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January 5,2012

Mr. Jason Bobst-Borough Manager
Borough of Pottstown
Borough Hall
100 East High Street
Poftstown. P A 19464-9525

Re: Summary Appraisal Report
Former Hess Site
South Hanover Street
Pottstown Borough, Montgomery County
IVAC# 2011-589

Dear Mr. Bobst:

At yow request, I have prepared the attached appraisal report on the above-referenced property.

The value reported herein states the appraiser's opinion of market value of the fee simple interest
in the subject property as of the effective date and is subject to certain assumptions, limiting
conditions, and certifications which are set forth in the attached report. This appraisal is
completed in accordance with the Uniform Standards of Professional Appraisal Practice
(USPAP) of the Appraisal Foundation.

The subject site was formerly used as a gasoline station. The site has history with environmental
contamination and was reportedly monitored for several years. A letter by the DEP was issued
to prior ownership indicating they had attained their selected clean-up standards of various
regulated substances. However, it is our understanding that a Phase I environmental study
reported the potential of a buried underground tank located at the north end on the site. The
presence of this tank is not confirmed as of the date of this report preparation. This appraisal is
prepared under the extraordinary assumption that the site is fiee and clear ofenvironmental
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contamination. In addition, the appraisal is prepared under extraordinary assumption that there
are no pending costs to remove any buried tanks. Should the site be found to have a buried tank
or otherwise have environmental contamination, the value conclusion within this appraisal will
be adversely affected.

THIS LETTER MUST REMAIN ATTACHED TO THE REPORT. WHICH CONTAINS 35
PAGES PLUS RELATED EXHIBITS, IN ORDER FOR THE VALUE OPINION SET FORTH
TO BE CONSIDERED VALID.

If you have any questions or comments concerning this report, please feel free to contact our
office. Thank you for allowing us the opportunity ofserving you.

Respectfu lly submitted,

INDIAN VALLEY APPRAISAL COMPANY

PA Certified General Real Estate Appraiser
GA-001533-L

DAA/MA/pll

Reviewer
PA Certified General Real Estate Appraiser
GA-000315-L

Daviil A. Amoldi. MAI ark AbissiMAI
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Former Hess Site

Statement of Assumptions, Facts, and Limiting Conditions

I . All data set forth in this report is true and accurate to the best of my knowledge.

2. I have not made a land survey. Land dimensions given in this report are taken from
available records, and I assume no responsibility for the accuracy ofsuch dimensions and

areas.

3. No investigation ofthe legal fee or title to the property is made, and the owner's claim to

the property is assumed to be valid. No consideration is given to liens or encumbrances

that may exist. I am unaware of any easements, encroachments, deed restrictions or

covenants to exist on the subject property other than noted within the context of this
report. A title report was not available for review at the time of this assignment. Should

any easements, encroachments, deed restrictions or other covenants upon title be

discovered beyond those noted within the context of this report, I reserve the right to
amend this appraisal accordingly. I recommend the client employ the services ofa title
company regarding any aspects ofclear title.

4. Responsible ownership and competent propefty management are assumed unless

otherwise stated in this report.

5. The information fumished by othen is believed to be reliable. However, no warranty is

given for its accuracy.

6. All opinions as to market value are presented as my opinion based on the facts set forth in
this report. I assume no responsibility for changes in market conditions or for the inability
of the owner to locate a purchaser at the appraised value.

7. Possession of this report does not carry with it the right of publication. No party other
than the client may use this report for any purpose without the prior written consent ofthe
appraiser. Use of this report by the client is restricted to the purpose and function of the

appraisal.

8. I have no financial interest in the property appraised.

9. The fee for the appraisal report is not contingent upon the value reported.

10. This appraisal does not affix or set the price of the subject property, but offers only a

supported opinion as to the present worth of anticipated benefits subject to investment

risk, measured mainly by the market data that is available as of the effective date of this
report. Real estate investment has a high degree of risk in performance, and success is

dependent upon management, market liquidity, and other outside influences. Therefore, it
should be remembered that subsequent events (worldwide, national, regional, local, or
neighborhood) might change the value of the subject property.

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

12. It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or
structues 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.
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Former Hess Site

13. 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.

14. It is assumed that all applicable zoning and use regulations and restrictions have been
cornplied with, unless the non-conformity has been stated, defined, and considered in this
appraisal report.

15. 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
rcport.

16. It is assumed that all required licenses, certificates of occupancy, or other legislative or
administrative authority from any local, state, or national govemment or private entity or
organizationhavebeenorcanbeobtainedorrenewedforanyuseonwhichthevalue
estimates contained in this report are based.

17. It is assumed that the utilization of the land and improvements is within the boundaries or
propertylinesofthepropertydescribedandthatthereisnoencroachmentoltrespass
unless otherwise stated in this report.

18. I am not qualified to detect hazardous waste and/or toxic materials. Any comment by the
appraiser that might suggest the possibility of the presence ofsuch 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. My value estimate is predicated on the assumption that there are no
such materials 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 appraiser's
descriptions and resulting comments are the result of the routine observations made
during the appraisal process.

19.TheAmericanswithDisabi|itiesAct(ADA)becameeffectiveJanuary26,1992.|have
not made a specific compliance survey and analysis of this property to determine whether
or not it is in conformity with the various detailed requirements of the ADA. It is possible
that a compliance survey of the property together with a detailed analysis for the
requirements of the ADA could reveal that the property is not in compliance with one or
more of the requirements of the Act. If so, this fact would have a negative impact upon
the value of the property. Because I have no direct evidence relating to this issue, I did
not consider possible noncompliance with the requirements of the ADA in estimating the
value of the subject property

20. No liability is assumed for matters that are legal in nature.

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

22. Neither all nor any part of the contents of this report (especially any conclusions as to
value, my identity, or the firm with which I am 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.

23. Indian Valley Appraisal Company, its contracton, or employees, cannot be held liable in
any cause of action resulting in litigation for any dollar amount in excess of the total fees

collected for this assignment.

24. The market data utilized in this report was verified by sources deemed reliable. Should it
be confirmed at a later date that facts described within the market data are incorrect, I
reserve the right to amend the appraisal accordingly and the valuation if necessary with
no liability on the part oflndian Valley Appraisal Compann its contractors or employees.

Extraordinary AssumPtions

The subject site was formerly used as a gasoline station. The site has history with environmental

contamination and was reportedly monitored for several years. A letter by the DEP was issued

to prior ownership indicating they had attained their selected clean-up standards of various

regulated substances. However, it is our understanding that a Phase I environmental study

reported the potential of a buried underground tank located at the north end on the site. The

ptisenc" of this tank is not confirmed as of the date of this report preparation. This appraisal is

prepared under the extraordinary assumption that the site is free and clear of environmental

contamination. In addition, the appraisal is prepared under extraordinary assumption that there

are no pending costs to remove any buried tanks. Should the site be found to have a buried tank

or otherwise have environmental contamination, the value conclusion within this appraisal will
be adversely affected.

Hypothetical Conditions

None.
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Former Hess Site

Summary of Salient

Location:

Date of Value:

Date oflnsoection:

Prooerty Tyoe:

Prope4v Ri ghts Appraised:

Land Size:

Zonins:

Hiehest and Best Use:

Valuation:

Income Capitalization
Approach:

Cost Approach:

Final Opinion of Value:

Marketine Time:

Exposure Time:

SalesComparisonApproach: $100,000

Facts and Conclusions

Southwest Comer of South & South Hanover Streets
Pottstown Borough
Montgomery County, Pennsylvania

December 21, 201 I

December 21, 201 1

Vacant Land

Unencumbered "Fee Simple" Interest

20,27 5+ Square Feet

Downtown Gateway

Office or Commercial Development

Not Applicable

Not Applicable

$100,000

12 Months

9 to 12 Months
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Former Hess Site

Photographs of the Subject Property

Aerial View

Subject Site'Facing South from South Street
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Former Hess Site

Photographs of the Subject Property

Facing Northwest from Intersection of South Hsnover Street and College Drive

Interlor View-Facing Southeast from Northwest property Boundary
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Photographs of the Subject Property

Interior View-Facing Northeast from Southwest Property Boundary

South Street Facing West
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Photographs of the Subject Property

South Street Facing East from Intersection of South Hanover Street

South Hanover Street Facing South from Intersection of South Street

I ndinn q/atsJ 
Appraisa[ (ompanl Page VIll



Former Hess Site

Photographs of the Subject Property

South Hanover Street Facing North from Intersection with College Drive

College Drive Facing West from Intersection of South Hanover Street
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Former Hess Site

Photographs of the Subject Property

Nearby Land Use (southeast intersection ofsouth Hanover street and South street)

Nearby Land Use (Schwann Food)
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Photographs of the Subject Property

Adjacent Land Use (North Side of South Street)

Adjacent Land Use (West of Subject Site)
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Former Hess Site

This is a summary 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 (USPAP) for a summary appraisal report. As such, it presents summary discussions

of the data, reasoning, and analyses that were used in the appraisal process to develop my

opinion of value. Supporting documentation in this report is specific to the needs of the

client for the intended use stated below. I am not responsible for unauthorized use of this

report,

Scope of Work

The extent ofthe appraisal process and work conducted is outlined as follows:

l. Identification of the real estate to be appraised as well as the ownership interest and the

effective date of the appraisal.

2. Identification of the purpose and function for the appraisal.

3. Consideration and communication of all the facts, assumptions, and limiting conditions
relative to the appraisal.

4. Inspection of the appraised property.

5. Description and analysis of all physical and location characteristics of the appraised

property and its environment.

6. Determination and justification ofthe highest and best use.

7. Collection, inspection, verification, and analysis ofall market data considered relevant to
the valuation.

8. Consideration of all of the approaches to value including Income, Sales Comparison, and

Cost Approaches and application of the appropriate approach(es).

9. Reconciliation of the indicated values of the developed approaches and final conclusion.

10. Communication of the value conclusions and supporting analysis to the intended user(s)

by means of a narrative rqrort in summary format.

Client

Authorization for the preparation of this report is given by Mr. Jason Bobst of Pottstown

Borough, Pottstown, PennsYlvania.
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Former Hess Site

Intended Users

This report is prepared for the client, Pottstown Borough, the intended user. No other user,

unless so stated, are intended users for the intended stated use described below.

Intended Use

This appraisal is being performed for the purpose of determining the market value of the

subject property for the sole and exclusive use of the client to assist with intemal planning. It
is not to be relied upon by any third parties for any other purpose, whatsoever

Competency Disclosure

The appraisers have sufficient education, knowledge and experience to estimate the value of
the subject property competently. A copy of the appraiser's qualifications is exhibited in the

addendum of this report.

Effective Date

David A. Amoldi, MAI inspected the subject property on December 21,2011. The effective
date of this appraisal is December 21, 201 1.

Property Tlpe and Use

The subject property represents vacant land. The current use may change in the future.

Infran ilattel Appraisaf Qompan1 Page 2



Former Hess Site

Definitions

Fee Simple Estate:

"Absolute ownership unencumbered by any other interest or estate, subject only to the

limitations imposed by the govemmental powers of taxation, eminent domain, police power,

and escheat".l

Market Value:

Market value is the major focus of most real property appraisal assignments. Both economic

and legal definitions of market value have been developed and refined. A current economic

definition agreed upon by agencies that regulate federal financial institutions in the United

States of America is:

"The most 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 pnrdently and

knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this

definition is the consummation of a sale as of a specified date and the passing of title fiom
seller to buyer under conditions whereby:

o Buyer and seller are tlpically motivated;

r Both parties are well informed or well advised, and acting in what they consider their

best interests;

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

o Payment is made in terms of cash in United States dollars or in terms of financial

arrangements comparable thereto; and

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

Market value is not predicated only on the value to the current owner or solely on the current

use. The inquiry of the property's worth in the market is viewed not only with reference to

r Dictionarv ofReal Estate Aopraisal. Fourth Edition,2002, Appraisal Institute, Chicago, Pag€ I 13
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Former Hess Site

the current use and occupancy, but also with reference to uses and occupancies to which the

property is reasonably adaptable."2

Marketing Time

lThetimeittakesaninterestinrealpropertytose|lonthemarketsubsequenttothe
date ofan appraisal.

o Reasonable marketing time is an estimate of the amount of time it might take to sell

an interest in real property as its estimated market value during the period

immediately after the effective date of the appraisal; the anticipated time required to

expose the Foperty to a pool ofprospective purchasers and to allow appropriate time

for negotiation, the exercise of due diligence, and the consummation of a sale at a

price supportable by concurrent market conditions. Marketing time differs from

exposwe time, which is always presumed to precede the effective date of the

appraisal.3

Exposure Time

Exposure time is defined as:

o The time a property remains on the market.

o The estimated length of time the property interest being appraised would have

been offered on the market prior to the hypothetical consummation of a sale at

market value on the effective date ofthe appraisal; a retrospective estimate based

upon an analysis of past events assuming a competitive and open market.

Exposure time is always presumed to occur prior to the effective date of the

appraisal. The overall concept of reasonable exposure encompasses not only

adequate, sufficient, and reasonable time, but also adequate, sufficient, and

reasonable effort. Exposure time is different for various types of real estate and

value ranges and under various market conditions. Exposure time is different for

various types ofreal estate and under various market conditions. _
r Market value estimates imply that an adequate marketing effort and reasonable

time for exposure occurred prior to the effective date of the appraisal. In the case

of disposition value, the timeframe allowed for marketing the property rights is

2 oflice ofthe Comptroller ofthe cur€ncy, l2 CFR Part 34.429
3 The Dictionarv ofReal Estate Aopraisal, Fouth Edition, 2002, The Appraisal Institute, Chicago, Page 175 & 176
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Former Hess Site

somewhat limited, but the marketing effort is orderly and adequate. With

liquidation value, the timeframe for marketing the property right is so severely

limited than an adequate marketing program cannot be implemented.a

Ownership and Occupancy

The property is currently in the ownenhip of Pottstown Borough and is currently vacant

land. The most recent transfer is dated December 2006 and recorded in Deed Book 5630,

Page 1192 with a reported consideration of $40,000. It is our understanding that Pottstown

Borough acquired the property with the understanding that it was free and clear of
environmental contamination. However, the seller may have been compelled to sell the

property. To my knowledge, there were no recorded sales within three years of the

appraisal's effective valuation date.

Location Description

The subject property is located in on the west side of South Hanover Street, in Pottstown

Borough, Montgomery County, Pennsylvania. The subject is located within the 19464 zip

code, has a mail address for Pottstown and is also located within the Pottstown School

District. The subject is approximately 34 miles northwest of Center City Philadelphia and 15

miles southeast of Reading.

The subject property is located northwest of the interchange between State Route 100 and the

Pottstown Expressway (U.S. Route 422). The subject neighborhood is mixed-use in nature

and includes a train station, municipal parking lot, aparEnent buildings, a manufacturing

facility and store-front properties further north along North Hanover Street. The subject site

and its surroundings are included in the following photogaph:

l The Dictionarv ofReal Estate Appraisal. Fourth Edition, 2002, The Appnisal Institute, Chicago, Page 105
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Former Hess Site

Demographic data as prepared by site-To-Do Business (srDB) covering a one, three and five

mile radius from the subject property is analyzed. The following map depicts each of these

resDective areas.

Intrian 'laffel Appraisa[ CompanJ Page 6
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Location Map

The subject's neighborhood has experienced no growth between 2000 and 2010. The

following is a summary of historic and projected population change for the subject's

geographic area.
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Former Hess Site

Year
Populetlon Trends

I Mile 3 Miles 5 Miles
2000 Population
2010 Population
Compound Annual Gro\tr'th Rate

20 I 5 Projected Population

Compound Annual Growth Rate

As indicated, population increases are anticipated to occur over a three to five mile radius of

the subject site. Most of the population increases are projected to increase from a somewhat

further proximity to the subject site.

A neighborhood is affected by social factors that will determine why people reside and work

in the area. Potential residents and workers are attracted or put off from a neighborhood

based upon its status, physical environment, services, affordability, safety and convenience'

The subject neighborhood is urban in nature. Major land uses in the neighborhood include

mature single and multi-tenant commercial and offtce development. The subject has

adequate linkage via the US Route 422, the Pottstown Expressway. The overall social

outlook for the subject's neighborhood is fair.

Economic considerations relate to the financial capacity of a neighborhood's occupants.

Some of these considerations include the ability of residents to rent or own property, the

ability to adequately maintain property and the ability to make repairs or renovations to

property as needed. The following summarizes 201 0 owner occupancy in the region.

2010 Residentisl Occupancy
Year I Mile 3 Miles 5 Miles

As indicated, ovet 50yo of the 2010 households within one mile of the subject are renter-

occupied. This percentage decreases extending further out. Most improvements are in fair to

average condition and appear adequately maintained. Median household income is projected

to change as follows:

r2,7 53

t2,665
-0.r%

12,690

0.0%

40,865 68,985

43,368 '16,700

0.6% l.lo/o

44,398 80,036

05% 0.90/o

Owner Occupied 460/o

54%
65%

Renter Occuoied 35%
l00o/" l00o/"
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Former Hess Site

Medhn ltrcome Trends

Year l Mile 3 Miles 5 Miles
2000 Median Income
2010 Median Income
Compound Annual Growth Rate

2015 Projected Median Income

Compound Annual Growth Rate

$33,300
$46,285

3.3o/o

$54,835

3.4%

s42,632
$60,733

3.60/o

$71,433

33%

$48,738
$68,696

3.s%

s79,775
3.0o/o

Median household income is projected to increase extending outwardly from the subject

location. Coupled with the observation of renter occupied households, this indicates less

wealth in the immediate region of the subject.

The following summarizes unemployment rate trends for Montgomery County, the

Philadelphia MSA, the Commonwealth of Pennsylvania and the United States.

Unemployment R.Ntes

200'1 2008 2009 2010
Montgomery County
Philadelphia MSA
Pennsylvania
United States

4.3% 6.80/o

5.3o/o 8.3o/o

53% 8.0%
5.8% 93Vo

3.4o/o

4.3o/o

4.3%
4.6%

'l -4vo

9.ovo

8.7o/o

9.60/o

6.5%
8.4%
8.3Vo

9.U/o
U.S. Deparunent of L.Bbor/Bu.eiu of libor Ststistics

As indicated, the unemployment rate for Montgomery County has increased since 2007

which is consistent witl macro trends. However, Montgomery County compares favorably

to the MSA, state and national levels, indicating the area has comparatively favorable

economic conditions. Unemployment rates by themselves can be deceptive. Although the

unemployment rate has decreased, so has overall employment as indicated by the following

table:

Totd Employment
2008 2009 2010 Current Ann.Chanse

Montgomery County
Philadelphia MSA

4t4,675 418,456 389,s39
1,860,456 1,875,636 r,783,841

388,010
r,776,838
5.826.4ss

389,484
r,783,589

-1.60/o

-1.0o/o

-0.8%

As indicated, the total employment in Montgomery County was 389,484 people, a decrease

of 25,191 people for the same month in 2007. This is actually a grcater annual percentage

decrease than MSA and state levels for the same period. Much of the decline in employment

U.S. f,loanmert of kbor/Burau of lrbor Stctistics
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Former Hess Site

is due to losses in jobs in the manufacturing and financial services industries. Employment

projections for the region and the employment sectors are not available for analysis (the most

recent based on 2000 census data).

Govemmental considerations relate to the laws, regulations and taxes that are imposed on a

neighborhood's properties. The more desirable these attributes are; the more desirable the

neighborhood becomes. Real estate tax rates are much higher compared to neighborin C ^
communities. The median tax rate in Montgomery County is approximately $31 per $1,000

of assessed value. The current combined tax rate for Pottstown Borough is $49.54713 per

$1,000 of assessed value. This is the highest tax rate out of the 67 municipalities in

Montgomery County. The high tax stnrcture has stymied economic development in the

borough for years and continues to pose as an adverse effect in the neighborhood.

Regulations regarding zoning and land use are dictated by the Pottstown Borough. There :
appears to be some adverse effects on the neighborhood due to govemmental considerations.

The final consideration one must give to a neighborhood focuses on environmental issues.

These consist of man-made or natural features of the neighborhood that include building

sizes, neighborhood density, topographical features, adequacy of public utilities and

nuisances and hazards emanating from nearby properties. The subject's neighborhood is -
composed of level to rolling terrain as is typical of this area. However, the subject area is

located within floodplain. There appears to be some adverse effects on the neighborhood due

to environmental considerations.

In conclusion, the neighborhood provides fair services and amenities needed for

development. Despite economic uncertainties that affects the MSA, state and nation, the

neighborhood is within adequate proximity to employment centers, neighborhood :
commercial services and medical centers. Overall, the subject neighborhood is a suitable

location for development

Infran '/a[@ Appraisa[ Company Page 10
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Streep Map

Zoning

The subject property is zoned DG (Downtown Gateway) by the Borough of Pottstown. The

purpose of this district is to promote the redevelopment of existing vacant industrial sites at

the entryway to the downtown, creating a pleasant mixture of stores, homes, and offices that

will complement the downtown to the north, the historic residential neighborhood to the east,

and the Schuylkill River and Greenway to the south. The zoning appears fairly permissive

allowing retail, office, lodging, multifamily and manufacturing development. The following
are area and setback requirements for this zone.

tn[ian Qattel Appraisaf Compan) Page I I



Former Hess Site

Standard Size

\Iinimum lot irlea 5.000 squnle feet

l.ti00 squirle feet fol single famill- attached

\Iinirnuur open spirce 10 pelcent

\Iirximuur building 75 pelcent
co\.erage

Fl'ont setback 10 feet miniuruurif 5 feet utnsitttutrt

tl feeti l0 feet fol single fanill' arttirched stl'uctules

l) feer/10 feet fol non-t'esidenttrrl uses as n t-ondl-
tionrrl uselvhele the irdiat'ent uses al'e deetued
siniilirl bt Bolough Count-il

Re:u'setbnck ]ir feet

\Ierrimum buildrng 60 feet
height

The property appears to conforrn to the zoning ordinance.

Zoning Map

Intrinn 'lattey Appraisaf Conpanl Page 12
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Tax Map, Parcel Number, Real Estate Assessment and Taxes

The following is the related tax information conceming the subject property:

Ass€ssment Summsry
Parcel Number BlocldLot Total
16001348800s
160013484009
160013484108

0t6/0t7
016/0 r 8

0l6to24
Total

$77,050
76,000

$153.050

Assessments in Pennsylvania are on a county-wide basis and reassessments occur

infrequently. A county-wide reassessment is not anticipated. County and municipal taxes

are levied in January of each calendar year. School taxes are levied in July of each year. The

total current combined tax rate is summarized as follows:

Summrry of Tax Rraes
J urisdiction Year Rate per $ 1,000

County
Municipal
School

TOTAL 49.s4713

Based on the current assessment and current tax rate, total taxes for the combined subject parcel
are $7,583 per year. The long+erm trend in millage rates is upward, and this trend is expected to
continue.

Tax Map

201 I 2.695
201 I 10.04183

zolt/12 36.810300

6il
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Former Hess Site

20 ,27 5+ Square Feet

Mostly rectangular.

Description of the Land

Land Size:

Shape:

Frontaqe and Access: The site has approximately 135 feet of frontage along the
south side of South Street, approximately 110 feet along
the west side of South Hanover Street and approximately
159 feet along College Drive (inclusive of the curved
intersection with South Hanover Street). The
intersection of South Hanover Street and Colleee Drive
is marked by a traffic signal.

Street Improvements: Concrete sidewalks, curbs and street lighting.

Toooeraphv: Slopes downward slightly from street grade.

Drainase: 
3fff;:irt:,j#,conditions. 

water runoff is assisted by

Ground Cover: Grassy with inlayed decayed asphalt from previous
parking lot.

Environmental Concems: A visual inspection of the subject property reveals no
adverse environmental hazards to exist. The site was
previously used as a gas station. The property owner
reports that there potential of an underground tank at the
north side of the subject site. The presence of this tank
cannot be confirmed as of the date of this report

lill,,i35"ln"1'1i. 1[;""H? A:'"ilT':'i:L "l' 
j;

environmental hazards and buried tanks. If a future
study finds this to the contrary, we reserye the right to
alter our ooinion of market value.

utilities: All public.

Driveways and Parking None.
Areas:

Infran latley Appraisat Conpanl Page 14
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Fencing:

Yard Lishting:

Landscaping:

Other Site Imorovements :

Easements:

Encroachments:

Rights of Wav:

Deed Restrictions:

Other Private Restrictions:

Title Report:

Flood Plain:

Fencing surrounds site perimeter.

Street lighting.

None.

None,

With the exception of typical utility easements, I am not
aware of any easements that would have an adverse
impact on the marketability of the subject property.

We are not aware of any encroachments that would have
an adverse impact on the marketability of the subject
property.

We are not aware of any right-of-ways that would have
an adverse impact on the marketability of the subject
property.

The deed is appended. I am not aware of restrictions of
record.

None reported to the appraiser.

None provided.

Pottstown Borough is a participant in the National Flood
Insurance Program. According to Flood Insurance Rate
Map No. 42091C 01858, effective December 19, 1996,
the site lies within a Zone X-designated Special Flood
Hazard Area and is subject to periodic flooding.

The Flood Plain Map is exhibited as follows.

Infrin Va.[ey Appraisa[ Qompanl Page I 5
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Flood Map

o
InterFlood

www.rnte.flood.com . f 'aOO-252-6633

Pnprrcd ior:
Indian VallEy Apprdisal Company

'I5r!.:r-..!. r.! c.;.oEsr- * C.-!.rii-! A .i"'5..*.r." F err!::: :a:!.:::-3,': arrFirrr.r!3r.:.1 =0 ..: ..ce',f,.3r-,x:r-
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Highest and Best Use

Highest and best use may be defined as "the reasonably probable and legal use of vacant land

or an improved property, which is physically possible, appropriately supported, financially

feasible, and that results in the highest value. The four criteria highest and best use must

meet are:

. Physically possible

o Legally permissible as permitted by zoning and deed restrictions

. Financially feasible

. Maximallyproductives

Site as Vacant

Legal restrictions to a site are typically private deeded restrictions or public restrictions

created by zoning. Additional legal restrictions may include a lease or similar encumbrance

such as an easement, encroachment or attachment to the site. We are unaware of any leases

on the land, recorded easements, deed restrictions or environmental restrictions that would

limit the development of the site. The subject site is zoned for diverse uses. Therefore, it is

legally permissible to develop the site in accordance with current zoning restrictions.

The size, shape, available utilities, terrain, accessibility and risk of natural disasters all affect

potential developnent of the subject site. Only typical easements exist on the subject site,

which do not limit its potential development. The subject site is a comer lot and is

rectangular in shape with generally level topography. It contains approximately 20,27 5+

square feet, or approximately 0.465+ acres. The soils appear adequate to suppott a variant of

development types. Public utilities are available. The site is located within the floodplain.

Although development of the site is still possible, development plans would need to consider

this limitation. The subject site provides sufficient functional utility for potential

development. The subject could support any of the legally permitted uses.

As previously stated, although a matue and established municipality, Pottstown Borough is

somewhat stigmatized having the real estate highest tax rate in the county which has resulted

in limited development in recent years. Despite this observation, the subject site is a good

location with decent visibility. We are not civil engineers, and have not attempted to

estimate the potential future building area of the site based on area and setback requirements.

5 The Dictionarv ofReal Estate Appraisal. Fourth Edition, 2002, Apptaisal Institute, Chicago, Page 135
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However, local news sources report an interest to privately develop the site with a 5,000

square foot office headquarters. This equates to a land to building ratio of approximately

4.05:1. The building area does not include the probable need for parking area under any

future finished building improvements. This will result in a very densely developed parcel

compared to other recently constnrcted properties profiled in the upcoming Sales

Comparison Approach. Representation of Pottstown Borough indicates no formal concept

plans are available for the site, but verbally indicate a building area of4,000 to 5,000 square

feet of building area, net on parking areas.

Therefore, the subject is analyzed assuming a 4,000 square foot building could be

constructed. This building area results in a 5.1:1 land to building ratio. Although still dense

compared to three of the four sales, this building area is much closer to sale densities.

Based on the legal constraints, as set forth in the zoning ordinance and the surrounding uses

in the immediate area, in conjunction with the site's physical characteristics, the most

probable use as vacant is a commercial or office use. Based on these observations, the

maximally productive use, thus the highest and best use for the subject site, as vacant, is for
commercial or offrce development with a probable development area of 4,000 to 5,000

square feet of building area.

The subject site was formerly used as a gasoline station. The site has history with
environmental contamination and was reportedly monitored for several years. A letter by the

DEP was issued to prior ownership indicating they had attained their selected clean-up

standards of various regulated substances. However, it is our understanding that a Phase I
environmental shrdy reported the potential of a buried underground tank located at the north

end on the site. The presence of this tank is not confirmed as of the date of this report
preparation. This appraisal is prepared under the extraordinary assumption that the site is -
free and clear of environmental contamination. In addition, the appraisal is prepared under

extraordinary assumption that there are no pending costs to remove any buried tanks. Should

the site be found to have a buried tank or otherwise have environmental contamination. the

value conclusion within this appraisal will be adversely affected.

t nfran'/a trE .Appraisaf Q onp an1 Page 1 8
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Comments on Valuation

In estimating the value of the property, all three traditional approaches to value are

considered; namely, the Cos! Income and Sales Comparison Approaches.

Since the subject site is vacant land, only the Sales Comparison Approach to value is

developed.

Infran laEE Appraisa( Compan) Page 19
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Sales Comparison Approach

The Sales Comparison Approach is considered by many to be the most relevant of the three

traditional approaches to value when there is sufficient sales data to analyze. It entails the

locating of comparable properties that have sold and ascertaining the selling price, and then,

by comparison and adjustments, estimating the value of the subject property.

This approach is considered to be the most direct method of estimating value and is given

strong consideration by buyers and sellers, as it is an interpretation of their actions in the

marketplace. In this approach, a reasonable number of land sales offering varying degrees of
comparability to the subject must be located and analyzed.

A search of the real estate market for land sales reveals limited sales of properties having

similar characteristics to those of the subject. No recent sales of similarly zoned land are

identified are identified within Pottstown Borough. As a result, it is necessary to consider

sales from other nearby municipalities. Sales are analyzed on a price per square foot of
proposed building area. Those selected for analysis range in size from 6,126 square feet to

30,265 square feet of proposed building area, and were transacted between April 2009 and

November 2010. Unadjusted, they range in price from $35.32 per square foot of proposed

building area to $62.63 per square foot ofbuilding area. -
Adjustments are made to the comparable sales for differences, if they exist for the following

factors:

. Property rights conveyed

. Financing terms

. Conditions of sale

. Market conditions

. Physical characteristics such as location, land size, zoning and use, shape and

topography, utilities

Exhibited as follows is a comparable sales grid, followed by a more detailed description of
each sale and an explanation ofadjustments.
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No. Locatlon Sale Drte Prlce Slzr in SF Prtce/ SF
FAR

295 Armand Hanmer Boulevard,
Lower Pottsgove TownshiD

ut2009 s595,000 9,500 s62.63

2. Enterprise Drive (Irt 50), Limerick
Townshio

08/2009 s I,069,000 30,265 $35.32

J. 500 Heritage Drive, Lower
Pottssove TownshiD

I U20t0 s465,000 12,215 $38.07

4. I l5 West Main Street, Trappe
Boroush

08/2009 s325,000 6,126 $54.68

Infran QaIIey Appraisa[ Company Page 21
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Prooertv ldentilication
Record lD
Property Type
Address

Tar ID

@4c
Grantor
Grantee
Sale Date
Prop€rty Rights
Conditions ofSale
Financing
Verilication

Sale Price

Land Data
Zoning
Topogrsphy
Utinties
Shope

Land Sale No. I

2524
Commercial, Building Lot
295 Armand Hammer Boulevard, Lower Pottsgrove Township,
Montgomery County, Pennsylvania

420003163026

Home Depot USA
Confidential (Eye Care Facility)
April, 2009

Leasehold

Land lease for 99 years

Cash to seller
Representative of Grantor

$595,000 See Remarks

IN, lnterchange District
Level with embankments at frontage

All public available
Rectangular

tnfrm '/atrey Appraisaf Qompanl Page 22



Former Hess Site

Lrnd Ssle No, I (Cont.)

Lrnd Sia lnform&don
Gross Lend Slze 1.690 Acres or 73,617 SF

ActurUPhnned Buildlng SF 9,500

Isg&cleE
Ssle Pric€./Gross Acre $352,071

Ssl€ Pricc./Gross SF $8.08

Sale Price/Planned Bldg. SF 562.63

Remrrks
ffil-o"ut"d ut ah" signalized entrance to a Hom€ Depot center. The grantor conveyed a 99 year lease on

the land to the grantee for the captioned price. The site was subsequendy developed with I one-story;

single-occupant medical office building that contained a gross building area of 9,500+/- square feet,

inclusive of 1,5@fL square feet of finished lower level space. The improvements were report€dly

completed in Fall of2009.
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Propertv Id€ntifi cation
Record ID
Property Type
Property Nam€

Address

Tax lD

Sale Data
Crantor
Grantee
Sale Date
Deed Book/Page
Property Rights
Conditions of Sale

Financing
Verification

Sale Price

Land Sale No. 2

2652

Office, Building Lot
Linwood Corporate Center

Enterprise Drive (Lot 50), Limerick Township, Montgomery County,
Pennsylvania

370000655901

Linfi eld Corporate Center

Phycare Real Estate Holdings
August, 2009

5't4t t2832
Fee Simple
Arm's Length

Cash to Seller
Public Records

$1,069,000

Intitn lattey Appraisaf Compan] Page 24



Former Hess Site

Llnd Ssle No. 2 (Cont.)

Lrnd Drts
Tnning O/Ll, Ofiice/Limited Industrial

Topography GenerallY level

Utllitles All Public
Shrpe Mostly rcctangular

Land Slze Information
Gross Lend Slze 4'230 Acres or 184,259 SF

ActurVPlanned Building Str 30,265

Indicrtors
Sale Prlce/Gross Acre 5252,719

Sale Price/Gross SF $5.80

Sele Prlce/Planned Bldg. SF $35.32

Remerks
fi-" ,ola ,"pr"r"n . the purchase of two adjacent lots which were sold contingent upon the buyer obtaining

approvals to build an outpatient surgical center. The facility was to contain 22 beds with the remaining

building area dedicated to office use. There were I 16 parking spaces plarured indicating a ratio of 3.83

spaces per 1,000 square feet ofbuilding area.
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Propertv ldentifi cation
Record lD
Property Type
Address
Tax ID

Sale Data
Grantor
Grantee
Sale Date
Deed Book/Page
Property Rights
Conditions of Sale

Financing
Verilication

Sale Price

Land Data
Znnlng
Topography
Utilities

Land Sale No. 3

2737

Office, Building Lot
500 Heritage Drive, Lower Pottsgrove Township, Montgomery County
42000468403s

Heritage Sunnybrook Village, LP
Smith Lignelli, LLC
November,2010

5784/1351

Fee Simple
Arm's Len$h
Cash to Seller
Appraiser

$465,000

R4, Residential Village Overlay
Slightly sloping
All public available
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Shape

Lend Sele No. 3 (Cont.)

lrregular

Lrnd Slze Informrtion
Gross Land Slze I '560 Acres or 67,954 SF

Front Footrg€ 326 ft Heritage Drive;106 ft Creekside Drive

ActurvPhnn€d Bu ding SF 12,215

Indlcators
Ssle Pric€./Gross Acre 5298,077

Sale Price./Gross SF $6.84

Sale Price/Planned Bldg. SF $38.07

Remarks
The site will be improved with a medical office building and ancillary site improvements. Approximately.

2,120 square feet will be retained as shell spac€ to allow for future expansion. The site is situat€d within

two (2) overlay disticts that allow for a variety ofuses including offices.
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Land Sale No. 4

Propertv ldentifi cation
Record ID
Property Type
Address

Tax ID

Sale Data
Grantor
Grantee
Sale Date
De€d BooldPag€
Property Rights
Conditions of Sale

Financing
Verification

Sale Price
Upwffd Adjustm€nt
Adjusted Price

Land Data
7^ning

2526
Office, Oflice
I l5 West Main Street, Trappe Borough, Montgomery County,
Pennsylvania

230000838003

Stuart M. Clark
Providence Property Holdings, LLC
August, 2009

57 42/1035
Fee Simple
Am's Length Transaction

Cash to Seller
Knowledgeable Party

$325,000

$10,000 Demolition
s335,000

VC, Village Cormercial
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Topogrsphy
Utilities
Shepe

Lend Sale No. 4 (Cont.)
Generally Level
All Public
Rectangular

Land Slze Informstion
Gross Land Slze 0.459 Acres or 20.000 SF

Front tr'ootsge 80 ft West Main Streei

ActueyPlsnned Building SF 6,126

Irdlcstors
Sale Prlce./Gross Acre 5729.847

Sale Prlce/Gross SF 516.75

Sale Prlc€/Plrnned Bldg. SF $54.68

Remgrks
Property was purchased with the original intent of rehabilitating and adding on to an existing ranch style
structure. These plans subsequently changed and the existing improvements were demolished to facilitste
constnrction ofa two-story ofrce building containing 6,126 square feet.
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Dqte

Sale Price
Innd Area (SF)

Building Area

Land to Building Ratio

Unedjusted Unlt Rrte-FAR

Prop erty Rights Convaye d

Property Rights Adjusted Rate

Financing Terms

Financing Terms Adjusted Rrte

Conditions of Sale

Conditions of Sele Adjusted Rrte

Market Conditions

Market Conditions Adjusted Rat€

Other Adjustments

Location
Land Size
Zoning & Use

Shape & Topography
Density/Lqnd to Building Ratio
Utilities

Totrl Other Adjustments

Adjusled Unit R.te

Land Seles

Summary of AdJustments Grid

Sale I Salc 2

Apr-09 Aug-09

$595,000 $1,069,000

73,617 184,259

9,500 30,265
't;t 6.1

s62.63 S35.32

$8.08 $5.80

Sale 4

Aug-09

$335,000

20,000

6,126

3.3

s54.68

sr 6.75

0%

$38.07 $54.68

0o/o 0%

$38.07 $54.68

0% 0%

$38.07 $54.68

-6% -l2%o

$35.79 S48.12

-250/o -50%
5o/o 5%

$28.63 $28.87

Sale 3

Nov-10

$465,000

67,954

t2,2t5
5.6

$38.07

$6.84

0%

$62.63

0o/o

)J).JZ

0o/o

$35.32

0%

(?< 1?

-t2%

$31.08

-25%
t5%
0%
0%

-5o/o

0o/o

-r5%

$26.42

0%

$62.63

0%

s62.63

-13%

$54.49

-50%
5%

0%
0o/o

-l0o/o

0o/o

-55%

$24.s2

0%
0%
5%
0%

0o/o

OVo

o%

0%

-20%
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Explanation of Adjustments

Property Rights Conveyed

The fee simple interest is appraised. Sale I is technically a leasehold conveyance. However,
the lease is long-term at 99 yean with all payments paid at the time of conveyance. Based on

these two observations, Sale I is essentially the same as a fee simple transfer. Therefore, this
sale is not adjusted for property rights. All of the remaining sales are also comparable to the

subject property and no adjustment is made.

tr'inancing Terms

Market financing is considered and all of the sales represent cash transactions or have been

adjusted to represent a cash transaction. No adjustment is necessary for financing terms.

Conditions of Sale

All of the sales are arm's length transactions. Adjustments are considered for any approvals
that might be in place or buyer/seller motivation. None of the sales require adjustment for
buyer and seller motivations.

Market Conditions

Market conditions have declined over the past few yean. Downward adjustments of 5yo per
year are applied to all of the sales to reflect changing market conditions.

Physical Characteristics

This adjustment considers physical attributes of the sale properties and subject property such
as location, land size, shape and topogaphy, availability of utilities, and othen. The
following outlines the adjustments made to each sale.

Location

The subject property is located in Pottstown Borough. Ideally, sales from within Pottstown
Borough would be included within this analysis. As previously stated, no land sales

meaningful and probative to the subject's market value are identified within Pottstown
Borough. The sales analyzed are considered the most comparable to the subject.

As discussed in the Location Analysis, Pottstown Borough continues to struggle with a real
estate tax rate which is the highest within the county making the borough generally inferior
in location compared to the sales. Since sales within the borough are not available for
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analysis, other proxy methods for estimating the impact from location are considered. One

method is extraction whereby the estimated contributory value of building improvements are

deducted from sale prices with the residual amount being estimated land values. This

approach is problematical in that significant judgments must be made regarding the

contributory value of the improvements which is affected by size, materials and condition.

Therefore, the results on this type ofanalysis would be too conjectural.

Two methods are applied. First,2010 median household incomes from within one mile of
each property are compared. The following summarizes these comparisons:

Property
Subject
Sale I

Sale 2

Sale 3

Sale 4

Annual
$46,285
$63,154

$8s,610
s68,724
$96,898

Percent
100.0%
73.3o/o

54.to/o

67.3%
47.80/o

Implied
Discount

0.0%
26.7o/o

45.9o/o

32;t%
52.2%

I

SoNe STDB Online

As indicated, Sale I is most comparable to median household income to the subject. This

sale has an implied discount of almost 27o/o. lt should be noted that Sale 1 is located in a

newly developed area near a Home Depot and is located at a more desirable signalized

intersection. The remaining sales indicate downward adjustments of approx imately !2.7%o to

52.2%.

The second method is making comparisons to average housing prices for each municipality'

The following summarizes average housing prices for each property and their respective

municipality from January 201I through Decembet 2011.

l

Propertv
Subject

Sale I

Sale 2

Sale 3

Sale 4

Sale Price
s97 ,7 s7

$178,452

$241,180
$178,452
$254,4r7

Percent
100.0%

54.8o/o

40.50/o

54.8%
38.4%

lmplied
Discount

0.0%
45.2o/o

59.5o/o

45.2%
6t.6%

T.!nd MI-s

Based on average housing prices, the implied discounts range from 45.2%o to 61 .6%. Sale 1

receives the highest downward adjustment to reflect its superior location with exposure next
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to a highly Home Depot. Sale 4 receives a similar adjustment due to its superior income

demographics and housing prices. Sales 2 and 3 are adjusted downward to a lesser extent.

Land Size

The total square feet of building area is the basis of this comparison. On this basis, sales of
sites having less building area will sell more on a price per square foot of building area'

holding all other factors that influence value equal. The subject is valued assuming 4'000

square feet of building area, which is less than the building areas of all of the sales.

Therefore, all of the sales are adjusted upward for this element of comparison.

Zoning and Use

Considering the likely end use of the subject site, none ofthe sales are adjusted for zoning as

all ofthe sales are of similar end use.

Shape and Topography

No adjustments are required.

Utilities

The subject and sales all have public utilities. No adjustments are required.

Overall Adjustments

In arriving at an estimate ofvalue for the subject, reliance is placed on all of the sales. The

sales utilized in this report are considered to be the best available.

Estimate of Value Via the Sales Comparison Approach

Based upon the foregoing analysis, the value of the subject via the Sales Comparison

Approach is estimated to be $100,000, indicating a unit rate of approximately $25.00 per

square foot for the subject's 4,000 square feet ofpotential building area.

ESTIMATED VALUE VIA THE SALES COMPARISON APPROACH

ONE HTJNDRED THOUSAND DOLLARS

($100.000)
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Correlation

Sales Comparison Approach: $ 100,000

Income Capitalization Approach: Not Applicable

CostApproach: Not Applicable

In arriving at a final estimate of value for subject property, I rely on the Sales Comparison

Approach to value.

FINAL OPINION OF VALUE, AS OF DECEMBER 21,20I1 IS:

ONE HT]NDRED THOUSAND DOLLARS

($100.000)

The value reported herein states the appraiser's opinion of market value of the fee simple "'l

interest in the subject property and is subject to certain assumptions, limiting conditions, and

certifications which are set forth in the attached report. This appraisal is completed in

accordance with the Uniform Standards of Professional Appraisal Practice (USPAP) of the

Appraisal Foundation.

Marketing and Exposure Time

It is my opinion that the subject property would have a marketing time of 12 month if it were

put on the market today at or near the market value found in this report. Based upon the sales

within this appraisal report, and discussions with area brokers, I estimate the exposure time

for the subject to run between 9 and 12 months.

The information contained in this report constitutes a statement of final value estimate that is

based upon analysis of the Sales Comparison Approach to value. This report contains a

summary of that approach, which is based on information contained in our frles. Should you

require a more formal report, the same is available to you upon request at an additional fee.
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Certificate of Appraisal

We certi$ that, to the best of our knowledge and belief:

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

2. The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and are our penonal, unbiased professional
analyses, opinions, and conclusions.

3. We have no present or prospective interest in the property that is the subject ofthis report
and we have no personal interest or bias with respect to the parties involved.

4. Our compensation is not contingent upon the reporting of a predetermined or direction in
value that favors the cause of the client, the amount of the value opinion, the attainment
ofa stipulated result, or the occurrence ofa subsequent event.

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

6. The analyses, opinions, and conclusions were developed, and this report has been
prepared in conformity with the Uniform Standards ofProfessional Appraisal Practice.

7. David A. Amoldi, MAI had made a personal inspection of the property that is the subject
of this report. Mark Abissi, MAI did not make an inspection of the subject property.

8. No one provided significant professional assistance to the persons signing this report.

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

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

I l. The Appraisal Institute conducts a program of continuing education awarding periodic
credit. As of the date of this report, David A. Amoldi, MAI and Mark Abissi, MAI has
completed the requirements of the continuing education program of the Appraisal
Institute and is currently certified.

12. We have not appraised this property in the three years prior to accepting this assignment.

PA Certified General Real Estate Appraiser
GA-001533-L

Reviewer
PA Certified General Real Estate Appraiser
GA-000315-L

David A. Amoldi, MAI
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QUALIFICATIONS
Mark Abissi. MAI
Indian Valley Appraisal Company
| 20 East Broad Street Suite I
Soudcrron, PA 18964
mark@ivagoraisal.com

EDUCATION

.lppraisal Institute, Chicago, IL
MAI Derl8n.tlon 200r

Delatare Volley College, Doylesto*tn, P/
B.S. In Burire$ Admlnkar.tion (Cor.enh.aion In Flnrnc.) !9t4

CONTINUING EDUCATION PAST FTVE YEARS

Discovery lssues & Chall.nges Fscing T.stifying Appraisers; Commercial Rcal 2006-Curr.nr
Estate; Appraisal Curriculum Revicw; Apprtising Environm€ntalty Contaminated
Propertics; Tax Benefits & Appraisal for Conservllion; Forecasting Revenu.;
N.tional USPAP; Real Esrstc 2006: Emincnt Dom.in, propcrry Tr.rds; Ucing
Spreadshcet Programs in Real Estat€ Appraisals; Business practices & Ethics;
Evaluating Commarcial Construction; Self Storagc Economics & Appraisal;
Contemponry Legal & Appraisal lssues Involving Emincnt Domain.

PROFESSIONAL LICENSES AND CERTIFICATIONS

Certified Gcneral Appr.ilcr - Commonwcslth of pennsylvrni! (C€ ificale No. GA-0003 | 5-L)
Appraisal lnstitutc - MAI Menb.r, MAI Ccrtific.rc Numbcr: l l,?05 Certificate Datc: April 24. 2OOl

Approved Appraiser for thc Pennsylvania Departmcnt of Trsnsportation

PROFESSIONAL EXPERIENCE

Indian yalley Appraisal Conpany, Soud.rtott. PA
Partner 1994-pr€3ent
Spccializing in real estatc vrluation of cohmercirl, industrial, institutional and
residential properties. Dutics include suprrvision ofappraisers, rcview, coordioation
of condemnation and emincnt domain applaisals.

Appruisal Alfiliates, lnc., Warmirster, PA
Serlor St.ff Appr.ker t989-t994
Responsible for appraising comm€rcial, industrial and sp€cial purpoce proparties.

C.L. Orbaker & Attociates, Inc., Doylesrown, PA
Arrlrt.nt Apprrl.er fgt5-19t9
Respottslble for oppraising residential, industrial, and commerciol real estate.

TESTIMONY

Appeared bcfore thc Board of Asscssment Appeals in Bucks, C&rbon, Chester, Delaware, and Montgomery
Counti.s, Pcnnsylvanis.

Appear€d beforc the Court ofCommon plcrs iD Bucks and Montgomery Counties.

Appearad before Boards of View in Bucks and Montgomcry Countics.

Appeared before U.S. Bankruptcy Court in Philadelphir, pcnnsylvanir and tscksonville, Florida.

I n&an la tre1 Appraisaf C ompanl



APPRATSAL EXPERIENCE

Assistcd Cere Facilities

Automobile dcslerships

Branch Banks

Bed & Breakf6st

Cemetery

Chutches

Condominiurns (including Residential, Commercial

Industrial)

Convenience Stores

Dairy/Creamery

Fast Food Restsurantg

Funeral Hornes

Gas & Go

Golf Courses

Sewage Treatment Plants

UNUSUAL OR LARGE ASSIGNMENTS

Hotcls/Motels

Li fc Carc Frcilitieg

Mrnufrcturing Fscilities

Multi-Family including Apa ments,2-4 Family
properties.

Skilled Carc (Nursing Home)

Office Buildings

Residential Subdivisions (All Types

Retail Stores

Restauranls

Retirement Communities

Service Stations

Shopping Centers

All Types of vacsnt Land

Warehousc/Distribution Facilities

B.F. Goodrich Plant, I mil square feet, Oaks, Pennsylvania

Plymoulh Meeting Mall, 730,000 Squsr€ Foot Shopping Msll and Multi-Story Offic€ Building

The Arsenal Business Center, I mil square feet industrial park, Phil.delPhia' Pennsylvsnie

Hillsid€ cemetery &nd Ardsley Burisl Park, and proposed townhouse community, AbinSton, Pennsylvania

Moravian Village, contiduous care residential community, Betbl€hem, P€nnsylvania

Lower Salford Sewage Treatment Plant, Harl€ysville' Pennsylvania

For-prolit, privately held, s€wage trcatment plant, Macungie, Pennsylvania

Vacant land for the Flight 93 Memotial, Shanksvillc, Pennsylvania

Former Souderton High School, Souderton, Pennsylvania

Inlian 'latey Appraisaf Company



QUALIFICATIONS
David A. Arnoldi, MAI
Indian Villcy Appraisll Company
120 East Broad Strect Suite I

Soudcrton, PA I E964
david(oivappraisal.com

EDUCATION

Appraisal Institute, Chicago, IL
MAI D.!lgn.llon

Pennsylvania Sta,e University, University Part, Pl
B.A. Economlca/Burl|raas mlnor

20t !

l99l

CONTINUING EDUCATION PAST FIVE YEARS

TIC ExchanSes; Incomc Capitalization; Truth About Mold; Forecasting Revenue; 2006_Current
Partial Interest Valuation; Mortgaga Fraud and Predatory L€nding; Business practices

and Ethics; Current Issues in Appraising; Rord Less Travcled; Real Estrte Financa
and lnvestment Performancc; National USPAP; Pennsylvania, Connecticut and
Delaware State Law updat€s, Litigation Skills for the Appr.iser.

PROFESSIONAL LICENSES AND CERTIFICATIONS

Certifi€d General Appraiser - Commonwealrh of Pennsylv.nis (Certificate No. cA-001533-L)

Certified Generrl Appraiser - State ofNew Jersey (Certificrte No. 42RG00203800)

Certified General Appraiser - Stat€ of Delaware (Ce ificare No. Xl-303)

Appraisal Institute - MAI Member, MAI Certificate Number 13,049 Certificate Dare: August 201I

PROFESSIONAL FXPER IENCF

Indian l/alley Appraisal Cotnpany, Soude on, Pll
Apprrlier 20ll-pr.rent
Specializing in real ertate valuation of commercial, industrial and institutional
properties.

Valuation & Informatioa Group, Trevose, PA
Vlce Preiid€nt 200t-20t I
Responsible for appraising healthcare properties including skilled nursing and
sssisted livinS facilities on I nalional basis. Co-mrnaged cart colst opcrations.

CBIZ Valtation Group, Ldy'lrenceeille, NJ
Mrnrger 1995-200t
lnitially responsible for appraising health care real cstate. Final years rcsponsiblc for
rppraising multiple rell estate property types for litigation support and fin.ncial
reportinS promulgated under the Finrncial Accounting Stsndards Board (FASB).

TESTIMONY

. Appesred before the Orphsn's Court in Philadelphia

. Appcared beforc the Board of Asscssmcnt Appeals in Montgomary County, Pannsylvrnia and various
municipalitics in New Jerscy

tnfran laflel Apprdisat Compan,



APPRAISAL EXPERIENCE

Assisted car€ Facilities office Buildings

Hotels/Motels Retiremcnt Communities

Life Car€ Facilities Shopping Centers

Skill€d Nursing Facilities Multi-Family

Industrial Facilities Land

UNUSUAL OR LARGE ASSICNMENTS

Three NASCAR racetracks

3,300.cre cranberry bog

I nfran'/at[zy Apprais at C omp an1


