure (~1885), the Cost Approach is not considered applicable. For the purposes
of this summary report and the needs of the client, the Cost Approach was not deemed relevant.

Income Approach, Direct Capitalization. In this approach, comparable rentals, vacancy and
collection factors and expenditures were abstracted from the marketplace and strengthened by historical
data on the property when available. The data presented is supportive in all instances. That is, the rental
rates, vacancy factors, expenses and capitalization rates are supported by the data presented herein and
additional information kept in historical records within the appraisers’ files.

The subject property was not considered to be in rentable condition as a jail on the date of
inspection. Due to the uncertainty of the cost of renovation being supportable by any proposed tenants in
the current market the rents it could command would be on the lowest end of the range as storage. Market
rents were reviewed for properties in similar condition and applied in this approach. The value indication
via this approach is as follows:

$ 91,300
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Reconciliation and Value Conclusion - Continued

The continued growth in the general Cleburne area population has created an steady need for
properties such as the subject as professional office space near the courts and as retail space in the
historical district which has helped to create fairly stable occupancy rates. Cleburne is considered a suburb
to the Dallas/Fort Worth Metroplex area. The need for more space for community support business is
considered to be steadily growing in this community.

The subjectis a well-located commercial building in the city's downtown central business district.
The subject property is designed to be a jail and if renovated is well located to produce an income,
however, due to the subject’s current condition, the Income Approach was not considered relevant due to
the low rents the subject could command in it's current condition. Therefore, the most weight is placed
upon the Market Sales Approach.

It is the opinion of these consultants, therefore, that the Market Value of the fee simple estate of

the subject property as described herein, when considered in it's "as is” status, on a cash equivalency
basis, as of September 26, 2013 was:

ONE HUNDRED FIFTY TWO THOUSAND DOLLARS

($152,000)
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CERTIFICATION

The undersigned certify that, to the best of their knowledge and belief, the following statements
are true and correct and adhere to the requirements as set for them by the Appraisal Foundation.

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

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

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

Our compensation is not contingent on an action or event resulting from this analysis, opinion, or
conclusion in, or the use of, this report.

Our analysis, opinions, and conclusions were developed, and this report has been prepared in
conformity with the requirements of the Code of Professional Ethics and Standards of Professional Practice
of the Appraisal Foundation.

The Appraisers certify that the appraisal conforms to the Uniform Standards of Professional
Practice (*USPAP*) adopted by the Appraisal Standards Board of the Appraisal Foundation, as amended.

The use of this report is subject to the requirements of the Appraisal Foundation relating to the
review by their duly authorized representatives.

Dona L. Buie has made a personal inspection of the property that is the subject of this analysis and
report.

The undersigned appraisers are not involved in the lending or collection function of the institution
requesting the appraisal.

Dona L. Buie has made a personal, physical inspection of all comparable properties analyzed
during the preparation of this report.

The employment of the undersigned was not conditioned on the appraisal producing a specific
value, or a value within a given range, or the approval of a loan.

No person other than the undersigned, has provided significant professional assistance in the
preparation of this appraisal report and the analysis, opinions, and conclusions contained herein.

As of the date of this report, Dona L. Buie has completed the requirements of the continuing
education program of the Appraisal Foundation.

As of the date of this report Dona L. Buie is certified in the state of Texas as a General Real Estate
Appraiser under Certification Number TX-1327327-G, with expiration date of April 30, 2015.

dona. ¥. Bue.

Date: __12/6/2013

Dona L. Buie TX-1327327-G

Appraisal Associates, LLC. (817) 279-8689
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ASSUMPTIONS AND LIMITING CONDITIONS

1. This is a Summary Appraisal Report which is intended to comply with the reporting
requirements set forth under Standard Rule 2-2(b) of the Uniform Standards of Professional Appraisal
Practice for a Summary Appraisal Report. As such, it might not include full discussions of the data,
reasoning, and analyses that were used in the appraisal process to develop the appraiser's opinion of
value. Supporting documentation concerning the data, reasoning, and analyses is retained in the
appraisers' file. The information contained in this report is specific to the needs of the client and for the
intended use stated in this report. The appraisers are not responsible for unauthorized use of this report.

2. No responsibility is assumed for legal or title considerations. Title to the property is assumed
to be good and marketable unless otherwise stated in this report.

3. The property is appraised free and clear of any or all liens and encumbrances unless otherwise
stated in this report.

4. Responsible ownership and competent property management are assumed unless otherwise
stated in this report.

5. The information furnished by others is believed to be reliable. However, no warranty is given
for its accuracy.

6. All engineering is assumed to be correct. Any plot plans and illustrative material in this report
are included only to assist the reader in visualizing the property.

7. ltis assumed that there are no hidden or unapparent conditions of the property, subsoil, or
structures that render it more or less valuable. No responsibility is assumed for such conditions or for
arranging for engineering studies that may be required to discover them.

8. It is assumed that there is full compliance with all applicable federal state, and local
environmental regulations and laws unless otherwise stated in this report.

9. ltis assumed that all applicable zoning and use regulations and restrictions have been complied
with, unless a nonconformity has been stated, defined, and considered in this appraisal report.

10. It is assumed that all required licenses, certificates of occupancy or other legislative or
administrative authority from anylocal, state, or national governmental or private entity or organization have
been or can be obtained or renewed for any use on which the value estimates contained in this report are
based.

11. Any sketch in this report may show approximate dimensions and is included to assist the
reader in visualizing the property. Maps and exhibits found in this report are provided for reader reference
purposes only. No guarantee as to accuracy is expressed or implied unless otherwise stated in this report.
No survey has been made for the purpose of this report.

12. It is assumed that the utilization of the land and improvements is within the boundaries or

property lines of the property described and that there is no encroachment or trespass unless otherwise
stated in this report.
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Assumptions and Limiting Conditions - Continued

13. The appraiser is not qualified to detect hazardous waste and/or toxic materials. Any comment
by the appraiser that might suggest the possibility of the presence of such substances should not be taken
as confirmation of the presence of hazardous waste and/or toxic materials. Such determination would
require investigation by a qualified expert in the field of environmental assessment. The presence of
substances such as asbestos, urea-formaldehyde foam insulation, or other potentially hazardous materials
may affect the value of the property. The appraisers 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 unless otherwise stated in
this report. No responsibility is assumed for any environmental conditions, or for any expertise or
engineering knowledge required to discover them. The appraisers' descriptions and resulting comments
are the result of the routine observations made during the appraisal process.

14. Unless otherwise stated in this report, the subject property is appraised without a specific
compliance survey having been conducted to determine if the property is or is not in conformance with the
requirements of the Americans with Disabilities Act. The presence of architectural and communications
barriers that are structural in nature that would restrict access by disabled individuals may adversely affect
the property's value, marketability, or utility.

15. Any proposed improvements are assumed to be completed in a good workmanlike manner
in accordance with the submitted plans and specifications.

16. The distribution, if any, of the total valuation in this report between land and improvements
applies only under the stated program of utilization. The separate allocations for land and buildings must
not be used in conjunction with any other appraisal and are invalid if so used.

17. Possession of this report, or a copy thereof, does not carry with it the right to publication. It
may not be used for any purpose by any person other than the party to whom it is addressed without the
written consent of the appraiser, and in any event, only with proper written qualification and only in its
entirety.

18. 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 the appraisers are connected) shall be disseminated
to the public through advertising, public relations, news sales, or other media without prior written consent
and approval of the appraiser.
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DESCRIPTION OF IMPROVEMENTS

ASER

APPR

SUMMARY OF SALIENT FEATURES

Subject Address

Legai Description

102 S Main St

Lots 1A, 2 A & Blk 5, Original Cleburne

City Cleburne

County Johnson

State >

Zip Code 76033

Census Tract 48251-1308.00
Map Reference JohnsonMpsco1116X
Sale Price $ NA

Date of Sale NA

Owner Johnson County
Client Johnson County
Size (Square Feet) 4,984

Price per Square Foot $ 32.90

Location Central Business District

Age ~128

Condition Average

Total Rooms 22 Rooms, 2 Story Office Building

Bedrooms 19 Offices, 1 Reception, 1 Kitchenette/Breakroom, 1 Mechanical/Equipment Room
Baths 4 Restrooms, handicap accessible

Appraiser Dona L Buie, ATA-G

Date of Appraised Vaiue 10/17/2013

Opinion of Value $ 164,000

Form SSD2 LT — "WinTQTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Engagement Letter

Owner Johnson County

Property Address 102 S Main St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Hello Ms. Buie,

Johnson County is considering the sale of five (5) pieces of property pending Commissioners
Court approval. We are requesting a soft quote from RFP2011-417: Real Estate Appraiser
Services for the properties listed below. We are alsorequesting an estimated start date upon
notification to proceed as well as anestimated time of completion.

Property Location

113-121 W. Chambers, Cleburne, TX 76031; 1-story 4131 sq. ft. building (Annex)

104 S. Main Str., Cleburne, TX76031; 2-story 5632 sq. ft. building (Lesial)

116 S. Mill Str., Cleburne, TX 76031, 3-story 14441 sq. ft. building (Old Jail)

102 S. Main Str., Cleburne, TX76031, 2-story 10164 sq. ft. building (Old Adult Probation)
102 E. Chambers St., Cleburne, TX 76033, .1600 acre parking lot

Please do not hesitate to contact Kelli or me if you have any questions or need any additional
information.

Sincerely,

Heather Cammichael
Contract Manager/Buyer
Johnson County Purchasing
1102 E Kilpatrick, Ste B
Cleburne, TX 76031

(817) 556-6384 phone
(817) 556-6385 fax

Form MAP_LT.Generic — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




State of Texas Map

Owner Johnson County

Property Address 102 S Main St

Ci Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Form MAP_LT.State — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE



County of Johnson Map

Owner Johnson County

Property Address 102 S Main St

City Clebume County Johnson State TX Zip Code 76033
Client Johnson County

Glen Rose
xS
Fossil Rim
Wildlife Center

Form MAP_LT.County — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




City of Cleburne Map

Owner Johnson County

Property Address 102 S Main St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Cleburne
State Park

Form MAP_LT.Commun — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Business Centers Map

Owner Johnson County

Property Address 102 S Main St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Form MAP_LT.LOC — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Location Map

Owner Johnson Coun
Property Address 102 S Main St
G

Stlapect
1325 Mam St

B -

-

Form MAP_LT.LOC — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Sanhorn Map 1885

Form SCNLTR — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Zoning Map

Owner Johnson County

Property Address 102 S Main St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

C3
according to map provided by P&Z

Form MAP_LT.Zoning — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Flood Map

Owner

Johnson County

Property Address 102 S Main St

City

Cleburne County Johnson State TX Zip Code 76033

Client

Johnson County

Prepared for:
InterFlood Appraisal Associates
by o la mode W Chambers & Mill St
www.interfiood.com ¢ 1-800-252-6633 Cleburne, TX 76031

kY

i B
) 1
e\ Y%’g’ - PROFITE BASE

© 19892013 SourcaProse andéor FloodSource Corporations. All rights reserved. Patents 8,631,328 and 6,678.015. Other pstents pending. For Info: info@floodsource, com.

Form MAP_LT.FLOOD — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Site Map

Johnson County

Cwner

Property Address 102 S Main St

City
Client

Zip Code 76033

State TX

County Johnson

Cleburne

Johnson County
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ppraisal software by a la mode, inc.
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Building Sketch

Owner Johnson County

Property Address 102 S Main St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

The Layland Museum and the Sanborn Maps indicate that 102 S Main was being used in 1885 as a grocery and barber shop

Open to 113 W Chambers 173 D Door onto Roof for AC access
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TOTAL Sketch by a la mode, inc. Area Calculations Summary
.159
24925q ft
Total Living Area (Rounded): 4984 Sqft

Form SKT_LT.BIdSkl — "WinTOTAL" appraisal software by a [a mode, inc. — 1-800-ALAMODE




Photograph Addendum

Owner Johnson Coun
Property Address 102 S Main St

Ci Cleburne State ip Code 76033

Rear Access from 113 W Chambers to Subject

Street North Street South

Storage area under stairway Kitchenette/Breakroom
Form PIC12_LT — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Photograph Addendum

Owner Johnson County

Property Address 102 S Main St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Office

Vater Fountain/Fire Extinguishe

Stairway down from 2nd story

Office RR 3

RR 4 Office Control panel area
Form PIC12_LT — "WinTQTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Photograph Addendum

Owner Johnson County

Property Address 102 S Main St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Office Office

HVAC closet Door to roof from Mech Room Mech Room

% .
]

1
]
=
=
]
L]

Electrical Panel

Attic Charring & Smoke
Form PIC12_LT — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Comparable Building Photos

Owner Johnson County

Property Address 102 S Main St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

212 S Main 208 W Henderson
Cleburne, TX Cleburne, TX
Renovated Retail Space Fair to Average Condition
Needed plumbing repairs
and updating

190 W College 107 N Rogers St
Stephenville, TX Waxahachie, TX
Average Condition Renovated Retail downstairs
Needed updating Loft apartment upstairs

Form PIC4_LT — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE




Comparable Sales Map

Owner Johnson County

Property Address 102 S Main St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County
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Comparable Rentals Photograph Addendum

Owner Johnson County

Property Address 102 S Main St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

115 S Main 206 S Caddo
Wright Building Cleburne, TX
Cleburne, TX
Upper end retail/offices One block east and south of subject
across street from subject Renovated office
commands an average $14 per sf per annum rental rate Rental rate per annum is $8.18 per sf

207 S Mill 114 E Chambers
Cleburne, TX Cleburne, TX
One block south of subject Two blocks east and one block north of subject
Office space, inferior location Retail Space, needs updating
Rental Rate $3.27 per sf per annum Bottom floor leases for $5.33 per sf per annum
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Comparable Rentals Map

Owner Johnson County
Property Address 102 S Main St
City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County
@® ‘ o g
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Rental # 4
114 & Chambers St
0.10 miles £

Rental # 1
115 S Main St
0.04 miles €

Rental # 3
207 S Mill st
0.06 miles S

Rental =z 2
206 S Caddo St
0.07 miles SE
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Appraisal Associates (817) 279-8689

PRIVACY NOTICE

Pursuant to the Gramm-Leach-Bliley Act of 1999, effective July 1, 2001, Appraisers, along with all
providers of personal financial services are now required by federal law to inform their clients of
the policies of the firm with regard to the privacy of client nonpublic personal information. As
professionals, we understand that your privacy is very important to you and are pleased to provide
you with this information.

1 N blic P LInt tion We Collect
In the course of performing appraisals, we may collect what is known as "nonpublic personal information" about you. This
information is used to facilitate the services that we provide to you and may include the information provided to us by you directly
or received by us from others with your authorization.

Parti Wh iscl Informati

We do not disclose any nonpublic personal information obtained in the course of our engagement with our clients to nonaffiliated
third parties, except as necessary or as required by law. By way of example, a necessary disclosure would be to our
employees, and in certain situations, to unrelated third party consultants who need to know that information to assist us in
providing appraisal services to you. All of our employees and any third party consuitants we employ are informed that any
information they see as part of an appraisal assignment is to be maintained in strict confidence within the firm.

A disclosure required by law would be a disclosure by us that is ordered by a court of competent jurisdiction with regard to a
legal action to which you are a party.

Confidentialit 1S it
We will retain records relating to professional services that we have provided to you for a reasonable time so that we are
better able to assist you with your needs. In order to protect your nonpubiic personal information from unauthorized access by
third parties, we maintain physical, electronic and procedural safeguards that comply with our professional standards to insure
the security and integrity of your information.

Please feel free to call us any time if you have any questions about the confidentiality of the information that you provide to us.




APPRAISER DISCLOSURE STATEMENT

File No. 1309-05

Name of Appraiser: Dona L Buie, ATA-G

Class of Certification/Licensure: ~ [X Certified General
L] Certified Residential
1 Licensed Residential
(] Temporary [ ] General [ ] Licensed

Certification/Licensure Number: TX-1327327-G
Certification/Licensure State: X Expires: 04/30/2015

Scope: This Report  [X] is within the scope of my Certification or License
[ is not within the scope of my Certification or License

Service Provided By: X Disinterested & Unbiased Third Party
[] Interested & Biased Third Party

[] Interested Third Party on Contingent Fee Basis

Signature of . { reporting the Anpraisal:

Mﬁﬂ M/

This form must be included in conjunction with all appraisal assignments or specialized services
performed by a state-certified or state-licensed real estate appraiser.
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Appraiser’s License

Owner Johnson County

Property Address 102 S Main St

City Cleburne County Johnson State TX Zip Code 76033
Client Johnson County

Wexas Appraiger Licenging and Certification Board
P.O. Box 12188 Austin, Texas 78711-2188

Certified General Real Estate Appraiser

Number: TX1327327 G
Issued: 03/13/12013 Expires: 04/30/2015

Appraiser: DONA LEE BUIE

Having provided satisfactory evidence of the qualifications required by the f(' /
Texas Appraiser Licensing and Certification Act, Texas Occupations Code,

Chapter 1103, is authorized to use this title, Certified General Real Estate uglas E. Oldmixon
Appraiser. Commissioner
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REAL ESTATE APPRAISAL REPORT

Property Located At

102 South Main Street
Cleburne, TX 76031

Prepared for
Johnson County Judge

2 N. Main Street, Rm 120
Cleburne, TX 76031

Prepared by

Appraisal Associates, LLC

P. O. Box 391
Granbury, Texas 76048
(817) 279-8689 FAX (817) 579-5096

Effective Date of Appraisal

October 17, 2013

Appraiser

Dona L. Buie, ATA-G
State Certified General
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Appraisal Associates, LLC
State Certified Real Estate Appraisers
P. O. Box 391
Granbury, Texas 76048
Voice: (817) 279-8689 Fax: (817) 579-5096

November 15, 2013

Heather Carmichael, Contract Mgr/Buyer
Johnson County

1102 E Kilpatrick, Ste B

Cleburne, TX 76031

RE: 102 South Main Street, Cleburne, Texas
Dear Ms Carmichael:

As per your request, we have made an inspection and valuation analysis of the above-mentioned
property which will be legally described in the following report. The purpose of the investigation was to
estimate the current market value of the fee simple estate of the same property, as defined within
FIRREA. This is a Summary Appraisal Report and is intended to assist the Client in make financial
decisions concerning the property.

The intended User(s) of this appraisal report will be the County of Johnson, Texas. The subject
is not currently listed for sale or sold within the past three years.

This estimate is subject to any contingent and limiting conditions set forth herein. The analyses,
opinions, and conclusions were developed, and this report has been prepared in accordance with the
Uniform Appraisal Standards and Requirements as set forth by the Appraisal Standards Board. The
appraisal report also complies with the Competency provisions of USPAP.

Upon inspection of the property, no other significant, cultural, recreational or scientific value
considerations were observed. The value estimates presented in this report address strictly the real
property only. Based on information provided to these appraisers and the inspection, the subject property
consists of a two story commercial building on 0.063 acres located in the City of Cleburne, County of
Johnson, Texas.

The overall condition of the building at this time is considered to be average. An inquiry to the city
was made to determine if the building meets current building codes. The city states that there are no code
violations or safety issues regarding the property. No apparent environmental hazards were noted.
However, these appraisers are not experts in the detection of environmental hazards. This report does
not contain valuation of any personal property.

Based on our inspection of the neighborhood and analysis of the market area of concern, itis the
opinion of the appraiser(s) that a reasonable amount of time allowed for the subject property to be
exposed and marketed to the open market would be in the range of 2 to 3 years.
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By virtue of our investigation, it is the opinion of the appraiser(s) that the Market Value of the fee
simple estate of the subject property as described herein, init’s “as is” condition, as of October 17,2013
was:
ONE HUNDRED SIXTY FOUR THOUSAND HUNDRED DOLLARS
($164,000)

Should you have any questions, or if we may be of further assistance to you in the future,
please do not hesitate to call on us.

Sincerely yours,

Appraisal Associates, LLC
dona. . DBude

Dona L. Buie, ATA-G
State Certified General Appraiser




Thisis a Summary Appraisal Report which is intended to comply with the reporting requirements
set forth under Standards Rule 2-2(b) of the Uniform Standards of Professional Appraisal Practice for a
Summary Appraisal Report. As such, it presents only summary discussions of the data, reasoning, and
analyses that were used in the appraisal process to develop the appraisers’ opinion of value. Additional
documentation concerning the data, reasoning, and analyses is retained in the appraisers' file. The depth
of discussion contained in this report is specific to the needs of the client and for the intended use stated
below. The appraisers are not responsible for unauthorized use of this report.

CLIENT: Johnson County Judge
2 N Main Street, Rm 120
Cleburne, TX 76033

APPRAISER(S): Dona L. Buie, State Certified General Appraiser
Appraisal Associates, LLC
P. O. Box 391
Granbury, TX 76048

SUBJECT: 102 South Main Street
Lot 1A & 2A, Block 5, Original Cleburne
Cleburne, TX 76031
PURPOSE OF THE APPRAISAL
The objective of this appraisal report is to estimate the Market Value of the fee simple estate of
the herein legally described property assuming unencumbered fee simple ownership and on a cash basis.
MARKET VALUE DEFINED
As used herein, the "Market Value” is defined as 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, knowledgeably and assuming the price is not affected by undue stimulus.

Impilicit of 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.

2. Both parties are well informed or well advised and each acting in what they
consider their own best interest.

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

4. Payment is made in cash in U. S. Dollars or in terms of financial arrangements
comparable hereto.

5. The price represents a normal consideration for the property sold unaffected by
special or creative financing or sales concessions granted by anyone associated with the
sale.




INTENDED USE/USERS OF REPORT

This appraisal is intended to assist the client, the County of Johnson, with financial decisions

concerning the property.
INTEREST VALUED

The property rights appraised in this report are those constituting the fee simple estate to the
appraised property, subject to public and private encumbrances, covenants and restrictions which
represent a portion of the potential ownership rights. The property is appraised under the assumption of
responsible ownership. Itis assumed that the property can be financed for purchase at present, prevalent
market terms and rates.

EFFECTIVE DATE OF VALUE

The effective date of the value estimate presented in this report is as of October 17, 2013.

DATE OF REPORT
Work for this report began on October 17, 2013 and was completed on December 6, 2013.
APPRAISAL DEVELOPMENT AND REPORT PROCESS
- Scope of the Appraisal
In preparing this appraisal, the appraisers did the following:
1) Inspected the subject site and interior as well as the exterior of the improvements.
2) Gathered information on the most recent comparable land, rentals and improved sales.
3) Confirmed and analyzed the data and applied the Market, Cost and Income approaches.

4) Consulted cost publications, such as Marshall & Swift, as well as information in the appraiser’s
files regarding the cost new of the subject and physical depreciation.

This Summary Appraisal Report is a brief recapitulation of the appraisers' data, analyses, and
conclusions. Supporting documentation is retained in the appraisers' file.
HISTORY OF OWNERSHIP
According to public records, title to the subject tract is in the name of Johnson County as recorded

in Volume 1116, Page 253, of the County Deed Records with a Grantor of Martha Scott Wofford Hopkins,
dated 6/13/1985. No other sales were found in a five-year search.




DESCRIPTION OF REAL ESTATE APPRAISED

LEGAL DESCRIPTION
The subject property is legally described as recorded in the County Deed Records as follows:
Lots 1A & 2 A, Block 5, Original Cleburne

The Johnson County Central Appraisal District identifies the subejct as R35639 and 126-
2800-00370. No Survey for this tract was provided for this report.

LOCATION DESCRIPTION

The subject property is located within the City of Cleburne. Cleburne is the county seat of Johnson
County. According to the 2010 Census, Cleburne had a population of about 29,377. Cleburne is located
about 35 miles southwest of Fort Worth and about 50 miles southwest of Dallas. Due to Cleburne's close
proximity to the Metroplex, many residents work there.

Cleburne and Johnson County are experiencing steady growth in the residential, mostly as in-
migration from the Metroplex, as well as in the commercial sector. Most of the new commercial growth
has occurred along Highway 67, also known as Henderson Street and Highway 174, also known as Main
Street. The economic outlook for the immediate future and long term for the area appears to be favorable.
Continued steady growth is expected which will create the need for more residential units and with it,
commercial space for community support businesses. The subject's neighborhood is considered to be
the central business district in downtown, City of Cleburne.

The subject property is located on the west side of South Main Street just south of the
intersection of Highway 171 & Highway 174 and West Chambers. There is currently zoning for C-3,
commercial use, see map included. The subject is located is one block from the courthouse square. The
immediate area of the subject consists of commercial entities’s near the subject along Highway 67 also
known as West Henderson Street and a portion of Chambers Street and Main Street also known as
Highway 174 with nearby residential subdivisions located near the subject along interior streets.




PROPERTY DESCRIPTION

According to the Central Appraisal District of Johnson County, the subject property consists of
0.063 acres or 2,759 square feet site which is improved with a 4,984 square feet, two story commercial
building. The construction is brick wall (solid wall construction) with a flat tar roof over a reinforced
concrete slab foundation. The front of the building has a public sidewalk and an entrance.

The building is divided into a reception area, kitchenette, four restrooms, two upstairs and two
downstairs, an equipment or mechanical room and 19 offices. The interior of the building is insulated,
lighted and heated. The downstairs portion of the building is approximately 2,492 sfin size. The upstairs
is the same size, 2,492 sf. The utilities available at the site are electricity, city water and public city sewer
system. The building interior finish out is commercial grade carpeting, a drop acoustic panel ceiling and
painted drywall partitions. There is access to 113 West Chambers through a hallway at the rear of the
subject building. The lighting is provided by fluorescent ceiling fixtures.

Parking is available along the city streets to the east and south of the subject.

According to FEMA’s community maps the subject property's improvements do not appear to be
within a flood hazard zone. It should be noted that although it is considered very unlikely that the subject
property’s improvements would be subject to flooding due to their elevation, a prudent buyer would rely
upon a survey to determine the subject property’s exact relationship to any flood hazard area.

The Sanborn Maps available online from http://www.lib.utexas.edu/maps/sanborn/c.html were
reviewed and indicate that the building is on the earliest map which was dated 1885. The Layland
Museum was contacted for more information and the information they have also supports a date for
construction in the late 1880's.

The City of Cleburne was contacted and asked if there were any building codes in violation or any
safety hazards known about the buildings. Their response, which is retained in the appraiser’s file, was
that there were no known issues with the subject property. However, a certificate of occupancy would
have to be obtained if someone were to attempt to occupy the buildings. For the purposes of this report,
the subject property appears to be in average condition and without knowing any issues to prevent
occupancy and the fact that the property was occupied as recently as within this past year; the building
is considered in average condition and able to be occupied.

There is evidence of a previous fire in the attic (pictures included). The city/county/fire department
were contacted via the open records act concerning this and there was no data on file. The presence of
more recent telephone wiring and the recent occupation of the subject property leads the appraiser to the
extraordinary assumption and conclusion that any damages to the structure from a previous fire do not
atfect the subject property in terms of being able to be occupied.

In summary, the subject site enjoys a good location along South Main just south of the court
house. The site also has access along the south side of the site onto a city maintained alley. The existing
road network provides satisfactory access to and from the subject and visibility/exposure is considered
good. The site’s topographical features and ingress/egress are deemed satisfactory and all utilities are
available or proximate to the site. Developments in the immediate area include the central business
district with the majority of the land in the area being developed since the late 1800's and early 1900's.
Developments along South Main include a variety of commercial developments taking advantage of the
traffic flow.

Some renovations have taken place in the near vicinity of the subject including the Wright Building
and a hotel.




HIGHEST AND BEST USE

Highest and Best Use As Though Vacant. Considering the subject’s location, it is believed that
the highest and best use of the subject site as if vacant would be a commercial income use. It has good
visibility and frontage from a main thoroughfare in Cleburne. As population pressures in Johnson County
bring more residents to the area, the need for support businesses will increase consequently, creating
the need for commercial lease space.

Highest and Best Use as Improved. The highest and best use of a property as improved may
not always be the same as the highest and best use of a tract as if vacant. However, the improvements
will continue to exist until the vacant site value exceeds the whole property value as improved.

The improvements are designed to function as a commercial income producing unit. The overall
construction of the building appears to be typical for the market area and are adjacent to and near the
central business district as well as residential areas which provide clients for the business. Therefore, the
highest and best use is considered to be, as improved being the use as a commercial income producing
entity.

As will be noted in the Income and Market Approaches, the subject's related improvements do
have contributory value. Therefore, there is no alternative use which could legally, economically, and/or
financially justify a change in proposed use. Therefore, the use as office space is considered to be the
highest and best use of the property.

SUMMARY OF ANALYSIS AND VALUATION
MARKET APPROACH

When comparable market data is available, it should accurately reflect the attitudes of the typical
buyers and sellers in the market place. When these are adjusted for differences noted, the indications
are typically accurate. The appraisers were fortunate in this instance to be able to secure data on recent
transactions of similar properties.

Sales Comparison Approach. A summary of the data on comparable improved sales is illustrated
below.




Market Approach - Continued

Sale | Address Sales Date of | Bldg. | Bldg. | Site $/SF
No. | City Price Sale S.F. | Age S. F.
1 212 S Main $97,500 1/6/11 1,720 | ~103 | 1,655 | $56.69
Cleburne
2 208 W Henderson $60,500 516/11 | 2112 | 57 | 4,233 | $28.65
Cleburne
3 190 W College $92,700 6/17/11 | 2,850 | ~128 | 3,485 | $32.53
Stephenville
4 107 N Rogers St $145,000 | 11/4/11 | 3,589 | ~113 | 2,439 | $40.40
Waxahachie
S 113-121 W Chambers NA NA 4984 | ~128 | 6,642 $NA
Cleburne

The sales were all recent in terms of after the market stabilization had started and no adjustment
for market condition was considered appropriate. The location of the comparable sales 1 & 2 were in the
same market and the location of the comparable sales 3 & 4 were in similar markets and no adjustment
for location was made.

The size of the comparables were smaller than the subject and were adjusted downward. The
rule of thumb is that the smaller in size the greater the price per square foot and conversely the larger in
size the smaller the price per square foot, requiring negative adjustments to price per sf when the size
is smaller than the subject.

The condition of comparable 1 was renovated and adjusted downward, the condition of
comparable 2 was noted by the agent that it needed some repairs, however it was considered similar to
the subject and not adjusted. The condition of comparable 3 was average but needed updating,
considered similar to the subject and not adjusted. The condition of comparable 4 was good as it had
been received renovations and was adjusted downward.

The age and quality of construction of the comparable buildings was similar for the comparable
sales and were not adjusted. The estimated contributory value of the sites were adjusted accordingly.
The sales had a similar mix of Office Retail in the Central Business District. The construction quality was
considered similar.

After making adjustments for differences the estimated value per unit for the subject property was
$32.97 per square foot. An adjustment grid has been included showing the indicated value on each
comparable sale after adjustments were made.




- IMPROVED PROPERTIES ADJUSTMENT GRID

SALE NUMBER: 1 2 3 4

PRICE PER UNIT: $56.69 $28.65 $32.53 $40.40

POISTENTE 222 = eos 2
|[ECONOMIC

{IMarket Conditions: 0% 0% 0% 0%
lcondition of Sale: 0% 0% 0% 0%

Terms of Sale: 0% 0% 0% 0%

Adjusted Basis: $56.69 $28.65 $32.53 $40.40

PHYSICAL

Building Size: -20% -15% -10% 7%
ILocation: 0% 0% 0% 0%
Condition/Age: -15% 0% 0% -15%
||Land Size/Value: 9% 9% 13% -5%
liconstruction Qua: 0% 0% 0% 0%
INET ADJUSTMENT: -26% -6% 3% -27%
INDICATED VALUE: $41.95 $26.93 $33.51 $29.49
Building Size: 4,984
Estimated Value Per SF: $32.97
Estimated Value of Subject Property: $164,322

VALUE INDICATED WHEN ROUNDED:

$164,000




COST APPROACH - WHOLE PROPERTY

The Cost Approach to value is not considered appropriate in this case, due to the age of the
building and amount of estimated depreciation. There is considered to be no historical value. This
approach generally considers replacement cost less depreciation. Current construction is not comparable ;
to the subject as it would cost too much per square foot to replicate the subject as it is than would be ~
financially feasible, making the Cost Approach not reliable or credible. '




INCOME APPROACH

Rental | Address $/SF/ Size | Quality/ Location/ Expenses
No. Annum SF Condition | Occupancy | by Owner
1 Wright Bidg $14.00 | 1,000- | Av/Renov Gd/80% Taxes/Ins
Cleburne 2000
2 206 S Caddo $8.18 2,200 | Av/Renov Inf/100% Taxes/Ins
Cleburne
3 207 S Mill $3.27 4,402 Av/Renov Inf/100% Taxes/Ins
Cleburne
| 5
4 114 E Chambers $5.33 14,580 | Avg/Fair Avg/50% Taxes/Ins
Cleburne
Subj. 102 S Main $0.00 4,984 Avg/Avg Avg/0% Taxes/Ins
Cleburne

A market survey was conducted for the purposes of this report. The reported rents range from
$2.50 to $14.00 per square foot.

Rental 1 is all retail/office finish out that has been renovated. Rental 2 is Retail finish out that has
been remodeled. Rental 3 is remodeled office space which has a inferior location. Rental 4 is a retail
space in an older building with limited renovations being used as a furniture store, with the upper stories
unusable except as storage. Rentals is are one year leases. Considering the rates found in the local
market, and after adjusting for differences, the appraisers conclude that the estimated market rent for
similar properties near the subject would be in the range of $6 to $8 per square foot per annum.

The Taxes, Insurance, Repairs, Maintenance and Reserve were based on an estimated market
standard as was the Management.

In arriving at the estimated market rental, the appraisers have considered each of the rentals as
to their overall similarity to the subject. The subject currently has no lease. If leased, the occupancy is
expected to be within market norm and a conservative figure will be used for credit loss. The property
might most likely be managed by the owner, however, a management fee typical in the market will be
used for purposes of the income capitalization method.

The basis for all capitalization methods is net income divided by a rate of return equals value.
The method of capitalization which is obtained directly from the market is the Direct Capitalization Method
which is derived by dividing the net income by the sales price of the comparable sales resulting in a
supportable overall capitalization rate or OAR. This method is considered the most reliable since it is a
direct reflection of the overall rates which buyers and sellers are willing to accept in the market.




DIRECT CAPITALIZATION

Gross Potential Income $32,396
Less Vacancy & Credit Loss -23% ($7,451)
Eftective Gross Income $24,945
Less Taxes (estimated) ($3,000)

Insurance (estimated) ($3,500)

Management -6% ($1,497)

Utilities (Tenant) $0

Repairs, Maintenance & Reserve -3% ($748)
Total Expenses (expenses as percent of EGI) -35.06% ($8,745)
Net Operating Income $16,200
Capitalization Rate 10.0%
Indicated Value $161,999
Indicated Value - Rounded $162,000
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RECONCILIATION AND VALUE CONCLUSION

The correlation or reconciliation process involves weighing the value indications provided by each
applicable method in light of the dependability of each as a reflection of the probable actions of buyers
and investors in the market place. The appraisers’ final conclusion of value may coincide with one of the
approaches, or it may reflect a weighing of the relative merits of each of the approaches in leading to a
final conclusion of value. Three accepted methods of property valuation were applied in the appraisal
process.

Consideration of the relative merits of each value indication involves reviewing each approach
with respect to the reliability of the data used; the applicability of the approach to the type of property being
appraised and the applicability of the approach in light of the definition of value sought in the appraisal.
Following are the value indications resulting from each method.

Market Approach. The strength of this approach in any appraisal assignment is that if
comparable market data is available, it should accurately reflect the attitudes of the typical buyers and
sellers in the market place. When these are adjusted for differences noted, the indications are typically
accurate. The appraisers were fortunate in this instance to be able to secure data on recent transactions
of similar properties. From this data, various units of comparison were abstracted. This data is retained
in the appraiser’s files. The resulting value indication by this approach was as follows:

$ 164,000

Cost Approach. The methodology of this approach basically involves estimating the contributory
value of the subject improvements as well as the current fair market value of the land, as if vacant. These
two value estimates are combined to yield the value indication by this approach. The potential weakness
of this approach is that, in some instances, unit cost figures and depreciation are problematic to estimate.
Physical depreciation is estimated through the observed condition of the improvements. Measures of
obsolescence other than physical, if any, were accomplished through market abstracted methods whose
dependability is strengthened by actual actions of the marketplace. Typically, the Cost Approach is often
higher than either the Market or Income Approach. The Cost Approach is most effective when used in
new construction. This approach is used mainly as support for the other two approaches when the
improvements are not new. Due to the current condition, roof leaking, no recent renovations and the
estimated age of the structure (~1885), the Cost Approach is not considered applicable. For the purposes
of this summary report and the needs of the client, the Cost Approach was not deemed relevant.

Income Approach, Direct Capitalization. In this approach, comparable rentals, vacancy and
collection factors and expenditures were abstracted from the marketplace and strengthened by historical
data on the property when available. The data presented is supportive in all instances. That is, the rental
rates, vacancy factors, expenses and capitalization rates are supported by the data presented herein and
additional information kept in historical records within the appraisers’ files. The value indication via this
approach is as follows:

$ 162,000
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Reconciliation and Value Conclusion - Continued

The continued growth in the general Cleburne area population has created an increasing need
for properties such as the subject and also created stable occupancy rates. Cleburne is considered a
suburb to the Dallas Fort Worth Metroplex area. The need for more space for community support
business is considered to be steadily growing in this community. The subjectis a well-located commercial
building in the city’'s downtown central business district which compares favorably with the other similar
lease space available in the local market.

The subject property is designed to be an income producing property and is well suited to produce
an income. The most weight is placed upon the Market Approach, with support from the Income
Approach.

It is the opinion of these consultants, therefore, that the Market Value of the fee simple estate of
the subject property as described herein, when considered in it’s "as is” status, on a cash equivalency
basis, as of October 17, 2013 was:

ONE HUNDRED SIXTY FOUR THOUSAND HUNDRED DOLLARS

($164,000)
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CERTIFICATION

The undersigned certify that, to the best of their knowledge and belief, the following statements
are true and correct and adhere to the requirements as set for them by the Appraisal Foundation.

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

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

The undersigned have no present, contemplated or prospective interest in the property that is the

subject of this report, and the undersigned have no personal interest or bias with the respect to the parties
involved.

Our compensation is not contingent on an action or event resulting from this analysis, opinion,
or conclusion in, or the use of, this report.

Our analysis, opinions, and conclusions were developed, and this report has been prepared in
conformity with the requirements of the Code of Professional Ethics and Standards of Professional
Practice of the Appraisal Foundation.

The Appraisers certify that the appraisal conforms to the Uniform Standards ot Professional
Practice (*USPAP*) adopted by the Appraisal Standards Board of the Appraisal Foundation, as amended.

The use of this report is subject to the requirements of the Appraisal Foundation relating to the
review by their duly authorized representatives.

Dona L. Buie has made a personal inspection of the property that is the subject of this analysis
and report.

The undersigned appraisers are not involved in the lending or collection function of the institution
requesting the appraisal.

Dona L. Buie has made a personal, physical inspection of all comparable properties analyzed
during the preparation of this report.

The employment of the undersigned was not conditioned on the appraisal producing a specific
value, or a value within a given range, or the approval of a loan.

No person other than the undersigned, has provided significant professional assistance in the
preparation of this appraisal report and the analysis, opinions, and conclusions contained herein.

As of the date of this report, Dona L. Buie has completed the requirements of the continuing
education program of the Appraisal Foundation.

As of the date of this report Dona L. Buie is certified in the state of Texas as a General Real
Estate Appraiser under Certification Number TX-1327327-G, with expiration date of April 30, 2015.

dona. . DBue,

Date: __12/06/2013

Dona L. Buie TX-1327327-G
Appraisal Associates, LLC. (817) 279-8689
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ASSUMPTIONS AND LIMITING CONDITIONS

1. This is a Summary Appraisal Report which is intended to comply with the reporting
requirements set forth under Standard Rule 2-2(b) of the Uniform Standards of Professional Appraisal
Practice for a Summary Appraisal Report. As such, it might not include full discussions of the data,
reasoning, and analyses that were used in the appraisal process to develop the appraiser's opinion of
value. Supporting documentation concerning the data, reasoning, and analyses is retained in the
appraisers' file. The information contained in this report is specific to the needs of the client and for the
intended use stated in this report. The appraisers are not responsible for unauthorized use of this report.

2. No responsibility is assumed for legal or title considerations. Title to the property is assumed
to be good and marketable unless otherwise stated in this report.

3. The property is appraised free and clear of any or all liens and encumbrances unless
otherwise stated in this report.

4. Responsible ownership and competent property management are assumed unless otherwise
stated in this report.

5. The information furnished by others is believed to be reliable. However, no warranty is given
for its accuracy.

6. All engineering is assumed to be correct. Any plot plans and illustrative material in this report
are included only to assist the reader in visualizing the property.

7. ltis assumed that there are no hidden or unapparent conditions of the property, subsoil, or
structures that render it more or less valuable. No responsibility is assumed for such conditions or for
arranging for engineering studies that may be required to discover them.

8. It is assumed that there is full compliance with all applicable federal state, and local
environmental regulations and laws unless otherwise stated in this report.

9. It is assumed that all applicable zoning and use regulations and restrictions have been
complied with, unless a nonconformity has been stated, defined, and considered in this appraisal report.

10. It is assumed that all required licenses, certificates of occupancy or other legislative or
administrative authority from any local, state, or national governmental or private entity or organization
have been or can be obtained or renewed for any use on which the value estimates contained in this
report are based.

11. Any sketch in this report may show approximate dimensions and is included to assist the
reader in visualizing the property. Maps and exhibits found in this report are provided for reader reference
purposes only. No guarantee as to accuracy is expressed or implied unless otherwise stated in this
report. No survey has been made for the purpose of this report.

12. It is assumed that the utilization of the land and improvements is within the boundaries or

property lines of the property described and that there is no encroachment or trespass unless otherwise
stated in this report.
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Assumptions and Limiting Conditions - Continued

13. The appraiser is not qualified to detect hazardous waste and/or toxic materials. Any
comment by the appraiser that might suggest the possibility of the presence of such substances should
not be taken as confirmation of the presence of hazardous waste and/or toxic materials. Such
determination would require investigation by a qualified expert in the field of environmental assessment.
The presence of substances such as asbestos, urea-formaldehyde foam insulation, or other potentially
hazardous materials may affect the value of the property. The appraisers 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
unless otherwise stated in this report. No responsibility is assumed for any environmental conditions, or
for any expertise or engineering knowledge required to discover them. The appraisers’ descriptions and
resulting comments are the result of the routine observations made during the appraisal process.

14. Unless otherwise stated in this report, the subject property is appraised without a specific
compliance survey having been conducted to determine if the property is or is not in conformance with
the requirements of the Americans with Disabilities Act. The presence of architectural and
communications barriers that are structural in nature that would restrict access by disabled individuals
may adversely affect the property's value, marketability, or utility.

15. Any proposed improvements are assumed to be completed in a good workmanlike manner
in accordance with the submitted plans and specifications.

16. The distribution, if any, of the total valuation in this report between land and improvements
applies only under the stated program of utilization. The separate allocations for land and buildings must
not be used in conjunction with any other appraisal and are invalid if so used.

17. Possession of this report, or a copy thereof, does not carry with it the right to publication. It
may not be used for any purpose by any person other than the party to whom it is addressed without the
written consent of the appraiser, and in any event, only with proper written qualification and only in its
entirety.

18. 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 the appraisers are connected) shall be disseminated
to the public through advertising, public relations, news sales, or other media without prior written consent
and approval of the appraiser.
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ADDENDUM
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