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ORDINANCE NO. BQ* O -390

AN ORDINANCE CONVEYING PROPERTY TO PLUM CREEK MARKHAM LP AND
TO VACATE AN AREA AT APPROXIMATELY 155™ STREET AND TURNER
INSIDE THE CITY OF MARKHAM

WHEREAS, the City of Markham desire to convey property described in the
attached plat of survey referenced as Exhibit *1” and incorporated herein which is
commonly known as the area located at 155% Street and Turner.

WHEREAS, the City of Markham previously passed resolution 14-R-490
involving the curiveyance of 61 property index numbers at 155" and Turner in the City
of Markham to which inadvertently included property being used by the City. The City
will be repealing that Jrdinance and in its place considering this Ordinance conveying
55 property index numuers at 155" Street and Turner in the City of Markham.

WHEREAS, Plum Creek of Markham LLC has appeared before Markham City
Council as Plum Creek Markhairi Supportive Care LLC and as Plum Creek Markham LP
and they have asked that if this Ordiranice is approved that the conveyance be done in
the name of Plum Creek Markham LP:

WHEREAS, on December 18, 2019, the City of Markham passed Ordinance 19-
0-2248 to vacate area at apprommately 155th Street and Turner that included approval
of a special use permit to operate a senior suppc;tive living facility and approval of a
final plat. Although 19-0-2248 obtained a majority of the votes, the portion pertaining
to the vacation can only be passed by an affirmative vote of at least three-fourths of
Alderman. In regards to the vacation, Ordinance 19-0-224% Jid not pass.

WHEREAS, attached as Exhibit '2” and incorporated herein, is the plat of
vacation for reconsideration of the elected officials.

WHEREAS, the City of Markham obtained three appraisals” Gy licensed
appraisers. The first appraisal attached as Exhibit “3” and incorporated herein was
completed by Daniel Costello in the amount of $460,000, the second appraisal attached
as Exhibit "4” and incorporated herein was completed by Integra Realty Resources in
the amount of $700,000 and the third appraisal attached as Exhibit "5” and
incorporated herein was completed by Pahroo Appraisal & Consultancy, LLC. The
average price of the appraisals are $413,000.

NOW, THEREFORE, BE IT ORDAINED, by the Mayor and the City Council of
the City of Markham as follows:

SECTION 1: REPEAL PRIOR RESOLUTION
Resolution 14-R-490 is repealed.
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SECTION 2: PLAT OF VACATION
The plat of vacation located in Exhibit “2" is herein approved.

SECTION 3: CONVEYANCE OF 155™ STREET AND TURNER

The Mayor is authorized and directed to execute the deeds in the attached
Exhibit "6” to Plum Creek Markham LP once the developer pays the City of Markham
$413,000 in certified funds on or before April 17, 2020. The deeds issued to the
developer will contain the following land restriction: That this property will only be
used to cperate a senior supportive living facility unless the City of Markham approves
another use.” The property will be conveyed with six quitclaim deeds because the Cook
County Recoraer of Deeds does not allow more than ten property index numbers on
one deed. The d=eds in Exhibit "6” includes legal descriptions assuming that the plat
of vacation in Exhibit~'2" has been recorded. The recordation numbers in the legal
descriptions for those property index numbers where land that was vacated vested to it
will be placed in the legal descriptions prior to recording the deeds. A line to complete
the recordation number has been'placed in the aforesaid legal descriptions in the deeds
for the recordation number.

SECTION 4: PREAMBLES
The preambles of this Ordinance «re incorporated herein by reference as is fully
set forth.

SECTION 5: CHALLENGE(S)

If any section, paragraph, subdivision, ciause ~sentence or provision of this
Ordinance shall be adjudged by any Court of competent. jurisdiction to be invalid, such
judgment shall not affect, impair, invalidate, or nullify the remainder thereof, which
remainder shall remain and continue in full force and effect.

SECTION 6: PASSAGE
This Ordinance shall become effective immediately after its adspiicn, approval
and publication as required by law.

PASSED BY THE CITY COUNCIL OF THE CITY OF MARKHAM, ILLINOIS

THIS > DAY OF p(o‘vﬁ\\ , 2020.
MOTIONED BY: P‘\\& BRI SECONDED BY: b\\é«."bﬁ@\m
VOTING AYE VOTING NAY

N ok, M- \&N\Q\\N

|
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ROG A. AGP
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Law\City of Markham\Qrdinance\Conveyance and Vacation Revised.doc
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COSTELLO

Valustion & Advisory

l

AN APPRAISAL OF REAL PROPERTY

Vacant Land
155" Street and Turner Avenue
Markhar, lllinois 60428

Costello V&A File pia. 20-032
PERTINENT DATES:

‘As I1s” Velualion Date: Februarv 2, 2020
Report Date: March 6, 2020
PREPARED FOR:

Ms. Michelle Broughton-Fountain

Law Office of Michelle Broughton-Fountain
19150 S. Kedzie Avenue, Suite 103B
Flossmoor, lllinois 60422

PREPARED BY:

Costello Valuation & Advisory
1370 W. Grand Avenue
Chicago, lllinois 60642
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March 6, 2020

Ms. Michelle Broughton-Fountain

Law Office of Michelle Broughton-Fountain
19150 S. Kedzie Avenue, Suite 103B
Flossmoor, inois 60422

RE:  An Appraisai ri iReal Property

Vacant Land
155" Street and Turner Avenue
Markham, lllinois 60428

Costello VEA File No.: 20-032

Dear Ms. Broughton-Fountain,

At the request and authorization of the client, Costello Vaiuzion & Advisory has prepared an appraisal to determine
the market value of the referenced property and presented our aralysis in the following Narrative Appraisal Report.
Based on the intended use and in consideration of the subject's physical and economic characteristics, we have
prepared an appropriate scope of work that will provide for a credivie mariat value opinion,

The significant elements of the scope of work include: i} an observation ¢ t)ie subject and its surroundings; i) &
collection, verificalion and analysis of sales and rental data; iii) an analysis of the subiect's existing and/or pro-forma
ecenomic operating characteristics, and iv) completion of the appropriate approachies io value.

The subject properly is a 252,996 square foot, or 5.808 acre, vacant land site, The site is consd M, Municipal Property
by the City of Markham, lllinois.

The fee simple interest of the properly is appraised, Data, information, and calcutations leadiny to the value
conclusion(s) are incorporated in the report following this letter. The repon, in its entirety, including all assumptions
and limiting conditions, is an integral part of, and inseparable from, this letter.

Based on the analysis contained in the following repont, and after considering the extraordinary assumptions and
hypothetical conditions listed in the Executive Summary section of this report, the opinion of value for the subject is

concluded as foliows:

C 0 S T E L ]_.O COSTELLO VALUATION ADVISORY

1370 W, Grand Avenue | Chicago, Iinois 60642
Valuation & Advisery PHONE; 312-864-5110
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MARKET VALUE CONCLUSION

Appraisal Premise Interest Appraised Date of Value Value Conclusion
Markel Value - As Is Fee Simple February 2, 2020 $460,000

The following appraisal sets forth the most pertinent data gathered, the techniques employed, and the reasoning
leading to the opinion of value. The analyses, opinions and conclusions were developed based on, and this report has
been prepared in conformance with, our interpretation of the guidelines and recommendations set forth in the Uniform
Standards of Professional Appraisal Practice (USPAP), the requirements of the Code of Professional Ethics and
Standards of Frofrssional Appraisal Praclice of the Appraisal Institute, the Financial Institutions Reform, Recovery,
and Enforcement /aci of 1989 (FIRREA), Title X! Regulations, and all applicable local and state requirements.

It has been a pleasure i& 7scist you in this assignment. If you have any questions concerning the analysis, or if Costello
Valuation & Advisory can e oi further service, please contacl us.

Respectfully submitied,

COSTELLO VALUATION & ADVISORY

7,
Daniel Costello, MAI
President
Certified General Real Estate Appraiser
I1L-553.001706
Exp. September 30, 2021

Phone: 312-964-5110
E-Mail: dcostello@costeliovaluation.com

COSTELLO - |

1370 W. Grand Avenue | Chicage, Winois 605642

Valuation & Advisory PHONE: 312-064-5110



2023116002 Page: 13 of 216

UNOFFICIAL COPY
SRR R YT CVA

CERTIFICATION

We certify 1o the best of our knowledge and belief:

i1

12.

13.

14,

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

The reported analyses, opinions, and conclusions are limited only by the reported assumptions and kimiting
conditions and are our parsonal, impartial and unbiased professional analyses, opinions, and conclusions,

We have no nresent or prospective interest in the praperty that is the subject of this report and have no personal
interest wih rzspect to the parties involved.

We have no irs with respect to the property that is the subject of this report or to the parties involved with this
assignment.

Our engagement in tiz assignment was not contingent upon developing of reporting predetermined results,

Our compensation for ‘corinleting this aSSignmen't is not contingent upon the dévelopment or reporting of a
predetermined value or dirz.ziion in value that favors the cause of the Client, the amount of the value opinion, the
attainment of a stipulated resu't, »r.the occurrence of a subsequent event directly related to the intended use of
this appraisal,

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

Daniel Costello, MAl made a personal inspectivn ofie propeny {hat is the subject of this report,

No one provided significant real property appraisai assictance to the people signing this certification.

. The appraiset(s) has performed no other services, as 2:i.appraiser or in any other capacity regarding the subject

property within the three-year period immediately preceding i date of acceptance of this assignment.
This appraisal assignment was no! based upon a requesies rinimum valuation, a specific valuation, or the

approval of a loan.
The use of this report is subject to the requirements of the Appraisal listitutz relating to review by its duly authorized

representatives.
As of the date of this report, Daniel Costeflo, MAI has completed the continuing education program of the appraisal

institute.
The appraiser(s) are currently licensed in the state where the subject is located.

D barile

Daniel Costello, MA

President

Certified General Real Estate Appraiser
1.-553.001706

Exp. September 30, 2021

C O S T EI_. L O CERTIFICATION

Valuation & Advisory
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Valuation & Advisory
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EXECUTIVE SUMMARY

LOCATION AND PHYSICAL PROPERTY CHARACTERISTICS

VYacant Land

Location 155th Street & Turner Avenue
Markham, [L 60428

County Cook County

Metropolitan Statistical Area Chicago MSA

Market Area South Suburban

Appraisal Data

Effective Valuation Date - As Is February 2, 2020

Report Date _ March €, 2020

Highest & Best Use - As Va*cag ‘. Residential / Commercial
Highes! & Bes! Use - As Improver” N/A

Physical Chnmé_fe_ri;ltic;

Land Area (Gross) 5.808 Ac. - 252,996 SF
Land Area (Net} B 5.808 Ac. - 252,996 SF
Surplus/Excess Land Area a 0.000 Ac.-0SF
Zoning __ M, Municipal Property
Valuation Data - Asls $Nomina! . - §iSFofLand '
Land Sales Comparison Approach $460.000° - $1.82
Rétonclied Market Valies. “$Noflhal _  §isFoftand:
Reconciled Market Value - "As Is” $460,000 $1.82
Est. Exposure Time 12 months

r— —— e — = — =

SUMMARY OF DETAILED VALUATION PARAMETER§(Y |

Land.Sales Comparison Approach ("As1s”) Indication . . . ..l . /ooRange
Direct Sales Comparison a

No. of Land Comparable Sales 6 /

Concluded Per Unit Price $1.80 ($1.76 -/$2.04)

As Is Value Concilusion (Rounded) §460,000 51.82
Concluded Value via Land Sales Comparison Approach $460,000 $1.82

C O ST ELLO EXECUTiVE SUMMARY

Valuation & Advisery
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VALUATION HIGHLIGHT

The subject property is a 252,996 square fool, or 5.808 acre, land site that has minor improvements. The site is zoned
M, Municipal Property by the City of Markham.

SWOT ANALYSIS

SWOT is an acronym for the internal strengths and weaknesses of an assel and the environmental (external)
opportunilies and threats facing that property. Based on our analysis of the subject properly we have identified the
following strencih:, weaknesses, opportunities and threats.

Strengths

+ The subject has‘ralutivaly good access, as it located approximately less than a mile from |-57 and |-294, which
both have full interchangez 3t 159" Street.

+  There is a relatively newly constructed senior living facility immediately lo the east. Meny of the single family
residential properies to the soi’.and easl appear to have been construcied in the early 2000s.

Weaknesses
» The population in the far south suburbs !ias been generally declining over the past two decades.

+ Tax rates in the surrounding area are higher th.2: the counly average.

Opportunities
+ Land and rental rates are affordable in the subject's réspartive submarket.

Threats
+ Adownlurn in market conditions could have a negative impact c~ine property.

C O S T E LL O EXECUTIVE SUMMARY

Valuation & Advisory
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EXTRAORDINARY ASSUMPTIONS AND HYPOTHETICAL CONDITIONS

Extraordinary Assumptions

Extraordinary assumptions are defined in the Uniform Standards of Professional Appraisal Practice as

“...an assumption, directly relaled to a specific assignment, which, if found to be false, could after the appraiser’s
opinions or conclusions.”

Extraordinary zssumptions presume as fact olherwise uncerlain information about physical, legal or economic
characteristics of th.e subject property; or about conditions external to the property, such as market conditions or trends:
or aboul the integrily uf data used in an analysis. The use of extraordinary assumptions can have an effect on the
concluded value(s) pressnted herein,

This appraisal employs the fclioiving extraordinary assumptions:

The appraiser was not provided witli-a zupy of the deed restrictions, if any, for the subject site. We have assumed that
there are no detrimental easements impzacting the subject property.

The appraiser was provided with an ALTA survzy 'hat indicated land area of 5.808 acres, which we have assumed to
be accurate, We did not make land measuremenis in the field. The survey is included in the addenda of the repori.

Hypothetical Conditions

Hypothetical conditions are defined in the Uniform Standards of “rofessional Appraisal Practice as

*...that which is contrary to what exists but is supposed for the purpose of Gralysis.”

Hypothetical conditions assume conditions contrary to known facts about physizal, legal, or economic characteristics
of the subject property; or about conditions external to the property, such as mark~cconditions or trends; or about the

integrity of data used in the analysis.

This appraisal employs the following hypothetical conditions: None.
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INTRODUCTION

In the following section, we identify the subject property and ownership, the intended use and user(s) of the appraisal,
the property rights appraised, dates of value, definition of marke! value, scope of work, and estimate of exposure and
marketing time.

IDENTIFICATION OF THE PROPERTY

The subject property is a 252,996 square foot, or 5.808 acre, land site. The site is zoned M, Municipal Property by the J
City of Markham, lllinois.

). -~ ' SUBJECTIDENTIFICATION
Comronunt Detail
Address 2o, 155th Street & Turner Avenue
City [ Markham
County P Cook
MSA 7 Chicago MSA
Submarket South Suburban
Township - ) Bremen

CURRENT OWNERSHIP HISTORY

According public records on the Cook County Recorder of Dzeds, there have been no sales of the subject in the past
three years prior to the date of value.

OWNERSHIP HISTORY AND TRANSACTIQN SUMMARY

t SRR . e e Z o

Current Ownership ' City of Mérllga-rﬁ
Listing Status - Not Listed

INTENDED USE AND USERS OF THE APPRAISAL .

The intended use of this appraisal is for the client and any interested panties. The intended uséris) ai this report include _‘
the Client and any interested parties.

PROPERTY RIGHTS APPRAISED

We have appraised the fee simple interest of the subject property.

The following definition is from the Dictionary of Real Estate Appraisal, Fifth Edition (2010). published by the Appraisal
Inslitite.

Fee Simpfe Interest: Absolute ownership unencumbered by any other interest or estale, subject only to the limitations
imposed by the governmenlal powers of laxation, eminent domain, police powsr, and escheat.

Additional appraisal definitions applicable to the analysis presented herein are presented in the Addenda,

COSTELLO Page |3

Valuation & Advisory



2023116002 Page: 22 of 216

UNOFFICIAL COPY

RELEVANT DATES

The date of inspection of the subject property was February 2, 2020. The date of the report is March 6, 2020. The
date of value is February 2, 2020.

DEFINITION OF MARKET VALUE

As defined by the Office of the Comptrolier of the Currency under 12 CFR, Part 34, Sub-part C — Appraisals, 34.42
Definitions (g}, market value is defined as:

“The most probablz price which a property should bring in a competitive and open market under all conditions requisite
to a faif sale, the baye: and seller each acling prudently and knowledgeably, and assuming the price is not affecied by
undue stimulus, Impticit.in this definition is the consummation of 2 sale as of a specified date and the passing of title
from seller to buyer under.cenditions whereby:

Buyer and seller are typically mztivated,;

Both parties are well informed ar-wiii advised, and acting in what they consider their own best interests;

A reasonable time is aflowed for exposute in the open market;

Payment is made in terms of cash in U.S, dollars or in terms of financial arrangements comparable thereto; and,
The price represents the normal considiration for the property sold unaffected by special or creative financing or

sales concessions granted by anyone asscrinied with the sale.”

L d - - L] -

This definition of market value is generally accepted b agencies regulating financial instititions in the United States.

SCOPE OF WORK

The scope of work refers to the type and extent of research and analyses.amployed in the appraisal assignment and
presented in the appraisal report.

This appraisal is presented in the form of a narrative appraisal report. That is/ ths report incorporates, to the fullest

extent possible, praclical explanation of the data, reascning and analysis that ware wsed to develop the opinion of
value,

The Extent to Which the Property was ldentified

The subject property was identified via their tegal description, United States postal address(es), and permanent real
estate index number(s).

The Extent to Which the Property was Inspected

The subject property and surrounding neighborhaod was inspected on February 2, 2020,

The Type and Extent of Data Researched

We physically observed the micro andfor macro market environments with respect to physical and economic factors
relevant lo the valuation process; expanded this knowledge through interviews with regional and/or local market

COSTELLO Page |4
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participants, and available published data and other varicus resources. To this extent, we conducted all applicable
regional and/or local research with respect to;

¢+ Exposure and marking time;

¢+ Neighborhood and land use trends;

+ Demographic trends;

+  Market trends relative to the subject property type;
¢+  Flood zone status;

+. Zoning requirements and compliance;

+ ~Real estate tax data;

+ (Comparable listing and sales data.

The data has been analyzeu 2nd confirmed with sources assumed to be reliable.

The Type and Extent of Analvies Applied

We analyzed the properly and markel dzta gathered through the use of accepted market-derived methods and
procedures, employed the appropriate apnroaches to value, and correlated and reconciled the results into an estimate
of market value, as defined within the appraiz=! ragor.

SIGNIFICANT APPRAISAL ASSISTANCE OR CUMTRIBUTION

No one provided significant real property appraisal assistzn¢. to the persons signing this report.

EXPOSURE AND MARKETING TIME

Current appraisal guidelines require an estimate of a reasonable ume pziiad in which the subject property could be
brought 1o market and sold. This reasonable time frame can either be exarnined historically or prospectively, In a
historic analysis, this is referred to as exposure timeé. Exposure time alwiiys precedes the date of value with the
underlying premise being the time a property would have been on the market priocto the date of value, such that it
would sell al its appraised value as of the date of value. On a prospective basis, the teta marketing time is most often
used. The exposure / marketing time is a function of price, time, and use, It is not an isolalzu astimate of time alone, it
is different for various types of real estate and under various market conditions,

In estimating an appropriate exposure / markeling time for the subject property, we considered the following;
+ Comparabis sales (exposure time);

« PriceWaterhouseCooper's Investor Survey (marketing time); and
« Interviews with market participants (exposure and marketing times).

COSTELLO Page s
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The marketing period of the national industrial market over the previous year as reported by PriceWaterhouseCocper's
{formerly Korpacz) is presented below,

RETAIL AVERAGE MARKETING PERIOD

National Warehouse Market

Quarter Range (Mos.) Avg. (Mos.)

4Q 2018 1 - ] 3.80 ‘
3Q 2018 1 - 9 4.20 |
4Q 2017 1 - 9 3.80

* Source: PriceWaterhouseCoopers Real Estale Investor Survey

The 4 Quarter 2018, FW\W4 Real Estate Investor Survey indicates an average marketing period for the National
Warehouse Market at 3.80 mraihs, The quoted marketing time for this property type is 1 1o 9 months. The marketing
time has been relatively stable Sver recent quarters.

Based on this analysis, we have concludzd.an exposure/marketing time of 12 months or less would be considered
reasonable for the subject property. This.expnsure/marketing time reflects current economic conditions, current real
estate investment market conditions, the terms and availability of financing for reat estate acquisitions, and property
and market-specific factors, It assumes that the sdkiect property is (or has been) actively and professionally marketed.
The exposure/marketing time would apply to all valuatiniipremises included in this report,

COSTELLO Page |6
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REGIONAL ANALYSIS

The map below depicts the subject’s physical location within the Chicago metropolitan statistical area.
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The following gives an overview of the MSA, as presented by Moody's {(Economy.com).

RECENT PERFORMANCE

The Chicago-Naperville-Arlington Heights is plugging along al a slow pace, The ecoromy added jusl 24,000 posilions
on nel in 2017, a figure more typical of & population center tess than half of Chicago's size or an economy maving into
late-cycle expansion, which Chicago is nol. Logistics is the lone industry picking up steam, adding more jobs in the
fourth quarier than any other. The unemployment rate is historically jow and the Employment Cost Index shows wage

pressures rising in line with those nationally, indicating that the labor market is tight, Chicago is doing

a better job of

holding on lo its workers than the rest of lllinois, but the labor force has ultimately been flat since 2007, The apariment

building boom is driving progress in housing.
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WHITE COLLAR

Office-using industries will be the labor market’s workhorse. Job creation will be greatest in lower-paying administrative
and support services, bul higher-paying jobs in professional services and finance are also in store. The Quarterly
Census of Employment and Wages, a near-complete count of jobs, suggests initial financial services estimates are
overstated, but payrolls rose modestly through the first half of 2017 and will remain on an upward path. h

A flurry of expanziuns and relocations will extend tech-related job growlh in the urban core. Resources such as shared
work space and a¢czss to investors have gained prevalence, nurturing existing companies and fostering entrepreneurs.
The dynamic startup ruiture has drawn venture capital funding that will fuel further gains. According lo PwC, Illinois
venture capital funding rcs= by two-thirds in 2017 from a year earlier, and most of that is funneled into Chicago.

WINNERS AND LOSERS

Rising online sales will, on balance, réip Chicago. Transportation and warehousing employment will benefit from the
rise of e-commerce and increasing demaid fo, materials handling, warehousing and order fuffillment. A central location
and transportation advantages such as an a'rpert with direct connections around the globe have made Chicago a hub
for distribution and logistics. Even as job growil: t=pars off in the yéars ahead, Chicago will benefit from transportation
investments and construction of warehouses as we | as soillover from recent large-scale job gains.

Some of the same factors that fuel logistics growth will squizeze struggling brick-and-meortar refailers. Lost market share
in the age of e-commerce combined with unfavorable consurer fundamentais will cause retail to underperform the
region and the U.S. Fortunately, transporiation and warehousirio pays on average fwo-thirds more than retail in
Chicago.

TAXES

The federal tax overhaul that went into effect this year is a mixed bag, but long-‘cvinimpacts skew to the downside.
Lower corporate tax rates will add to Chicago's growth in the short term. Coupled with  tightening labor market, the
personal tax cut many residents will recejve will help boost disposable income and Consumer spending, Other
provisions pul the metro division at a disadvantage. The new law limits the deductibility ui-st7..e.and local taxes and
mortgage interest, which will push down house prices in high-income, high-tax parts of the ccurins such as Chicago.
Local single-family house prices are about 10% below their peak compared with 10% above national, and this aspect
of the tax plan will weigh on the already-sluggish housing recovery.

Selecled market statistics are presented below.
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MARKET STATISTICS
Chicago-Napervilic-Arington Heights, IL
20M 2016 018 INDICATORS 2018 019 2020 201 02
403 4290 434 8 Gress metro produdt [§ bil) 4523 LL:2X 4541 4760 4477
X3 FR 13 N Change 2.7 21 [} 26 24
34144 16587 37423 Tou! emate prent {1hs) 3TI1E 58047 32,8682 38182 18423
1.4 21 15 % cnanps 1.0 oe 3] 02 o8
101 ED LR ) Unemployment rate {%) [ 1] 4.1 48 L2 53
46 40 1.8 Personal incame growth (%) £4 1B 2B 38 41
515 6.1 654  Median housanold incoma [§ (he) 7.0 T8 754 148 798
7205 13y 7324 Papulxtion [the) 1318 7.3t8 7320 320 132
] 01 02 % chenge og at 0o 00 3]
204 FIr: <510 Het migration ftha) 361 0.7 M2 T 298
2427 4457 4,581 Singledamily parmits {8} gan 9,988 10,140 11872 12.507
28550 280 10481 ¢ Multiiamity pecming |0} 12980 99666 88271 5230 56638
182 164 171 FHFA house price (1995012100} 187 [LEY tar 184 "2
CONCLUSION

Chicage-Naperville-Arlington Heights will $2re-belter than its in-state peers over the next several years, To be a salid
performer longer term, Chicago must navigate-i=iscal challenges without doing lasting damage to its business climate.
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NEIGHBORHOOD ANALYSIS

The street map and aerial map below depict the subject’s physical location within the neighborhood.
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LOCATION

The subject property is located in Markham, in the southern portion of Cook County, Hllinois. Marshan: is a suburban
community that is proximate to the region’s highway, rail, and air transportation network and is located adjacent to
Interstate 57, west of Interstate 294, and north of Interstate 80, The community is located approximately 13 miles south
of Midway International Airport roughly 30 miles south of Chicago's central business disirict. Nearby jurisdiclions
include Midlothian to the north, Harvey to the east, Hazel Crest 10 the south, and Oak Forest to the west.
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Access 1o and from Markham is good. Interstate 57, which has a full interchange at 153t Street, blocks from the
subject properly. Interstate Tollway 284 is accessible with a full interchange at the gasternprainn of the city that is
1.75 miles from the subject. Interstate 80 is accessible with a full interchange that is approxim:teiv 2.8 miles south of
the subject via 1-57. Interstate 94 is accessible with a full interchange roughly 6.8 miles east of th=-subject. These
highways provide convenient access to Chicago's surrounding interstate network, the central business district, and
Midway International Airport and O'Hare International Airport. 147th Street, 159th Street and 167th Street are primary
east-west thoroughfares, while Cicero Avenue, Crawford Avenue and Kedzie Avenue are primary north-south
roadways.

Direct access to the subject is average, as there is access from both 158th Place and Sprinafield Avenue. There are
three curb cuts from Springfield Avenue ang a wide curb cul on 158" Place, The subject has asphall paving on the
west and south side of the building. There are approximately 36 parking spaces on the front and side of the building
that are not striped.
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LAND USE PATTERNS AND TRENDS

The subject is parl of a residential area nornh of 158" Street and west of Kedzie Avenue. The area is also bordered by
Interstate 57 on the norlh and west; and Interstate 294 to the east. The area is primarily developed with single family
residences which appear o have been mostly built in the early 2000's, There is a senior living facility, the David Webb

Jr. Senior Living Complex, that was built within the past 10 years.

Pace bus services the community with routes along primary arterials. Metra’'s ME line provides commuter rail service
to the community with stations in Harvey and Hazel Crest to the easl; and the Rock Island (RI) Line has stops lo the

west in Midlotiilan and Oak Forest,

IMMEDIATE SURJ)IZCT SURROUNDINGS

The following table summarizes- our findings for this immediate surrounding area.

DIRECTION . _ LAND USE
North Macant land, residential, I-57

Sauth Qinsle family residential

East Senics living facility

West Vacant iad, single family residential
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DEMOGRAPHIC PROFILE

The foliowing table summarizes the select neighborhood demographics in the one-, three- and five-mile concentric
circles from the subject properties as well as the county, metropolitan statistical area, and the state,

DEMOGRAPHIC ANALYSIS

Cook Chicago
1 Mile 3 Mite § Mile County IL MSA
Poputation 2010 6,876 84 418 254 602 5194675 12B30,632 9,461,105
Population 2014 E‘imate 6,810 80,182 245374 5,223,023 12,915,181 9,601,766
Population 2023 Farecast 6.724 BB283 240924 5206101 12,895,299 9,653,597
Historical Annual Gro"\n;_h_%_2010-1 8 012% -0.56% -0.45% 0.07% 0.08% 0.19%
Projected Annual Growth % ‘4‘:13-_23 -0.25% -0.42% -0.37% -0.06% -0.03% 0.11%
Households 2010 Y . 2,238 31,468 80,765 1,966,356 4,836,972 3475726
Household 2018 Estimate 2,231 30,009 87678 1,980,263 4,851,691 3,544,865
Household 2023 Forecast C ) 2,206 29,352 86,065 1,988,286 4,809,627 3,568,619
Histarical Annual Growth % 2010-18 0.04% -0.58% 0.43% 0.15% 0.14% 0.25%
Frojected Annual Growth % 2018-23 et v.23% -0.44% -0.37% -0.02% -0.01% 0.13%
Median Household Income $44 873 348586  $55,066 $62,360 $63,871 $69,900
Average Household Income $54,839  56:757  $72.029 $92,592 $90,792 $97,963
Per Capita income $17.848  $203'3  $25,807 $35,367 $34.484 $36,259
Average Household Size 307 297, 278 2.58 2.58 2.66
% Owner-Oceupied Housing 78.6% 68.3% 70.5% 55.3% 65.6% 64.0%
% Renter-Occupied Housing 21.4% N7% 23.5% 44.7% 34.4% 36.0%
Source: ESR! R
CONCLUSION

As shown above, the population within one-, three-, and five-mile radii have generally £hown negative trends since
2000, which is fairly typical for communities in the far south suburbs of Chicago. The neighboraeod has an income
demographic profile below the county and metro average, The subject's immediate surroundings “iclude single-family
residential homes, a senior living facility, residential lots and vacant land. There has been limited to ne new construction

in the immediate area due to limited demand.
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APARTMENT MARKET ANALYSIS

The following marke! overview is taken from the CoStar market overviews based on Fourth Quarter 2018 historical
trends and First Quarter 2019 projections.

CHICAGO MARKET STATISTICS

The Chicago multifamily market tightened in 2019, as continued strong demand helped push average vacancies to
their lowest level since 2015, despite another year of above-average construction activity. New demand formation hi}_
an all-time high.in 2019 of approximately 10,700 units thanks to the strong pace of millennial househeld formations
and a continueo-preference for renlting over ownership. The majority of new demand continues to flow into the
Downtown and Norin bakefront submarkets, which have gamered an outsized share of attention from developers and
tenants alike. This deriar.d is largely being driven by the influx of young professionals in Chicago's CBD and northern
neighborhoods, who hav cverwhelmingly populated new 4 & 5 Star units. Over 70% of unils leased during the past
year were in the 4 & 5 Star seqmant. This strong demand has been enough to compress vacancies in the luxury market
to their lowest level in over feur years, though they remain elevated from a historical perspective due lo numerous
projects throughout the MSA slili ' working toward stabilization. On the other end of the spectrum, the market for
workforce housing remains tight, as cong’sient demand and minimal new supply have driven average vacancies in 3
Star and below assets 10 new cycle lows n=ar-5.5%.

Despite strong demand and tighter fundamentals, rontal growth remained relatively muted in 2019, with average rents
increasing by less than 2% during the year. Unsurprisingiy, rental growth was strenger in the lowerquality segments
with tighter fundamentals and weakes! in the fundamenizlh-soft 4 & 5 Star segment, which is facing significant supply-
side pressure. While new deliveries remained near historic Fighs in 2019, construction aclivity appears to finally be
slowing, with the number of under construction units falling to /s 'owest level in four years al the end of 2018. New
multifamily permitting activity has slowed as well, raising the prospacts for a soft-landing from the recent supply surge.
Developers continue to primarily larget the Downtown and North Lakefrori-zubmarkets, though activily in the suburbs
has picked up of late, especially near Metra rail stations.

Sales activity pulled back in 2019 to its lowest level in five years, which was entirzs.due to a decline in sales in the 4
& 5 Star segment. Total luxury asset sales fell by 50% on a year-over-year basis, a¢ significant supply competition,
soft rental growth, and growing concerns surrounding the magnitude of future tax increases fed many core investors
to take a step back from Chicago in 2018.

KEY INDICATORS

Curtent Quarter Units Vacancy Rzls  Asking Rent  Effective Rent Ab:'mnn Delivered Units u"’:fnﬁ:""'
4 & § Star 97.906 10.1% £2.263 §2.241 1,066 1.01 G178
3 St 200,664 6 (% 51,261 $1.251 64 1,067 1,048
1472 Ster 195 802 5 5% 5003 4987 40 i 81
B e e R R - P TYITL] et EEETT e naNTT ML TeTEe0T T iare T o088 T toend T
| marel " o] esedsy (17 REw T U s Ciotsige [ 7 taro T 2068 T 10907

VACANCY

For the second consecutive year, net absorption in Chicago eclipsed 10,000 units, as new demand formation hit a new
record high in 2019. This record level of absorption was just enough to push vacancies lower throughout the Chicago
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area, despite significant construction activity that resulted in the delivery of 9,700 units during the year. Metro-wide
vacancies were near a four-year low heading inlo 2020, while the stabilized vacancy rate is near a 10-year low at 5.6%.

A significant portion of new demand can be attributed to the lease-up of new assets, especially in the Downtown and
North Lakefron! Submarkets. Nearly 70% of units leased over the past 12 months were in one of these two submarkets,
which is consistent with the growth seen in well-paid jobs and young professionals filling them within these areas.
When looking at suburban Cook County and the collar counties, new demand has been considerably lower, though
new projects near Metra stations in affluent suburbs have generally performed well. That said, most suburban markets
thal have seen muttiple luxury properties deliver in a short time span are struggling 1o generate the necessary demand
to fill these units. ithas generally been very good to be the first or second upscale project in a suburb, but third and
fourth projects have iargely struggled, outside of a few select areas. The strong demand for 4 & 5 Star units has helped
push vacancies to a fear-y ear low in the [uxury segment, though they remain elevated due to multiple projects in lease-
up. Meanwhile, demand (o1 established 3 Star and below properties has increased steadily over the past few years,
helping push vacancies to a zev cycle low near 5.5%. Chicago, like many largér cities throughaut the nation, has
structurally tight vacancies in e workforce housing segmenl, a trend that is not likely to reverse anytime soon given
a lack of new supply and growing poei i demand.

Looking forward, above-average demanc-should persist so long as job growth continues unabated and young
households continue to favor renling over homzownership. In addition, the amount of construction activity eccurring
throughout the market has slowed, reducing near-tcrin supply fears for most areas and segments within Chicago,

ABSORPTION, NET DELIVERIES & VACANCY
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CONSTRUCTION

Chicago's supply surge has been heavily concentrated in the Downtown and North Lakefront submarkets, which have
accounted for approximately 70% of all new supply within the MSA over the past year and remain two of the most
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active submarkets for new conslruction nationwide. Given the surge in both job and population growth within the CBD,
Near West Side, and North Side, new supply has been filling at a relatively quick pace, which has only further elicited
more supply in these regions. While 2019 1s not expected to match the record level of new construction seen in 2018,
over 9,500 units are expected to deliver this year, Geographically, the focus has shifted to the South Loop, as three
large projects encompassing 1,500 units delivered within a few block radius, Suburban construction activity has largely
been concentrated in the downtowns of demographically strong suburbs that provide access to the CBD via Metra rail
lines, In fact, over 60% of suburban construction activity over the past five years has been located within a one-mile
radius of a Metra Irain station, a fact that highlights just how focused developers have been on walkable and transit!
friendly sites this.cycle. Similar 1o trends seen throughout the country, high labor, land, and construction prices are
pushing developers to build higher-end luxury product in Chicago, especially within the city. As such, approximately
75% of units under construction are 4 & 5 Star. In addition, high development costs appear to finally be 1aking their toll
on overall constructio: artivity, as a notable drop in under-construction units and multifamily permitting activity indicate
this cycle's supply wave has likely crested.

DELIVERIES & DEMOLITIONS
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ECONOMY

With its diverse economy, Chicago has benefited from the long national economic growth cycle. Chicago has been
further aided by its posilion as a national distribution hub and the largest city in the Midwest. With unemployment at a
50-year low, Chicago's labor market is historically tight, and while Chicago has crealed thousands of new jobs over the
past year, growth has pulled back in numerous sectors, The most prominent slowdown has been in the construction
and and information sectors. The pullback in consiruction empioyment has coincided with an overall pullback in
construction aclivity throughout the MSA, white the information sector had shed jobs for numerous consecutive years
in Chicago as a result of a shrinking news and media industry.
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Growth should pick up in 2020, however, as numerous companies have announced large upcoming expansions. These
companies include tech powerhouses such as Uber, Salesforce, Google, Amazon, and Facebook. Many of these
companies have cited Chicago's deep talent pool and relative labor and space cost savings as motivations behind their
expansions, It hasn't just been West Coast tech companies expanding in the city, though, as Chicago's own suburban
companies have followed the national trend of urbanization and relocated all or a significant portion of their staff to
CBD, including companies such as McDonald's, Molorola, and Walgreens,

This flow of jobs has been largely driven by the significant increase in well-educated miliennials populating downtown
and neighborhonds near CBOD. In fact, while headlines often cover the overall declining population within the Chicago
MSA, there is‘sigrificant bifurcalion in population growth throughout the area. The downtown core and Near West Side
and North Side neignborhoods have seen strong population growth over the past 10 years, with a significant majority
of this poputation grovih zoming from well-educated millennials. In fact, some areas such as Fulton Market have seen
such strong growth that ove: 70% of the total population within the zip code now consists of millennials with at least a
bachelor's degree.

The downtown core has also seen anuisized share of job growth within Chicago this cycle, as the most recent figures
from the WWinois Department of Empioyment Security repon thal private employment grew by nearly 3% annually
between 2010 and 2019, significantly higi.er than local or regional averages. The suburbs of Chicage and surrounding
counties have seen their population totals sizy-relatively flat over the past 10 years, with a few exceptions seeing
growth, such as Gak Park, Evanston, and the fai eiter edges of the MSA. Otherwise, both population and job growth
have been stagnant in the suburbs. The majority ot ropulation decline that is most often reported overwhelmingly
comes from Chicago's Far West Sidé and South Sige-arzas that are grappling with poverty, crime, and a lack of
economic opportunity.

An unfertunate headwind to growth in Chicago is the local and sta‘e fiscal situation, with both the City of Chicago and
the State of lllinois facing significant unfunded pension liabilities and buyzZgat deficits. While the City of Chicago was
able to plug a significant budget shorifall for 2020, significant pressures vill reinain over the coming years, largely due
to pension contributions thal are expecled {o double over the next five years.

An increased real estate tax levy would be a double whammy lo commercial real esta'e owners in Cook County, who
are atso facing significant increases in tax assessment values as a new Cook County Tax Aszessor reveals that many
commercial properties in Cook County ware significantly undervalued by the previous regime. Ta move back towards
market-based valuation principals in the lownships reassessed by the new Assessor in 2013 resulled in many
properties seeing their assessed values skyrocket, some by more than 100%. Cook County's tax system does nof rely
on & millage rate like much of the nalipn, but rather first determines the tax levy and then divides the burden relative to
assessment values, Thus, while the increase in assessed values does not equate directly to an increase in taxes, the
properties that see higher assessment increases will pay a greater share of the burden. Given the residential market
in Cook County has significanlly underperformed the commercial market over the past three years (50 much so that
condo deconversions have become a regular ccourrence), it is expected that most commercial owners throughout the
County witl face higher taxes in the coming years.

While the employment picture is positive and the growth occurring in the downlown core has driven a new generalion
of capital and talent into Chicago's economy, fiscal and tax issues are expecled to continue lo dampen investor

sentiment towards Chicago so long as the uncertainty remains.
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SOUTHERN COOK COUNTY SUBMARKET STATISTICS

KEY INDICATORS

Abserption Under Constr
Current Quarier Units Vacancy Rate Asking Rent Etfective Rent Units Dadwvertd Units Units
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DELIVERIES & DEMOLITIONS
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The following table details the vacancy rates in the metro area and the subject's submarket.

MARKET VACANCY RATE INDICATIONS

Current
Metro Area - Total 6.6%
Metro Area - 4 & 5 Star 10.1% '
Metro Area - 3 Star 6.0%
Metro Area - 1 & 2 Star 5.5%
Southern Cook County - Total 6.2%
Seutbzrn Cook County - 4 & 6 Star 1.9%
Southarr  Zook County - 3 Star 5.4%
Southern Couk County -1 & 2 Star 6.5%

Source: CoSter

B

[ - —_od

CONCLUSION

Prospects for the general market appear stable. Jver the long run, employment, population and household growth
should foster slight positive absorplion of units in'the Greater Chicago Area and limited absorption in the submarket.
There has not been any recent construction deliveri:s in the subject submarket in recent years, reflecting limited

demand.
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SITE ANALYSIS

The subject properly is comprised of 252 996 square feet, or 5.808 acres of vacant land located on the south side of
155" Street in Markham. The following description is based on our property inspection, assessmenl records, and
information provided by property owner.

SITE SUMMARY

L.and Data

Gross Site Area 5.808 Acres 252,996 SF
Excess Site Area 0.000 Acres 0 SF
Net Site Arza . 5.808 Acres 252,996 SF
Source /o Aerial Measurement
Shape N Generally Rectangular
Accessibility / Average
Corner Lot Yes
Visibility Average
Topography - Level, at street grade
Infrastructure .
Primary Road 1591 Clreet
Primary Road Frontage 334 Feet
Secondary Road Turner Averue,
Secondary Road Frontage 592 Feet /
Curbs & Gutters No p
Traffic Lanes One lane in each direciins
Traffic Signal No
[utiitiés AP 9 _
Water Municipal
Sewer Municipal ) .
Natural Gas Available
Electricity Available -_
[Fiood:Information . - v i
Flood Map Panel 170310727J
Flood Map Date August 19, 2008
Flood Zone Zone X

Flood Zone Description

Area of minimal flood hazard, outside the Special Flood Hazard
Area (SFHA) and higher than the elevation of the 0.2% Annual
Chance Flood.
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TAX PARCEL MAPS
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FLOOD MAP

Flood Zone Determination: OUT

PANEL DATE August 19,2008  MAP NUMBER 170310727)

X500 or B Zone
E) A Zone
H V Zone
[T} DZone
2547 Floodway

=& CBRA
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LEGAL DESCRIPTION:

SITE SHAPE AND LAND
AREA:

FRONTAGE, ACCESS AND
VISIBILITY:

TOPOGRAPHY AMY
DRAINAGE:

UTILITIES:

SOIL CONDITIONS:

WETLANDS:

HAZARDOUS
SUBSTANCES:

2023116002 Page: 42 of 216
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The legal description is included on the Plat of Survey that is included in:
the addenda of the report. '

The site is generally rectangular in shape. The lotal land area is 252,996
square feel, or 5.808 acres, The land area for the site is based on the Plat
of Survey that is included in the addenda of the report.

155" Street is a secondary residential, east/wesl that is accessitle fromi.
Kedzie Avenue. Turner Avenue and Spaulding Avenue are secondary,

north/south residential streets. The surrounding area primarily consists of

single-family residences, vacant residential lots and vacant land.

The site is generally level and at street grade. The topography of the site is
not seen as an impediment to the develapmen! of the property. During our
inspection of the sile, we observed no drainage problems and assume that
none exist.

Al stilities are available to the site in adequate quality and quantity 1o
seivicz the highest and best use as if vacant and as improved.

A soil report yvas not provided for use in this appraisal. We are not qualified
to render a lechrical opinion regarding soil conditions, It is assumed that
the load-bearing vrpacity is sufficient lo support any reasonably probable
improvements.

Based on our site inspectionw= do not suspect the presence of any
regulated wetlands on the subject siie. If subsequent engineering findings
reveal the presence of other or greaier on-site regulated wetlands, it could
materially affect the subject’s value. Weecommend a wetlands survey by
a competent engineering firm.

We have nol observed the existence of potenially barardous material or
underground storage lanks thal may be present op or near the site.
However, it is noted thal we did not conduct an extensive search for said
items, and are not qualified to detect such materials or undaryround storage
tanks. The exislence of hazardous materials or underground storage tanks
may have an effect on the value of the property. Therefore, for the purpose
of this appraisal, we specifically assume that the property is not affected by
any hazardous materials andfor underground storage tanks that may be
present on or near the property.
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CONCLUSION

The subject site is generally rectangular in shape with frontage along the south side of 155" Street, the north side of
156™ Street and the east side of Turner Avenue. The site includes portions of vacated Spaulding Avenue. The site
appears syited for residential development similar to thal found in the general area. The site is not located in a fiood
risk area. Based upon the foregoing, we are not aware of any physical issues with the subject site that would prevent
it from being developed with its highest and best use.
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ZONING

The applicable zoning information for the subject is summarized as follows:

ZONING SUMMARY

Component Detail

Zoning Jurisdiction Markham

Zoning Code - M

Zoning Description Municipal Property
¢can.ng Change Possible

M, Municipal Proper*y¢
The appraisers are not eip.e:ts in the interpretation of complex zoning ordinances but the subject property appears 0

be a conforming use based o a review of public information. Please note that the determination of compliance is
beyond the scope of a real estz.z appraisal. It is recommended that local planning and zoning personnel be contacted
regarding more specific informatior that might be applicable to the subject.

In addition, we know of no deed restrictior.s. private or public, that further limit the subject property's use. The research
required to determine whether or not such restrictions exist, hawever, is beyond the scope of this appraisal assignment.
Deed restrictions are a legal matter and only a iii¢ examination by an attorney or title company can usually uncover
such restrictive covenants. Thus, we recommend a titic.search to determine if any such restrictions do exist. Il is
assumed the properly would be rezoned in accordance with any potential development.
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The following map shows the demarcation of the subject’s zoning based on the Markham zoning depariment:
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ASSESSMENT & TAXES
INTRODUCTION

Rea! estate tax assessments are administered by the Cook County Assessor and the properly is wilhin Bremen
Township and the City of Markham, which together comprise the composite lax rate.

TAX PROCESS

h
Real estate taxes in this jurisdiction represent ad valorem taxes. meaning a tax applied in proportion to value. The
taxes in Cook County are determined by multiplying the assessed value by the applicable tax rate. The tax rate is
determined eachyear.

SUBJECT TAXATION

The assessed values in Cook Cointy are based upon the current conversion assessment rate of 25% of the Assessor’s
market value for commercial prope:tiés and 10% for residential properties. The subject PINs are currently owned by
the City of Markham and are exempt f/om real estale taxes and there is no current assessment or real estate tax bil.

CONCLUSION

The tax rate for the subject's location is 24.520%; v/nich is much higher than many locations in the metro area, which
a local broker stated has a negative impact on new de/elopment.
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In appraisal practice, the concept of highest and best use represents the premise upon which value is based. The four
criteria the highest and best use must meet are:

+ Legally permissible;

¢+ Physically possible;

* Financially feasible; and
+  Maximum profitability

Mighest and best use analysis involves assessing the subject both as if vacant and as improved.

AS VACANT

Legally Permissible

The subject site is zoned M. Munitipzl Property by the City of Markham. For any privately owned development it is
assumed the property would be rezoned.i» accordance with the proposed development. Given prevailing land use
patterns in the area and the current zoning, residential and development are given further consideration in determining
the highest and best use of the site, as though-y2cant,

Physically Possible

The subject is adequately served by utilities, has an adequate shape and size, sufficient access, etc., to be a separately
developable site. The subject site would suppont a site layout for any of the legally probable uses, which include
residential uses. There are no known physical reasons why the subject site would nol support any of these legally
probable developmaents.

Financially Feasible

The determination of financial feasibility is dependent primarily on the relationship 7 suoply and demand for the legally
permissible and physically possible land uses versus the cost to create the uses. There has been relatively little
development in the south suburban submarket in recen! years. However, the propeity immediately to the east was
constructed in approximatély 2010 and the residential properties to the south are single ‘am. homes that appear to
have been mostly constructed in the 2000s, Development may be financially feasible dependirg the proposed use.

‘Maximum Profitability

The fina! test of highest and best use of the site as though vacant is that the use be maximally productive, yielding the
highest returns to the Iand. [n the case of the subject as if vacant, the analysis has indicaled that residential or

commerciat development would be most appropriate.

CONCLUSION: HIGHEST AND BEST USE AS VACANT

Based on the information presented above and upon information contained in the market and neighborhood analysis,
we conclude that the highesl and best use of the subject as if vacant, would be for residential or commercial
development. Depending on the proposed use a holding period may be indicated.
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APPRAISAL METHODOLOGY

In appraisal practice, an approach to value is included or omitted based on its applicability to the property type being
valued and the quality and quantity of information available.

COST APPROACH

The cost approach is based upon the proposition that the informed purchaser would pay no more for the subject than
the cost lo produce a substitute properly with equivalent utility. This approach is particularly applicable when the:
property being zppraised involves refatively new improvements that represent the highest and best use of the land, or
when relatively ufiinue or specialized improvements are located on the site and for which there exist few sales or leases

of comparable propen’es.

SALES COMPARISCW APPROACH

The sales comparison approars Utilizes sales of comparable properties, adjusted for differences, to indicate a value
for the subject, Valuation is typiczily sczomplished using physical units of comparison such as price per square foot,
price pet unit, price per floor, etc., o econamic units of comparison such as gross renl mulliplier. Adjustments are
applied to the physical units of comparisun derived from the comparable sale. The unit of comparison chosen for the
subject is then used to yield a total value. Eciromic unils of comparison are not adjusted, but rather analyzed as to
relevant differences, with the final estimate deriwcd pased on the general comparisons.

INCOME CAPITALIZATION APPROACH

The income capilalization approach reflects the subject's incorna-producing capabilities. This approach is based on
the assumption that value is created by the expectation of benefis i be derived in the fulure. Specifically estimated
is the amount an investor would be willing to pay 1o receive an inc e stream plus reversion value from a property
over a period of time.

METHODOLOGY APPLICABLE TO THE SUBJECT

In valuing the subject. a land sales comparison approach to value was utilized. Land ‘sales comparison is considered
the most applicable method of valuing the property and the omission of any other approack.es does not adversely affect
the value indication of the subject site.
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LAND VALUE

In the valuation of the subject’s fee simple interest in the underlying land, the {land) sales comparison approach is used
to eslablish prices being paid for similar land parcels. The most widely used and market-oriented unit of comparison

for industrial land with similar characleristics as the subject is the sale price per square foot. All transactions used in
this analysis are computed on this basis.

LAND SALE MAP

The following map provides a visual of the land sales’ locations refative to the subject.
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LAND SALES SUMMARIES

The following pages provide a detailed write up of each land sale used in our analysis.
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‘Locatioh Data | ‘Sale Data
Address 15552 Tu;ner Aveﬁﬁe i"ransnction Type . Lislil.'lg
City Markham Drie Current
County Cook Markiir Time 133 Days
State iL Grantor Owner of Record
Msarkel Chicago Grantee NIA
Cluster/Submarket South Suburban Document No N/A
Parcel Number 28-14-205-038 thru 040 Asking Price $19 888

Property Rights 1I'ee 3imple
LPhi_le'_SIData'_ T ) " ! Financing Tyoleal
Acres 0.25 Acres Conditions of Sale Arm's Lngth
Land SF 11,070 SF
Topugraphy Level Use at Time of Sale Vacant Land
Shape Rectangular fAnaWiliS ‘_- . :
Comer of Imeriar Interior Asking Price $19,898
Wiilities All Available Price Per Acre $78,298
Zoning R-3 Single Family Price Per SF $1.80

Verification Published Listing
,Comments

The listing of 2 vacant land site cnmbrised of three adjacent lots in a residential location in Markham, The site is Jocated in an area
developed with single family homes and the zoning is R-3, Single Family Districl. The site is lisled by Danied Vainisi who said he
recently a home in this location but Interest in the Jand has been slow. He stated a high {ax rale 1z a negative factor.
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Locatlon Data ' © [ 7 tale Data.
Address 14951 Cicero Avenue ‘irar saction Type Listing
City Oak Forest Dat: Current
County Cook Marketing Yumz 952 Days
State IL Grantor Current Ownar
Markel Chicago Graniee N/A
Cluster/Submarket South Suburban Document No N/A
Parcel Number 28-10-308-007, CO8 Asking Price 210,000
Property Rights Fep <imple
[Physicdl Data . Financing Typical
Acres 1.8% Acres Canditions of Sale Arm's Length
Land SF 78,844 SF Req Capital Cos! N/A
Tapography Level Use at Time of Sale Single Family ! Varant
Shape Irregular (Satés Analysis .
Comer ¢+ Interior interior Asking Price $210,000
Lilies County - Available Price per Acre $116,022
Zoning R-§ Single Family Price per Land SF $2.66
Verification Published Listing
‘Comments

The pfopeny has been listed for sale for over 2.5 years by Keller Williams Really. The site is cufrenlly improved with a'cutia‘ge home
and is being marketed for residential redevelopment. The site is in Unincorporated Cook Caounty and zofed R-5 Single Family,
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Addr:ass
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State
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Acres

Lend SF
Tepography
Shape

Comar of Interior
Hilities

Zoning

-Comments
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§301 W 157th Street
Oak Forest

Cook

I

Chicago

South Suburban
28-16-303-005 (etc)

EDD Ar:;es ;
217,800 SF
Lavel

Irregular
Cormer

All Available
CA/G-2IRE

-

Trensp.otinn Type
Date

Marketing Tiro
Grantor

Grantee
Document No
Asking Pnce
Propenty Rights
Financing
Conddions of Sale

Req Capital Cost
Use a1 Time of Sale

(58168 Analjais .

Asking Price
Price pet Acre
Price per Lang 5F

Verification

Listing

Active

580 Days

Owner of Record
NIA

WA

(423,700

Fou 8lanlg
Typica

Amm's Lenych
N/A

Vacant / iImproved

$449,000
$89,800

$2.06
Published Listing

The site is listed for sale by Chuck Groebe of Coldwell Banker Commercial and has been on lhe marketed since June 2018, According (o the
matketing information the property includes 2 acres of residentially zoned land fronling 157tr Street and 5 acres total with frontage on Losel Avenue
and 1501h Streel zoned commetcial. There is @ small retention pond green space thal appears to have been deducted from the site size,
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LAND COMPARABLE 4

Location Data
Address

City

County

State

Marke!
Cluster/Submarket
Parcel Number

PhysicalData '~

Acres

Land SF
Topography
Shape

Comer of Interior
Utilities

Zoning

Comments

ar * EERKD FRAANT P @t

M’ﬂiﬁl@

—— W e o

s~ LT hn.w"'*“'f:*’“" w A ls b

QAT s £

mu‘uno

w lnard

P T T Eelis

14200-14280 Pulaski Road
Crestwood

Cook

IL

Chicago

$outh Suburban
28-03-413-008 thru 012

- -

o

3,20 Acres

138,392 SF

Level

Generally Rectangular
Corner

All Available
Commercial

liﬁ“'. f"‘%’nf-‘ :

1!12.,_, “L."v

"'87le Data

7 ran saéu'on Type
Datr.

Marketig Tiine

Grantor
Grantee
Decument No
Asking Price
Property Rights
: ', Financing

s Conditions of Sale
Req Capital Cost
Use at Time of Sale
(s@Ies ARalysls
Price
Price per Acre

Price per Land SF
Verification

Listing
Active

240 Days
Village of Crestwood
N/A

N/A

$279,000

~ea Simple
Typical
Am's Lergth
NiA

Vacant

Lo o m
[

$270.000
$87,188

£2.00
Published Listing

The current listing of a generally rectangular site at the corner of 1472nd Street and Pulaski Road in Crestwood. The site is owned by the
Viltage of Crestwood end Is being marketed for sale by Chuck Groebe of Coldwell Banker Commercial.
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State

Market
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Parcel Number
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Atres

Land SF
Topography
Shape
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15401 § Pulaski Road

Markham

Cook

IL

Chicago

South Suburban
28-14-300-011

L TSI Y

1.72 Acres
74,923 SF
Level
Rectangular
Interior

All Available

L-2 Light Manutacturing

_Sile Data
;mn;adidl; T\.cpe
Date

arkzing Time
Gratz

Granlee

Document No

Price

Praperty Rights
Financing
Condilions of $ale
Req Capital Cost
Use al Time of Sale
Eilii Analysls
Price

Price per Acre

Price per Land SF
Verilication

v e

Sale

April 22, 201%
682 Days

Five Daughters LL.C
Land in Value
1812201023
$175,000

Fee Simple
Typical

Arm's Length
NIA

V<tal Building

$175000

$101, 1

$2.34

Public Record ! Theed Party

& rectangulat site on Pulaski Road in Markham thalis zoned industnal 600 was improved with 2 metal shed and some asliphalt paving al Lhe time of sale.
There are resioential properties to the north and east and aulomotivefigh Industnal metat buildings o the south, The sile was markelea by Coldwel| Banker
Commercial for nearly two years prior to the sale. The eriginal asking price was $229,000, which was reduced to $174,200.
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Comer or intenior
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14210 Pulaskl Road
Crestwood

Cook

Ik

Chicago

South Suburban i Far South
28-03-413-00%

g R

0.67 Acres
29,185 SF
Level
Ractangular
Interior

All Avallable
Commercial

hle Dala :

Tran:ac!lon Type
Nats

Markeli g Tiae
Grantor

Grantee
Daotement No
Sele Price
Property Rights
Financing
Cendiliens of Sale
Req Capilal Cosl
Use at Time of Sale
Seleé Analyis
Price

Price per Acre

Price per Land 5F
Verification

CVA

Sale

May 29, 2018
1,785 Days
Harper, Ruth
village of Crestwood
18162080865
$55,600

Fee Simple
Typleal
#ssemblage
KA

vacar’

© el P .. v

3 ) > . 7,
ey T .- . L L )

$55,000

$82,090

$1.88

Public Record / Thid Party

‘! " ‘
B

The sale ofa rectangu!ar parcel on Pulaskl Road in Crestwood The Vilage of Clestwood nurchased the sile to assemble \mlh parcels lo the north and
south, The propery was mankeled for sale by Coldwell Banker Commercial priot 10 the sale wilh an psking pnce of $73.000,
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The following table providez-a *wiaf summary of the land sales used in the valuation of the subject site.

LAND SALES SUMMARY

LandSale Mol Ls'Sal No, 2 Land Baks No, 3 Lang Bale Ho. 4 Land Side bis. Land Sale b, & Bubject
Adaress VOS2 Tumat Rvemse MBS CorGiun ST WISTE Sowel | Lesu>- 4700 bk § 15401 § Pusll Rosd 14210 Pt Rond So5i Samer & Tumet
City | Markhatn ) O3 Fotese -+ Ouk Foies) . Crestesod 1 sankam + Grettwoon Markham
County + Cook ¥ Conk +Cooh ! Cook § Cook + Cook . Cook
State [ T i T 1 iL i
Lss ot Timse of Eale ; Vacen! Land f Single Family /Vacant 42 deat / Imptoved Vaeant z Mete! Buiding j vauant i
Cordtom of Salt | Arms Lamgm ! B Langth f A= Langh y Ars Langah § s Langms Sssemblags i
Tranwatbon Type & Usting } Tisting T intng + Lisbng § Sale i Sain »
Topogaphy Y Lavel el f e | | Level H Low! * Levat 1 Lovel
Ehaps | Ractanguist 1 iiregule b tnegulas ___:_l Daneraly flecrangular 1 Rectangular : Recienguist ¥ Generally Recianguiss
Uutties < N Avaitabhe + Counly - Avaiatie . AN Availatle AR Avadable k3 Availatie 1 AR Aralatae + AR AvsRabie
Zoum 4 R Bighe Eamily } —b singie Famy Yeaiceine Cor srwicaal f 17 Lom manutacang { Commerciat g "
Mask sting Time . 133 Dan " 952 D ' 580 Daps 3 2ar tap 502 Days 1785 Days ¢
Sale ate | Eunant Cument T acive JAcwe a1 | vaote )
Sale Prce 1510058 } 327000 1 s 000 jRrngs T yusew * 5,000 1
Lana 57 | NoTaTF 1 78 paeEF § 217.800 $F b 130,302 6F ¥ 74921 5F § 20000 5F § 252096 &F
Acres 25 ko 4101 Agres , 500 Acray | 320 Aaes T Foe?acres § 5.008 Actes
Price Pat 6F < 1180 L i 1200 tey \ 3188 ¥
Vieneation I Publshed Listng ! Publthed Lkt - Futdthed Listng ; Putished Lisling l ::?:' “weond | Third : ;::: Recoigt f Third i

~T
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ADJUSTMENT PROCESS

Due to the imperfect nature of real eslate markets, we have analyzed the comparables through the application of
adjustments based on qualitative comparison with positive or negative adjustments. The adjustments made are
subjective and are based on market evidence as well the appraiser's research, judgment and experience. The
adjustments are not based on a quantitative analysis tool such as "paired saies” due to the lack of paired sales data;
or on multiple regression analysis, due to the lack of enough comparable sales to constitute a statistically vatid sample.
Therefore, the adjustments summarized on the following grid should be viewed as conveying subjective adjustmenl
and not the result of a gquantitative analysis.

There has been glirited amount of land sales in the immediate area in recenl years. As such, we extended our search
into similar immediaie Znvirons as the subject property. In our final rating of the comparable sates we have considered
the following items of corperability in forming our opinion of iand value for the subject.

Property Rights Conveyc.

All of the land sales utilized in this 2ralysis invelved the transfer of the fee simpie interesi. No adjustments were
required.

Financial Terms

To the best of our knowledge, all of the sales utilized i this analysis were accomplished with cash or cash down to
market-oriented financing. Therefore, no adjustment foi-finzincial lerms is required for the land sales.

Conditions of Sale

Adjustments for conditions of sale usually reflect the motivations of'tiie buver and the seller. In many siluations the
conditions of sale may significantly affect transaction prices. Comparakies ‘o 4 are current listings and downward
adjustments are required to reflect buyer/seller negotiations, as final sale priczs are typicaliy lower than asking prices.
Sale 6 was purchased for assemblage purposes, which could potentially indicate ar’upward adjustment if the buyer is
willing to pay a premium. The site was on the market for an extended period of time and we have not made an
adjus‘tr"nent for this factor, Sale 5 was reported lo be an "arms-length” ransaction and.r.0 adiustment is required.

Expenditures After Purchase

Comparables 1, 3 and 6 included in this analysis were essentially vacant siles and did not require 20 ustments for this
unit of comparison, Comparables 2, 3 and 5 included some improvements, The expected costs of Gemolition for the
improvements on each site would not be expected to add significantly to any potential development and no adjustments
have been made for this factor,

Market Conditions

This faclor considers the differences in market condilions between the time of the comparable sale and the subject's
date of value. For example, a comparable properly which sold during a time of better market condilions would be
superior to the subject as of the date of value. The closed land sales included in this analysis sold between May 2018
and April 2019, Land values have remained generally consisten! over this time period and the date of value and no

adjusiments are required.
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Location

An adjusiment for location is required when the location characteristics of a comparable property are different from
those of the subject properly. Appropriate negative adjustments are necessary for those comparables considered
superior in location versus the subject. Conversely, appropriate positive adjusiments are made 1o those comparables
considered inferior, The subject is situated on a low traffic street in a residential area with good interstate access. The
comparable sales are all located in proximity to the subject. Sale 1 is in a similar location as the subject and not
adjusted. Sales 2 and 3 have frontage on high traffic streets which may increase demand for certain uses and
downward adjustmenls were applied. Sales 4, 5 and 6 are on a higher traffic street, but in mixed-use localions with
residential prcped.es in the immediate area and no adjustments were applied.

The size adjustment generally refiects the inverse relationship expressed between unit price and lot size. Smaller lots
tend to seli for higher unit prices than larger lots, and vice versa. Hence, positive adjustments were made to larger land
parcels, and negalive adjustments »vere made 1o smaller land parcels when deemed appropriate. Comparables 1, 2,
4,5 and 6 area smaller than the supject and downward adjustments are indicated. Comparable 3 is similar to the
subject and does not require an adjustment.

Shape

The subject is rectangular in shape. Comparable 3 is iireqular and an upward adjustment is required, The remining
sales are rectangular and no further adjustments are indicaled.

Topography

The subject site is generally ievel and adjustments were made to the r zinparable sites as needed. All of the comparabile
siles are similar to the subjeci and no adjustments are indicated.

Utilities to Site

Comparables 1, 3, 4, 5 and 6 had full access 1o public utililies at the time of sale ant do not require adjustments for
this factor. Sale 5 is located in unincorporated Cook County and may be on a well and septic system, Considering
there is development on all the adjacent sites it would not be considered a significant fact=! ziad no adjustment was
made.

Zoning

The subject has M zoning as a municipally owned site. It is assumed the site would be rezoned for any polential
development, The sile is in a residential area and the proposed use would be senior living, which often can be on
commercial or residential zoned siles. Given the lack of recent land sales in the immediate area we have included
sales with multiple zoning classifications. it appears sites zoned for single-family development have lower market
demand and value and upward adjustments are indicaled for sales 1 and 2. The remaining sales include commercial
and industrial zoned sites. Based on curreni demand trends we have not made any further adjustments for this factor

as differences in zoning were no! considered to be significant factors in the pricing or sales prices.
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|
Site Utility !

Land parcels with greater utility generally sell for higher prices per square foot than fand parcels with poor utility. No
adjustments were required.

Other

Comparables 2 and § included structures thal were being used and could add value to the land on an interim basis |
and downward adjustments are indicated. No other adjustments have been made.

- COOK COUNTY
RECORDER OF DEEDS
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Based on the comparative analysis, the following table summarizes the adjustments warranted to each land sale,

LAND BALES COMPARISON ADJUSTMENT ANALYSIS

Valuastion & Advisery

Comparsbh Subject Land Sale ? Land Sale 2 Land Sale ) Land Sale 4 LundSsle 8 Lend Saie
Address 155t Stieel & 15552 Tumer Avenue 14851 Cicers Avenun 5301 W 15Tth Sheet 14200.14280 15401 5 Fulash] 14210 Fulaski
Tumer Avenue Pulaski Road Road Road
City Markham Markham Oak Fores! Oak Forest Cresiwond Markham  Cresiwood
County Cook Coak Cook Cook Cook Cook Cook
State It IL IL 1L L L IL
Use a1 Saje acanl Land Single Family f Vacant  Vacan! / improved Vacant Melal Building Vacani
Praposed Use g NiAv NiAv MNiAY N/AVY NrAv NiAw
Fingncing ) Amm's Length Amn's Leagth Amn's Length Arm's Length Am's Length  Assemblag
Tiansaction Type a Listing Listing Lisling Listing Sale Sale
Shape Geernlly Rectangular tregiar Inegutae Genesally Reclangulas  Rectangular
Req o itar Redlangular
Unlities Alllg 5it2 Al Availabh County - Available All Available All Availabl All Avpilabl Alt Availabl
Zoning M R-1 Single Farmily R-% Single Family C-11C-2/RE Commercial Manu';;;t:_?:' Commerdal
Sale Price §19.808 3210,000 $445.000 $279.000 $175.000 355,000
Sale Dats g Current Cument Active Active 4222018 14172611978
Useable Acres 5.81 Ac. 0.25 Ac, 1.B1 A, 5.00 Ac. 3,20 Ac, 1.32 Ac, 0.67 Ac.,
yseable Land SF 252 996 SF 1 070 8F 78844 SF 217,800 SF 138,352 SF TASZIEF 78185 5F
“Sale Price Por SF $1.80 4256 BT $2.00 T osaMm” $1.88
Transaction Adjustments .
S e Similar Simitar Similar Similar Simdlar
Property Rights "o 0% 0% 0% 0% 0%
Similar Simtar Sirnitar Simitar Simnitar Similar
Financing D% 0% 0% 0% 0% 0%
Listing Listing tisting Listing Simitar Similar
Conditions of Saie -10% 0% -10% -10% 0% 0%
Similar Zimitar Simiar Similar Simiar Simitar
Expenditures After Purchase 0% Zor D% 0% 0% 0%
Similar Skailar Similar Similar Simitar Similar
Markel Conditions (Time) 0% 0% 0% 0% 0% 0%
Subtota $1.62, $2.40 '$1,86. $1.80. . $2.34 $1:88
Phys ical Adjustments A
Similar Superiar Superior Similar Similar Similar
Location/Access/Exposure 0% 5% O # 0% O% o%
Smafler Smalter Bimuler Smaller Smaller Supernof
Size 5% -5% QY +5% 5% 5%
Sirniar Sirtular Infetior Simitar Similar Similar
Shepe 0% 0% 10% L ow 0% o%
Similar Simidar Sirmitar Similar Similar Sirnddar
Topography D% 0% 0% % 0% 0%
Similar Simitar Similar Smils Similar Sirnilar
Utfities 0% 0% % o 0% 0%
Inferior Inferior Sirnilar Simitar Similar Similar
Zoning 10% 5% 0% 0% K] 0% 0%
Simitar Superior Similar Similar S rpenor Simiar
Olher 0% -10% 0% 0% 10% 0%
Total Adjusiments 5% -15% % 5% -15% -5%
‘Adjusted Price Per SF ., -Ln S, D4 $1.95 . BTt .$1.99 $4.79
COSTELLO Page | 42
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LAND ANALYSIS SUMMARY

The following chart summarizes the range in unit prices and the average unit prices, before adjustments and after
adjustments, as well as the unit value conclusion.

" LAND ADJUSTMENT ANALYSIS AND METRICS

Low High Average
Unadjusted Range $1.80 $2.66 $2.12
Adjustsd Range $1.70 $2.04 $1.86
Concludzd Land Sale Indication ($/SF) o o ) $1.80

LAND VALUE CONGLUSION

There has been limited deman far new development in the subject location in recent years and relatively few land
sales. Local brokers indicated high tax rates are a negative factor towards new construction in this location. Considering
there are more listings included in our‘analvsis than closed sales we a unit value slightly below the adjusted average

at $1.80 per square foot is indicated.

Based upon our analysis of the land sales and ko /izdge of the local real estate market, we conclude that the indicated
fee simple value (rounded) as of the effective date of value by the (land) sales comparison approach is as follows:

LAND VALUE€fNCLUSION
L mdidators |
Subject Land Area - SF R 252,996 |
Reconciled Land Value / SF /> $1.80 |
Reconciled Land Value (Rd) < $460,000 '

COSTEI_,IJO Page | 43
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RECONCILIATION

The value indications from the approaches te value are summarized as follows:

SUMMARY OF VALUE CONCLUSIONS

Asls
Land Sales Comparison Approach $460,000
Reconciled Value $460,000

In valuing the subizel, a land sales comparison approach to value was utilized. Land sales comparison is considered

the most applicable msthod of valuing the property and the omission of any other approaches does not adversely affect
the value indication of ths. subject site,

MARKET VALUE CONCLUSION
Appraisal Premise Interest Appraised Date of Value Value Conclusion
Market Value - As Is __Fee Simple February 2, 2020 $460,000

COSTELLO
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ASSUMPTIONS & LIMITING CONDITIONS

Unless otherwise specifically noted in the body of (he repon, it is assumed that tile to the propenty ot properties appraised 15 cleat and markelable
and {hat there are no recorded or unrecorged matters or exceplions to title that would adversely affect marketabiity or value, Gostelio Vatuation
& Aovisory is not aware of any ntle defecss nor has i been advised of any unless such 15 specifically noted in the report,  Mowever, Costefio
Valuation & Advisory has nol examined title and makes no Iepreseniations relative to the condition thereof, Documents peating with liens,
encumbrances, easements, deed festrictions, clouds and other conditions that may afiec.! the quality of title have not been reviewed. Insurance
against financial loss resulting in tlaims that may anise oul of defects in the subject’s title should be sought from a gualified title company that
issues of insures ttle to real property.

Unless otherwise specifically noled in the bedy of this report, it is assumed: thal the exisling impravements on Lhe property or properties being
appraiced sre stryctyrally sound, seismically sate and code conforming; that all building systems (mechanicalelectrical, HVAC, elevator,
plumbing, et } are in good working order with no major deferred maintenance o repair required; that the roof and exterior are in good conaition
and free o trusion by the elements; that the property or properties have been engineered (n such a manner that the improvements, as
cumently ronsttted, conform to all applicable Incal, state, ana federal building codes and ordinances, Costelio Valuation & Advisory
professionals are 2ol engineers and are not compelent to judge matters of an engingering nature. Costelle Veluation & Advisory has nol retained
independent siruriorg], mechanical, etectrical, or civil engineers in connection with this appraisal and, therefore, makes no represantations
relative 1o the conditisn of improvamends  Unless othenwise specifically noted in the body of the repont: no problems were brough to the atteation
of Costelle Vatuatior’ 8 2 dvisory by ownership or management: Costello Valuation & Advisory inspected less than 180% of the entire interior
and exterior partians of te i provements; and Costelio Valuation & Advisory was not furmished any engineering studies by the owners of by
the party requesting this apfraize) 1f questions in these areas are cntical Lo the decision process of the reader, the advice of competent
engineering consultants should Le ablained and relied upon, it is specifically assumed (hat any knowledgeable and prudent purchaser would,
as a precongition to closing a sal._~utain 3 salislactory engineering report refative to the structural imegrity of the property and the integrity of
building systems. Struciural problems. 2ndfor buiiding system problems may not be visually delectatie. If engingering consultanis retained
should report negative factors of a metent malure, or if such are later discovered, relative to the condition of improvements, such information
could have B substantial negative iImpac on the conclusions reported in this appraisal. ACcordingly, d nagative findings are reponed by
engineering consuitants, Costellp Vatvalion & /.dwis wy 1eserves the right 10 amend the appraisal conglusions reported herein,

Unlass otharwise siated In this repon, ihe existenve orhazardous malerial, which may or may hol be present on the property was nol observed
by the appraisers, Costellc Valuation & Agvisory has 7o inowledpe of the existence of such materials on or in the property, Costello Valuation
& Advisory, however, is not qualified to detect such tubs.aries. The presence ol subslances such as asbesios, urea formaldehyde foam
insulation, contaminated groundwater o1 other potentiaiy Jiszordous materials may affect the value of the propeny. The value estimate is
predicaled on the assumpton that there is no such material un o i=the property thal would cause a loss in value, No responsibility is assumed
for any such congitions, of for any expertise or engineering know ieage required to discover them, The Client is urged to retain an expert in this
field, if desired,

Costello Valuation & Advisory has inspected, as thoroughly as possible Uy soservation, the land, however, it was impossible to personally inspect
conmions beneath the soil. Theretore, no representation is made as 10 Va6 rotters unless specifically considered in the appraisal,

All fumishings, equipment and busingss operations, excepl as specifically slaier and lypically considered as pant of real property, have been
dissegarded wilh only 1e2l property being considered in the repori unless otherwise x*uled. Any exsting or proposed impravements, on or off-
site, as wel) as any afleralions or repairs considered, are assumed 10 be compleied in a-wcthmaniike manner according to standard practices
based upon the information submitted to Costello Valuation & Advisory. This reporl m 1y be subjest lo amengment upon re-ingpection of the
subject subsequent 10 repairs, modifications, alterations and completed new construehion. Jany estimate of Market Value is as of the dote
indicaled: based upon the Infarmation, conditions and projected levets of operatior:.

It is assumed that al} factua! data furnished by the Client, properly owner, owner's representative; or rarsons designated by the Clienl or owner
lo supply said data are accurate and carrect unless otherwise specificaliy nofed In the appraisal rept 1. Linless otherwise specifically noted in
the appraisal repor|, Costells Valuation 8 Advisary has no reasori lo believe that any of the data fumished comain any material ercor, Information
and data refered 1o ' this paragraph include, without being limited t9, numerical street addresses, lo! ans block aumbers, Assossor's Parcel
Numbers, lang dimensions, square footage area of the land, dimensions of {he improvements, gross ouilding ¢ ees, net rentable areas, usable
areas, uni count, 1oom count, rent schadules, income data. historical operating expenses, budgets. and relatec dats. /oy matenzl eeror in any
of the above dala ¢ould have a substantial impact on the conclusions reporied, Thus, Costello Valualion 8 Advisory res#.ves the fight to amend
conclusions reparted if made aware of any such error. Accordingly, the Client should carefully review all assumptions, Calr, ralevant calcutations,
and conclusions within 30 days after the date of defivery of this report and should immediately notify Costello Valuation L Advisory of any
questions of ermors.,

The aate of value to which sny of the conglusions and opinions expressed in this repor apply, i set forth tn the Letter of Transmitlal. Funher,
that the dollar amount of any value opinion herein rendeed is based upon the purchasing power of tha American Dellar on that date. This
appraisaliz basad on market congitons existing as of the date of this appraisal. Uinder the terms of the engagement, we will have no obligation
to revise this report 1o reflec! events gr conditions that oceur subzequent 10 the date of the appraisal. However, Coslello Valuation & Advisory
will be avalable to discuss the necessity for revision resulting from changes in economic of market factors affecting the subject.

Coslello Valuation 5 Advisory assumes no private deed restnctions, limiting the use of the subject In any way,

Unless otherwise noled in the body of the report, it is assumed thal there are na minaral deposis of subsurace rights of vatue Involved in this
appraisal, whether they be gas, liquid, or sohid. Nor are the rights associated with extraction or esploration of such elements considesed untess
ctherwise stated in this appraisal report. Unless otherwise siated it is alsa assumed that there are no alr of development riphts of value that
may be transferred.

Cosletlo Valuation & Advisory is not aware of any contemplated public initiatives, governmental devetopment controts, or rent conirols that would
significantly affect the value of the subject.

The estimale of Market Valve, which may be defined within the body of 1hie reporn, is subject to change with market fluctuations over tima,
Market value is highly refated to exposure, time promotion e'forl, terms, motivation, and conclusions surrounding the offering. The vatue
estimate(s) consider the produclivity and refative attractiveness of the property, both physicatly and economically. on the open market.
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Any cash fows inciuged in the analysis are forecasts of estimated fulure operating characteristics are predicated on the infermation and
assumptions conlained within the reporl. Any projeclions of incame, expenses and economic conditions wiilized in this repon are not predictions
of the fulure. Rather, they are estimates of cument market expectations of future income and expenses. The achievement of the fimzncial
projections will be affected by Ructuating ecanomic condiions and is dependent upon other hilure occuriences that tannot be assured, Actual
resuits may vary from the projections considered herern, Costello Valuation & Advisory does not warrant these forecasts will occur. Prajections
may be afected by circumstances beyond Lhe current reaim of knowiedge of control of Costello Valuation 8 Advisory.

e

Unless specdically sei torth in the body of the report. nothing contained herein sha¥l be construed (o represent any direct of Indirecl
recommendation of Costello Valuation 5 Atvisory to buy. sell, or holo the properties at the value stated, Such decisions involve substantiat
investment strategy guestions and must be specifically addressed in consultation form,

Uriless otherwise noted in the body of this report, it is assumed thet na changes in the present zoning ordinances of regulations governing use,
density, or shape are being considered.  The property is appraised assuming that all required licenseés, certificates of nccupanty, consents, of
cther legistalive or aaministrative autharity rom any local, slate, of national gdvernment o private entity or organization have been or can pe
obtained or(ene ved for any use on which the value estimates contained in this report is based, unless otherwise stated.

This stugy may./-o1 be duplicated In whole or in pan withou! Ihe specihic witten consent of Cosiello Valuaton & Agvisory nar m3y this report of
copies hereot be/aar smitled to third parties withoul said consenl, which consent Costetio Vaiuation & Advisoly reserves the nght lo deny,
Exemgt from [nis reatrviion Is duplication for the internal use of the Clent-aduressee andfor ransmission to attorneys, accountants, or advisors
of the Cliemt-addiesaee /Alza exempt from this restiction is transmission of the report to any coun, govemmental awthority, or reguiatory agency
having jurisdiction over i e p=h/parties for whom this eppraisal was prepated, provided tha! this repan andior s contenis shatl not be published,
in whote of in part, in any public o sument without the express writtén consent of Costelld Vatuation 8 Advisary which consent Costelle Valuation
8 Advisory resetves the right (0 ceny, Finally, this réporl shall not be advertised to the public or olhierwise used Lo induce a thirg pary 1o
purchase the property of (o mzke 3 sale’ of “ofier for sale’ of any "securily”, as such terms are defined and used in the Securities Act of 1833,
as amendéd  Any third panty, not coverco by the exempuons hesein, who may possess this report, is advised (hat they should rely on thelr own
independently secured advice for any #esison in connection with this property, Costello Valuation & Advisory shafl have no accountabitity or
responsibilty to any such third party,

Any value estimate pravided in the report apy'ies to the entire property, and any pro tatien of division of the tille into fractional intenests will
invalidate the value estimate, unless such pro ratie of division of interests has been set farth In the report.

The distribution of the tolal valuation in this repon bitwrar/iand and improvements spplies only under the existing program of utilization,
Component values for fand andfor buildings are not intend~* 5 be used in conjunction with any other property or appraisal end are invalid if so

used.

The maps, plats, sketches, graphs, photographs ang exhibits incluged in this repart ate for illusisation purposes only and are to be ublized only
to assisl in visualizing matters discussed within this report.  Excer ae spacifically stated, dala relative 10 size or area of the subject ang
comparable properties has been obtained from sources deemed accurate arvd reliable. None of the exhibits are to be removed, reproduced, of
used apatt from this report

No opinion is intended to be expressed on matters which may require legal Sxraifise or specialized investigation of knowledge beyond that
customanly employed by real eslate appraisers, Velves and opinions expiasies presume Lhat environmental and other governmental
restrctonsiconditions by applicable agencies have been mel, including but notSimiled lo.caismic hazards, Right patierns, decibel levelsinoise
envelopes fire hazards, hitiside erdinances, density, allowable uses, bullding codes, f aitnile, licenses, elc, No survey, engineering study of
architectural Bnalysis has been made known to Costello Valuation & Advisory unless winaniise saleg within the bady of this report. If the
consullant has not been supplied with a temmile inspection, SUrvey of cCLUPANCY PR, NO 125, on5ibility of representation is assumed or made
for sny costs assotiated with ablaining same or for any deficiencies aiscovered betore of after \rey 4is rbtaineg, No representation or warranty
is made cancerning obtalring these items. Costello Valuation & Advisory assumes no responsibinly o120 £OSLS OF consequences arising due
to the need, of the jack of need, lor ficod hazard insurance. An agent for the Federal Flood Insurance F rogram should be contacted to determine
the actual need for Flood Hazard Insurance,

Acceptance andior use of Ihis report constitutes full acceptance of the Contingent an Limiting Concitions and specia! assumptions set forth In
this report. It is the responsibility of tha Client, or Client's designees, lo read in full, eomprehend and thus bacanae >varc of ihe alorementioned
contingéncies and limiting conditions, Nesther the Appraise nor Costeflo Valuation & Advisory assumes Iesponsibiiy r any situation arising
out of the Client’s failure 1o become familiar with and understang the same, The Client is advised to retain experts inareas ihal fall outside the
scape of the real estate appraisaliconsulting profession if 5o desired,

Costello Valuation & Advisary assumes that the subject analyzed herein will be under prudent and competent management Gnd ownership,
neithe inefficient not super-efficient,

It is assumed that there is Tull compliance wilh all apphicable federal, state, and local environmental regulations and laws unless noncompliance
is stated, defined and considerad in the appraisal report,

No survey of Ihe boundaries of the property was underiaken, All areas and dimensions fumished are presumed 1o be correct. It is furthes
assumed that no encroachments 1o the reafty cxist

The Americans with Disabilties Acl {ADA) became effective January 26, 1992, Notwithstanding any giscussion of possible readily achievable
bamer removal construction items i this report, Costelio Yaluation & Advisory has not made a specific compliance sutvey and analysis of 1his
propeny to determine whether it is in conformance with the various detailed requirements of the ADA. I is possitie thal a compliance survey of
the propery tagetherwith @ detziled analysis of the requiraments of the ADA could reveal thas the property s not in compliance with one or more
of the requirements of the ADA. 17 so, this tact could have a negative effect on the value esumated herein, Since Costelio Valuation & Advisory
nas no specfic information refating to this Issue, nor is Costello Valuation & Aovisery qualified lo make such an assessment, the effect of any
possible non-compliance with the requirements of the ADA was not considered in estimaung the value of the subject

Client shall not indemnify Appraiser or hold Appraiser hammless unless and only to the extent that the Clienl nvisreprasents, distons, or provides
incomplete of inaccwrate appraisal results to others, which acty of L Client proximately resull in damage to Appralser, The Client shall indemnify
and hold Appraiser hanmiess fram any claims, expenses, judaments of other items or cos!s anising as & resull of the Client's tailure or the taiture
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of any of the Clienl’s agents (o provide a complete copy of the appraisal feport {o any third parly, In the event of any litigation between Lhe
partles, the pievailing pary to such litigation shall be entitied 1o recover from the other reasonable atiomey tees and cosis.

The report is for the sole use of the Client; however, Clien may provige only complete, firial copies of ihe appraisal report in its entirely {but nol
component parts) 10 thiid parties who shall review such reports in connaction with laan underwriling or secuntization efforts, Appraiser is not
required to explain or testity as to appraisal results other than to respond to the Client for routine 2nd customary questions, Plaase note (hat ou
consent (o allow an appraisal repon prepared by Costello Vatustion & Advisory of portions of such report, to become pan of or be referenced in
any public offering, the granting of such consent will be at our sole discretion ang, if given, will be on condition that we will be provided with an
Ingemnification Agreement andfor Non-Reliance fefler, in a form and conten! satisfactory 1o us, by a party satistactory 10 us. We do consen} 1o
your submission of the reporis (o rating agencies, loan participants or your auditors in ts entirety {bit not componen parts) without the need (o
provide ug with an Indemnification Agreement and/or Non-Reliance letler,

Provision ot an Insurable Value by the appraiser does not change the intended use or user of the appraisal, The appralser assumes no liability
for the Insuiable Value estimate provided and does nol guarantee that any estimate or opinion will resull in the subject being Al insured for
any possibleiocs that may be sustained, The appraiser recommends that an insurance prafessional be consulted, The Insurable Value estimate
may not be & rolable indicalion of the replacement or reproduction cost for any dale other than the etfective date of this appralsal due to changing
costs of labor 210 materials and due to the changing building codes and govemmental regulations and reguirements,
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DEFINITIONS

The following definitions are derived from The Dictionary of Real Estate Appraisal, Fifth Edition. published by the
Appraisal Institute.

+ Absorption Period: The actual or expected period required from the time a property, group of properties, or commodity is
initially offered for lease, purchase, or use by its eventual users until ali portions have been sold or stabilized occupancy has
been achieved.

+ Absorption Rate: The rate at which properties for sale or lease have been or are expected to be successfully marketed, sold,
or leased in p-piven area over a duration of ime,

+ Ad Valorem Tux: A lax levied in proportion to the value of the thing(s) being taxes; generally refers only to property taxes,
although techsic=iy the term is applicable to income taxes, ad valorem tariffs, special property taxes, etc. Exclusive of
exemptions, use valic 3ssessment provisions, and the like, the property tax is an ad valorem tax. (JAAQ)

«  Assessed Vajue: Tiie vaiue of a property according to the tax rolls in ad valorem taxation; may be higher or lower than market
value, or based on an assesseient ratio that is a percentage of market value.

+ Cash Equivalency: An anlly'ical process in which the sale price of a transaction with nonmarket financing or financing with
unusual conditions or incentives is zanverted into a price expressed in lerms of cash.

+ Contract Rent: The actual! rental inio’ae specified in a lease,

+  Disposition Value: The most probable urice that a specified interest in real property shoeuld bring under all of the following
conditions: 1) Consummation of a sale «itl czcur within a future exposure time specified by the client; 2) The property is
subjected 1o markel conditions prevailing as-o; to date of valuation; 3) Both the buyer and sefler are acting prudently and
knowledgeably, 4) The seller is under compulsizivio sell; 5) The buyer is typically motivated; 6) Both parties are acting in
what they consider their best interests; 7) An adequate markeling effort will be made during the exposure time specified by the
client; B} Paymeni wilt be made in cash in U.S. dollars v in terms of financial arrangements comparable thereto; and 9) The
price represents the nofmal congideration for the property scid, unaffected by special or creative financing or sales concessions
granted by anyone associated with the sale.

» Effective Rent: The rental rate net of financial concessions such 2% reriods of ne rent during the lease term and above- or
below-market tenant improvements,

+ Excess Land: Land thatis not needed 1o serve or support the existing improvement. The highest and best use of the excess
land may or may nol be the same as the highest and best use of the improved pzrcel. Excess land may have the potential to
be sold separately and is valued separataly,

+ Excess Rent: The amount by which contract rent exceeds market rent at the time of(he appraisal; created by a lease favorable
to the landlord (lessor) and may reflect unusual management, unknewledgeable parties, 2 lerse execulion in an earlier, stronger
rental market, or an agreement of the parties. Due (o the higher risk inherent in the receip!.rf excess renl, it may be caleulated
separately and capitalized at & higher rate in the income capitalization approach,

+ Exposure Time: 1) The time a property remains on the market. 2) The estimated length of tinie f e Sroperty interest being
appraised would have been offered on the marke! prior to the hypothetical consummation of a sae a).markel value on the
effective date of the appraisal; a retrospective estimate based on an analysis of past events assumning «.comipetitive and open
market,

+ Extraordinary Assumption: An assumption, directly related to a specific assignment, which, if found to be false, could alter
the appraiser's opinlons or conciusions. Extraordinary assumptions presume as facl otherwise unceriain information about
physical, legai, or economic characteristics of the subject properly; or aboul conditions external to the praperty such as market
conditiong or trends: or aboul the integrity of data used in an analysis. (USPAP 2010-2011 ed.)

+ Fee Simple Estate: Absolule ownership unencumbered by any other interest or estate, subject onty to the limitations imposed
by the governmental powers of taxation, eminent domain, police power, and escheat,

+ Floor Area Ratio (FAR): The relationship between the above-ground floor area ot a building, as described by the building
code, and the area of the plot on which il stands; in planning and zoning, often expressed as a decimal, e.g., a ratio of 2,0
indicates that the permissible floor area of a building is twice the tolal iand atea.

= Fractional Vacancy: The amoun! of vacant space need in a market for its orderly operation. in a stabilized market, where
supply and demand are in balance, fractional vacancy allows for move-in and move-culs. n markets for income-producing
property, fractional vacancy measures the tost rental income as leases roll pver and expir.,
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Full Service Lease: See gross lease,

General Vacancy: A method of calculating any remaining vacancy and collection loss considerations when using discounted
cash flow (DCF) analysis, where turnover vacancy has been used as part of the income estimate. The combined effects of
tumover vacancy and general vacancy relate to total vacancy and collection loss,

Going Concern Value: 1) The market value of all the tangible and intangible assets of an established and operaling business
with an indefinile life, as if sold in aggregate; more accurately termed Lhe market value of the going concern. 2} The value of
an operating business enterprise. Goodwill may be separately measured but is an integral component of going-concern value
when it exists and is recognizable.

Gross Building Area (GBA): The total fiuor area of a building, excluding unenclosed areas, measured from the exterior of the
walls of Ihe ~ovve-grade area, This includes mezzanines and basements if and when typically included in the region.

Gross Lease; A lease in which the landlord receives stipulated rent and is obligated to pay ali of the property’s operating and
fixed expenses, 5o called full-service lease,

Hypothetical Conriticn:  That which is contrary {0 what exists but is supposed for the pumpose of analysis. Hypothetical
conditions assume conuitic ns contrary to known facts about physical, legal, or economic characteristics of the subject property;
or about conditions exteral ‘o the property, such as market conditions or trends; or about the integrity of data used in an
analysis. (USPAP, 2010-2011#2.)

Investment Value: The value of 2 groperty interes! to a particular investor or class of investors based on the investor's specific
requirements. Investment value may Ye different from market value because it depends on a set of investment critena that are
not necessarily typical of the market.

Land-to-Building Ratio: The proportion of ‘anid area to gross building area; one of the factors determining comparability of
properties.

Lease: A contractin which the rights to use and ooy land or structures are transferred by the owner to another for a specified
period of ime in return for a specified rent,

Leased Fee Interest: A freehold {ownership interest) where the possessory interest has been granted to another party by
creation of a contractual landlord reiationship.

Leasehold Interest: The tenant's possessory interest creates by 7lease.

Lessge: One who has the right to occupancy and use of the prorer.; of another for a period of time according to a ilease
agreement.

Lessor: One who conveys the rights of occupancy and use to others under a fease agreement,

Liquidation Value: The most probable price which a specified interest in re2! property should bring under all of the following
conditions: 1) Consummation of a sale within a shon fime period; 2) The properiy i¢ subjected to markel conditions prevailing
as of the date of vatuation; 3) Both the buyer is acling prudently and knowledgeably; ) he seller s under extreme compulsion
to sell; 5) The buyer is typically motivated; 6) Both parlies are acting in what they consicers to be their best interests; 7) A
normal markeling efforl is nol possible due to the brief exposure time; 8) Payment will bo'mad=.in cash in U.5. dollars or in
térms of financial arrangements comparabie thereto; and 9) The price represents the normal colside.ation for the property sold,
unaffected by special or creative financing or sales concessions granted by anyone associated with'(hz'sale,

Market Rent: The most probable rent that a property should bring in a competitive and open marke? rzhacting all conditions
and reslrictions of the specified lease agreament, including permitted uses, use restrictions, expense obiigaiuns, CONCESSIONS,
renewal angd purchase oplions, and tenant improvements (Tls),

Market Value: See body of report for market value definition used in this appraisal,

Marketing Time: An opinion of the amount of time it might take fo sell a real or personal property interest at the concluded
marke! value level during the period immediately after the effective date of an appraisal. Marketing time differs from exposure
time, which is always presumed to precede the effective date of an appralsal, (Advisory Opinion 7 of the Appraisal Standards
Board of The Appraisal Foundation and Statemen! on Appraisal Standards Mo, 8, "Reasonable Exposure Time in Real Property
and Personal Proparty Market Value Opinions' address the determination of reasonable exposure and marketing time.)

Netl Lease: A lease in which the landlord passes on all expenses to the tenant.

Net Net Net Lease: A izase in which the tenant assumes all expenses (fixed and variable) of operating a property except that
the landlord is responsible for structural maintenance, building reserves, and management, Also called NNN, triple net lease
or fully net lease.

Occupancy Rate: 1) The relationship or ratio between the income received from the rented units in a property and the income
that would be received if all the unils were occupied. 2) The ratio of occupied space 1o total rentable space in the building,
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Overage Rent The percentage rent paid over and above the guatanteed minimum rent of base rent; calculated as a percentage
of sales in excess of a specified breakpoint sales volume

Prospective Opinion of Value: A value opinion effective as of a specified future date. The term does not define a type of
value, Instead, it idenlifies a value opinion as being effective at some specific future date. An opinion of value as of a
prospective date is frequently sought in connection wilth projects (hal are proposed, under construction, or under conversion 1o
a new use, or those thal have nol yet achieved sellout or stabilized level of long-term occupancy,

Rentable Area: For office buildings, the tenant’s pro rata portion of the entire office floor, excluding elements of the building
thal penetrate through the Aoor o the areas below, The rentable area of a floor is computed by measuring to the inside finished
surface of the dominant portion of the permanent building walls, excluding any major vertical penetrations of the floor.
Alternatively e amount of space on which renl is based: calculated according 1o focal practice,

Retrospective value Opinion: A value opinion effective as of a specified historical date. The term does not define a type of
value. The ferm Zoes not define a type of value. Instead, it identifies a valua opinion as being effective al some specific prior
dale. Value as ui 4 fistorical date is frequently sought in connection with properly tax appeals, damage models, lease
renegoliation, deficienc; iuigments, eslate tax, and condemnation. inclusion of the type of value with this ferm is appropniate,
e.g., ‘retrospective market vali:2 opinion,

Shell Rent; The typical ren! paid for retail, office, or industrial tenant space based on minimal “shell” inlerior finishes {called
vanilla finish in some areas). Usualyihe langlord delivers the main building shell space or some minimum lavel of interior build-
out, and the tenant completes the interior finish, which can include wall, ceiling, and floor finishes; mechanical systems, interior
elactric, and plumbing. Typically these arz 10i)g-term leases with tenants paying all or most property expenses.

Surplus Land: Land that is not currentiy-nezded to support the existing improvements bu! cannot be separated from the
property and sold off. Surplus land does not havean independent highest and best use and may or may not contribute value
to the improved parcet,

Turnover Vacancy: A method of calculating vacancy allrvsance that is estimated or considered as part of the potential income
estimate when using discounted cash flow (DCF) analysis. As units or suites turm over and are available for re-leasing, the
periodic vacancy lime frame {vacancy window) to re-lease {ne space is considered. Accordingly the income estimate reflects
a component of vacancy and is not true potential gross income b’ some level of effective gross income.

Usable Area: 1) For office buildings, the actual occupied area of a for or an office space; compuled by measuring from the
finished surface or the office side of comidor and other permanent wans, (0the center of partilions that separate the office from
adjoining usable areas, and to the inside finished surface of the dominar{ purtion of the pemmanent outer building walls,
Sometimes called net building area or net floor area. 2) The area that is actually vsed by the tenants measured from the inside
of the exterior walls to the inside of walls separating the space from hallways anc uo'nmon areas,

Value In Use: The value of a property assuming a specific use. which may or may <101.0e the property's highest and best use
on the effective date of appraisal. Value in use may or may not be equal to market value bitis different conceptually,

Value Indication: An opinion of value derived through application of the eppraisal process
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DANIEL J. COSTELLO, MAI

President

Costello Valuation & Advisory
1370 W. Grand Avenue
Chicago. IL 60642

duostelo@eosielioyalualion ¢oin

T 312.864-5110

Years of Experirnce
15 + Years

Areas of Specialization

+ Property Tax

+ Retail

+ Cffice

» Industrial
Muttifamily

« Auto Dealerships
Hotels

-

COSTELLO

Valuation & Advisery

CVA

Professional Background

Daniel J. Costello, MA!, is the President of Costello Valuation &
Advisory.

Prior to forming Costello Valuation & Advisory, Mr. Costello was
the Managing Director of Landauer Valuation & Advisory; and an
Associale Director at Cushman & Wakefield in Chicago.

Mr. Costello has valued and consulted on real estate for 15
years, which has included overseeing and training appraisers
and testifying in court,

Experience exiends over various property types:

+ Retail (neighborhood / community centers, lifestyle centers,
strip center and urban retail);

+ Office (CBD, medical, suburban and business parks);

+ Industrial (distribution warehouse, flex, manufacturing, and
business parks);

»_Multifamily (low-rise, suburban, urban high-rise)

+ FHotels

Professional Avtivities and Affiliations
» MAI DesignateZinember of the Appraisal Institute

+ lllinois - State Certified General (No. 553.001706)

+ Indiana - State Certifiea Ganeial (No. CG41200023)
+ lowa - State Certified General (Na: CG03182)

+ Wisconsin - State Certified General (No' 1776-10)

+ Appraisal Institute Advisor

Education

Mr. Costello received his Bachelor of Arts degree in Mathematics
from St. Mary’s University of Minnesota, Winona, Minnesota in
1982. He has completed numerous courses through the
Appraisal Institute's education program.
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Integra Realty Resources
(hicago

Appraisal of Real Property

Plum Creek Markham Supportive Living Center Site
Vacant Land

£S Turner Ave, between 155th 5t and 156th St
Markham, Cook County, Illinois 60428

Prepared For:
City of Markham

Effective D7(e of the Appraisal:
March 12, 2020

Report Format:
Appraisal Report — Standa’d Format

IRR - Chicago
File Number: 194-2020-0316
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Integra Realty Resources 00t Randolph Street T312.505.0977
Suite 715 I 212565.3030
Chicago, It 606037388 www.irr.com

Niarch 16, 2020

Mr. Roger /.. f.gpawa
Mayor

City of Markham
16313 Kedzie Parkway
Markham, IL 60428

SUBIECT: Market Value A sraisal
Plum Creek Markharii Supportive Living Center Site
ES Turner Ave, betwezn-2565th 5t and 156th St
Markham, Cook County,-iioois 60428
IRR - Chicago File No. 194-2070-2316

Dear Mr. Agpawa:

Integra Realty Resources - Chicago is pleased to submit thZ accompanying appraisal of the
referenced property. The purpose of the appraisal is to deve!sp an opinion of the market
value of the fee simple interest in the property. The client for the a<signment is City of
Markham, and the intended use is for internal planning and potentiul disnosition.

The subject is a parcel of vacant land containing an area of 5.808 acres or 257,396 square
feet, The property is currently owned by the City of Markham, and is slated furcevelopment
of the Plum Creek Markham Supportive Living Center, a 100-unit age- and incoinz-restricted
supportive living building.

The appraisal is intended to conform with the Uniform Standards of Professional Appraisal
Practice (USPAP), the Code of Professional Ethics and Standards of Professional Appraisal
Practice of the Appraisal Institute, applicable state appraisal regulations.

To report the assignment results, we use the Appraisal Report option of Standards Rule 2-
2(a) of USPAP. As USPAP gives appraisers the flexibility to vary the level of information in an
Appraisal Report depending on the intended use and intended users of the appraisal, we
adhere to the integra Realty Resources internal standards for an Appraisal Report —
Standard Format. This format summarizes the information analyzed, the appraisal methods
employed, and the reasoning that supperts the analyses, opinions, and conclusions,
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Mr. Roger A. Agpawa
City of Markham
March 16, 2020
Page 2

Based on the valuation analysis in the accompanying report, and subject to the definitions,
assumptions, and limiting conditions expressed in the report, our opinion of value is as
follows:

Value Conclusion
Appraisal Premise Interest Appraised  Date of Value Value Conclusion

Market Value Fee Simple March 12, 2020 5300,000

Exwaordinary Assumptions and Hypothetical Conditions

-'}a-:v;m’ contlusions are subject (o the following extraordinary assumptions. An extraordinary assumption is an
assighanatspecific assumpion as of the effective data regarding uncertatn information used in an analysis which, if
found to e faise. could alter the appraiser’s apinions or conclusions.

1. The prapeity s currently zoned M - Municipal Properly, with no specific development criterla In place. As such,
any development will be subject 10 approval by the City of Markhom, For purposes of appraisal, we have
assumed a developrierdensity of 100 apartment units for the site, which equates to 17.2 units per acre, which
is eansistent with the proruscd development.

The value conclusions are ba.ad on the following hypothetical conditions. A hypathetical condition is a condition,

direcily refated to a specific assigamrat. which is contrary to what Is known by the appraiser to exist on the effective

date of the assignment results, but it us.d.7or the purpose of analysis.
1. None.

The use of any extraordinary assumption or b poth :tical condition may have affected the assignment results.

If you have any questions or comments, pleaze contact the undersigned. Thank you for the
opportunity to be of service.

Respectfully submitted,

Integra Realty Resources - Chicago

Oo—--l O @,L y o (Jr“./t.

Cary Lannin Ron DeVries, MAI, SRA, FRICT

Director Senior Managing Director

Certified General Real Estate Appraiser Certified General Real Estate Appraiser
lilinois Certificate # 553.001676 Ninois Certificate # 553.000145
Expires 9/30/21 Expires 9/30/21

Telephone: 312-565-3428 Telephone: 312-565-3432

Email: clannin@irr.com Email: rdevries@irr.com

L
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Summary of Salient Facts and Conclusions 1

Summary of Salient Facts and Conclusions

Property Name Plum Creek Markham Supportive Living Center Site
Address ES Turner Ave, between 155th St and 156th 5¢
Markham, Cook County, lllinois 60428
Property Type Land - Commercial
Owner of Record City of Markham
Tax \D 28-14-406-001 to -040 '
Land Area 5.808 acres; 252,996 SF
Zonins Lesignation M, Municipal
Highest and Best Use Residential use
Exposure Tinie; Marketing Period 6 to 9 months; 6 to 9 months
Effective Daic o/ ihe Appraisal March 12, 2020
Date of the Repzit March 16, 2020
Property Interest Appruized fee Simple
Sales Comparison Appriach
Number of Sales 5
Range of Sale Dates Apr15to Sep 18
Range of Prices per Unit (Unadjusted) $4,815-516,000
Market Value Conclusion $700,000 (§7,0600/Unit}

The velues reported abave are subject to the definitic is, o:sumptions, and limiting condilions set forth In the accompanying report of which this summary is 2
DarL. Mo gefty other than City of Markham may use o ray on e InTOrmatIen, opinions, and conclutions conlained in lrerepart 11s Assumed thil the users
of Lhe reporLhave read the enlire report, including ik of tiseliitions, assumptons, and imiting condilions contained thereln,

Extraordinary Assumptions and Hypothetical Cond?ﬂo NS

The value conclusions are subject to the following extraorainziv assumptions. An extraordinary assumption is an
assignment-specific assumption as of the effective data regardirg vacertain information used in an analysis which, if
found 1o be false, could alter the appraiser's opinions or conclusions,

1. The property is currently zoned M - Municipal Property, with no speditic development criteria in place. As such,
any development will be subject 1o approval by the City of Markham,.-Fo: purposes of appraisal, we have
assumed a development density of 100 apartment units for the site, whith canates to 17.2 units per acre, which
is consistent with the proposed development,

The value conclusions are based on the following hypothetical conditions. A hypotheticai condition is a condition,

directly related to a specific assignment, which is contrary to what Is known by the appisise~0 exist on the efiective

date ol the assignment results, but is used for the purpose of analysis.

1. None,

The use of any extraordinary assumption or hypothetical condition may have affected the assignmet rasults,

&,

Plum Creek Markham Supportive Living Center Site
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Quality Assurance 2

Quality Assurance

Delivering superior value is a top priority at IRR and we place a premium on feedback from our valued
clients, By learning more about your experience with IRR, we will be better able to serve your needs ~
to enhance our products, service offerings, and client communications.

Attached is a short survey applicable to this appraisal report and the service that you received. Please
take ' few minutes to share your experience of IRR with vs. Your feedback will be reviewed by our
QualityLontrol team. If you desire a follow-up telephone call, please provide your contact information
and a memurrof our Quality Control team will contact you.

Access the onlir2 suney here: quality.irr.com.

Thank you in advance for 2ssisting us with this important endeavor. Please feel free to contact your
Local Office using the cortact information provided within the letter of transmittal or our Quality
Control team at guality@ijrr.co:n, with any questions or suggestions you may have.

Plum Creek Markham Supportive Living Center Site e
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General Information 3

General Information

Identification of Subject

The subject is 5 parcel of vacant land containing an area of 5.808 acres or 252,996 square feet, The i
property is currently owned by the City of Markham, and is slated for development of the Plum Creek
Markham Supportive Living Center, a 100-unit age- and income-restricted supportive living building.

Propert; Inentification

Property Narir Plum Creek Markham Supportive Living Center Site
Address ES Turner Ave, between 155th 5t and 156th St
Markham, lllinois 60428
Tax ID 28-14-406-001 to -040
28-14-407-011 to -025
Owner of Record it of Markham

A legal description of the property/taben from the ALTA/NSPS Land Title Survey follows:

Lots 1 through 40 i Block 3, Lots 11 thraugn 25 in Blodd 5 and part of the dleys odjocent to sald blocks
together with part of Spoulding Avenve In The Mioessan Park Markham 12th Addition, o subdiision of the
Northedst Quarter of the Southeast Quarter of Section 14, Township 36 North, Range 13, Eost of the Third
Principat Meridian, South of the Indian Boundary Ure, liccording to the Plat of Subdivision thereof recorded
June 15, 1926 as Document Number 9308255, belng discrbed os follows: Beginning ot the Northwest comer
of said Lot 1 In Block 3; thence North B9 degrees 45 ributes 49 secands East dong the Narth line of said
Block J, o distance of 300.67 feet to the centerline of Sprading Avenue Vacated n Document No.
1912245017, South 00 degrees 28 minutes 33 seconds Eas{ c'ong sald centesiine, 131.75 feet to the
centerline of an East—West Alley Vacated in Document No. 15224507, thence North 69 degrees 45 minutes
49 seconds East dlohg sald centerline, 166.B0 feet: to the centerlne ¢l the North=South Alley in said Block
5 Vacated in Documeni No. 1912245017; thence South DD degrees 27 ininutes 54 seconds Eost along sold
centetling, 310.09 feet to the Noeth line of Lot 21 in Sold Block 5 extindrd Eosterly; thence South 89
degrees 44 minutes 3B seconds West dlong the North line extended, 10.00 1e2( the Northeast comer of sald
Lot 21; thence South 00 deyrees 27 mihutes 54 seconds Eurl dong the Edsiire of Lols 21 thfough 25 In
said Block 5, o distance of 149.9) feet to the Southeast comher of sald Lot 25; (thence South 89 degrees
45 minutes 27 seconds West wlong the South Mne of sald Blocks 3 and 5, o div*amce ~f 456.86 feet to the
Southwest comer of Lot 25 in said Block 3 thence North 00 degrees 31 minutes 3% seconds West olong the
West tine of sald Block 3, a distance of 591.82 feet to the Place of Begining n Coul Lriaty Tinols.

Sale History

To the best of our knowledge, no sales or transfers of ownership have taken place within a three-year
period prior to the effective appraisal date. The property is not known to be currently listed for sale,
The property is proposed to be development with an age- and income-restricted supportive living
building, which will be developed by a third party. The City of Markham will be transferring the land
to the developer for the project; however, the transfer price has not been determined to date.

Purpose of the Appraisal

The purpose of the appraisal is to develop an opinion of the market value of the fee simple interest in
the property as of the effective date of the appraisal, March 12, 2020, The date of the report is March
16, 2020. The appraisal is valid only as of the stated effective date or dates.

Plum Creek Markham Supportive Living Center Site
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General Information 4

Definition of Market Value
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 selier each acting prudently and knowledgeably, and
assuming the price is not affected by undue stimulus. lmplicit in this definition is the consummation of
a sale as of a specified date and the passing of title from seller to buyer under conditions whereby:

» ‘Buyer and seller are typically motivated;

e “Boih parties are well informed or well advised, and acting in what they consider their own
bestinterests;

*+  Areascnabic time is allowed for exposure in the open market:

s Paymentis m2ge in terms of cash in U.S. doliars or in terms of financial arrangements
comparable therztc; and

s The price represents thz normal consideration for the praperty sold unaffected by special or
creative financing or saics zoncessions granted by anyone associated with the sale.”

fSource: Code of Federal Regulotions, Title'12, Chapter |, Part 34.42[g]; also interagency Appraisal and
Evoluation Guidelines, Federal Register, 75 FR 77449, December 10, 2010, poge 77472)

Definition of As Is Market Value

As is market value is defined as, “The estimate of tivé riorket value of real property in its current
physical condition, use, and zoning as of the appraisal az(e"

(Source: Appraisal Institute, The Dictionoary of Real Estate App aiscl, 6th ed. (Chicago: Appraisal
Institute, 2015}; afso Interagency Appraisal and Evaluation Guide'irc:, Federal Register, 75 FR 77449,
December 10, 2010, page 77471)

Definition of Property Rights Appraised

Fee simple estate is defined as, “Absolute ownership unencumbered by any otaer intarest or estate,
subject only to the limitations imposed by the governmental powers of taxation, einizient domain,

police power, and escheat.”

Source: Appraisal institute, The Dictionary of Real Estate Appraisal, 6th ed. {Chicago: Appraisal
institute, 2015)

Intended Use and User

The intended use of the appraisal is for internal planning and potential disposition. The client and
intended user is -, The appraisal is not intended for any other use or user. No party or parties other
than the City of Markham may use or rely on the information, opinions, and conclusions contained in

this repont.

Plum Creek Markham Supportive Living Center Site [
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General Information 5

Applicable Requirements
This appraisal is intended to conform to the requirements of the following:

* Uniform Standards of Professional Appraisal Practice (USPAP);

» Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal
Institute;

¢ Applicable state appraisal regulations;

¢ “ipteragency Appraisal and Evaluation Guidelines issued December 10, 2010,

Report format

This report is prepared under the Appraisal Report option of Standards Rule 2-2{a) of LISPAP. As
LISPAP gives appraise¢: the flexibility to vary the level of information in an Appraisal Report depending
on the intended use 244 intended users of the appraisal, we adhere to the Integra Realty Resources
internal standards for anApirzisal Report - Standard Format, This format summarizes the information
analyzed, the appraisal methods 2mployed, and the reasoning that supports the analyses, opinions,
and conclusions.

Prior Services

USPAP requires appraisers to disclose to the Zinent any other services they have provided in
connection with the subject property in the prinr-three years, including valuation, consulting, property
management, brokerage, or any other services. Wenave performed no services, as an appraiser or in
any other capacity, regarding the property that is the suiject of this report within the three-year
period immediately preceding the agreement to perfoirthis assignment.

Scope of Work

The client requested that we use only the most applicable approach tovalue and exclude other
approaches that we might consider to be appropriate vaiuation methos: for the subject. To determine
the appropriate scope of work, we considered the client’s request in refatiol to the intended use of
the appraisal, the needs of the user, the complexity of the property, and other weitinent factors. Qur
concluded scope of work is described below.

Valuation Methodology

Appraisers usualty consider the use of three approaches to value when developing a market value
opinion for real property. These are the cost approach, sales comparison approach, and income
capitalization approach. Use of the approaches in this assignment is summarized as follows:

Approaches to Value

Approach Applicability to Subject Use in Assignment
Cost Approach Not Applicable Not Utilized

Sales Comparison Approach Applicabie Utilized

Income Capitalization Approach Applicable Not Wilized

)

Sacay’

Plum Creek Markham Supportive Living Center Site
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General Information 6

The sales comparison approach is the most reliable vatuation method for the subject due to the
following:

v There is an active market for properties similar to the subject, and sufficient sales data is
available for analysis.
* This approach directly considers the prices of alternative properties having similar utility.

¢ This approach is typically most relevant for owner-user properties.
The‘tntame approach is not applicable to the subject because:

* Thisapproach does not reflect the primary analysis undertaken for vacant fand.
The cost approackis ot applicable to the valuation of vacant land property.

Research and Analysir

The type and extent of our research and analysis is detailed in individual sections of the repart. This
includes the steps we took to verify comparable sales, which are disclosed in the comparable sale
profile sheets in the addenda to the report. Although we make an effort to confirm the arms-length
nature of each sale with a party to the2rznsaction, it is sometimes necessary to rely on secondary
verification from sources deemed reliablc.

Inspection

Cary Lannin made an inspection of the subject on Maich 12, 2020. Ron DeVries, MAI, SRA, FRICS did
not inspect the subject.

I,

Plum Creek Markham Supportive Living Center Site s
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Scope of Work 7

Major Analysis Points

Property Overview

The subject is a parcel of vacant land containing an area of 5.808 acres or 252,996 square feet. The
property is currently owned by the City of Markham, and is slated for development of the Plum Creek
Markham Supportive Living Center, a 100-unit age- and income-restricted supportive living building.

The pruparty is located west of Kedzie Ave,, located along the east side of Turner Ave. between 155"
St. and 150" St. The property has historically been platted for singte family residential development,
but the indridral lots will be assembled, and the roadways and alleys within the site vacated, to
facilitate the déveicpment.

The property is curre:tiy zoned M - Municipal Property, with no specific development criteria in place.
As such, any developmeiit vill.be subject to approval by the City of Markham. For purposes of
appraisal, we have assumeq a development density of 100 apartment units for the site, which equates
to 17.2 units per acre, consistent with what is proposed.

The project has been in the planning nruréss for some time, with a groundbreaking held in August
2018, for the 100-unit building on a ~2.5 acre._However, the development was delayed, with the
project now back on track with construction of tve 100-unit building on the current 5.808 acre site
(subject property).

Market Overview

The current population within a 3-mile radius of the subiezi'is 80,423, and the average household size
is 2.9. Population in the area has declined since the 2010 cen<us, end this trend is projected to

continue over the nexi five years, Median household income is $42.322, which is lower than the
household income for the Chicago MSA.

Quantity and Quality of Data for Valuation Approaches Utilized

Adequate vacant land sales slated for age-restricted and/or income-restricted devr.lonment were
available for the valuation of the subject property.

Plum Creek Markham Supportive Living Center Site EM__,;;
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Chicago MSA Area Analysis 8 |

Economic Analysis

Chicago MSA Area Analysis

The subject is located in the Chicago-Naperville-Elgin, IL-IN-WI Metropolitan Statistical Area,
hereinafter called the Chicago MSA, as defined by the U.S. Office of Management and Budget. The
Chicago MSA is 7,197 square miles in size, and is the third most populous metropolitan area in the
natior.

Population
The Chicago Ma%-has an estimated 2020 population of 9,479,301, which represents little to no change

from the 2010 cenzus of 9,461,105. The population trend in the Chicago MSA contrasts with that of
the State of Illinois wkich had a 0.1% average annual decrease in population over this time.

Looking forward, the Chiczge WiISA's population is projecied to stay approximately the same from
2020-2025. The level populatica trznd in the Chicago MSA differs from that of illinois, which is
projected to decrease at a 0.1% otz

Population Trends
Population Compound Ann, % Chng
2010 Census 2020 Tstirate 2025 Projection 2010-2020 2020 - 2025
United States 308,745,538 330,342,252 341,132,738 0.7% 0.6%
lllinis 12,830,632 12,690,998 12,637,906 -0.1% 0.1%
Chicago et al, IL-IN-Wl Metro 9,461,105 9,479,301 9,485,652 0.0% 0.0%

Source: Envirgnics Analytics

Empiloyment

Total employment in the Chicago MSA is currently estimated at 4,8034,200jrbs. Between year-end
2008 and the present, employment rose by 320,400 jobs, equivalent to a 7.!% increase over the entire
period. There were gains in employment in nine out of the past ten years despite the national
economic downturn and slow recovery, The Chicago MSA's rate of employmeni.g-ovith over the last
decade surpassed that of lllinois, which experienced an increase in employment of 4:8% or 285,200
jobs over this period.

A comparison of unemployment rates is another way of gauging an area’s economic health. QOver the
past decade, the Chicago MSA has had a 7.5% average unemployment rate, which is the same as the
rate for lllinois. The two areas are performing similarly according to this measure.

Recent data shows that the Chicago MSA unemployment rate is 3.5% in comparison to a 3.6% rate for
llinois, a positive sign for the Chicago MSA.

i)
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Employment Trends

Total Employment (Year End) Unemployment Rate (Ann, Avg,}
% %

Year Chicago MSA  Change lllinois Change Chicago MSA Illinois
2008 4,482,800 5,898,600 6.1% 6.3%
2009 4,266,000 -4 8% 5,628,700 46%  10.2% 10.2%
2010 4,304,000 09% 5,687,200 10%  10.6% 10.4%
2011 4,365,600 1.4% 5,746,700 1.0% 99% 9.7%
2012 4,443,700 1.8% 5.824,200 13% 9.1% 9.0%
2013 4,516,000 1.6% 5,880,900 1.0%  9.1% 9.0%
2014 4,586,500 1.6% 5,969,900 15% 1% 1.1%
1015 4,676,000 2.0% 6,051,800 14%  59% 5.0%
2016 4,712,500 D.9% 6,084,400 0.5% 5.8% 5.8%
2017 4,755,000 08% 6,137,500 09% 49% 4.9%
2018 4,803,200 1.0% 6,183,800 08% 42% 43%
Overall Change 2008-20%¢ | 320,400 1.1% 285,200 4.8%

Avg Unemp. Rate 2008-2%.¢ 7.5% 7.5%
Unemployment Rate - October [01° 3.5% 3.6%

Source: Bureau of tabot Statistics and Econgeny com Z-intoyment hgures aze from the Current Employment Survey {CES). Unemgloyment rates are tromihe
Current Population Survey (CP5), The figures are ne seasc ially adjusted,

Major employers in the Chicago MSA z/p’shown in the foflowing table.

Major Employers - Chicago et al, IL-IN-W) Metre

Name number of Employees

1 U.S. Government 4¢,152
2 Chicago Public Schools 36415
3 City of Chicago 31,854
4 Cook County 22,438
5  Northwestern Memorial Healthcare 19,886
6  Advocate Aurora Health 19,513
7 University of Chicago 17,345
8  Amita Health 16,231
9  United Continantal Holdings Inc. 14,582
10 Amazon.com Inc. 14,018
11 )P Morgan Chase & €O 13,795
12 State of lllinois 13,642
13 Walgreens Boots Alliance inc. 12,313
14  Walmart Inc. : 11,420
15 Northwestern University 10,865
16 Jewel-Osco 10,376
17 University of lllinois at Chicago 9,945

18 Abbot Labratories 9,860

19 University of Chicago Medicine 9,737

20 Rush University Medical Center 9,628

Source: Crain's 2020
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Gross Domestic Product

The Chicago MSA is the third largest metropolitan area economy in the nation based on Gross
Domestic Product (GDP).

Economic growth, as measured by annual changes in GDP, has been somewhat higher in the Chicago
MSA than lllinois overall during the past eight years. The Chicago MSA has grown at a 1.6% average
annual rate while lilinois has grown at a 1.0% rate. As the national economy improves, the Chicago
MSA continues to perform better than Iilinois. GDP for the Chicago MSA rose by 1.5% in 2017 while
IMinois's DP rose by 0.4%.

The Chiczgo MSA has a per capita GDP of $61,170, which is 5% greater than llfinois's GDP of $58,217.
This meansiha. Chicago MSA industries and employers are adding relatively more value to the
economy than heircounterparts in lllinois.

Gross Domestic Produci

($ Mif) {5 Mil)

Year Chicago MSA % Change  lllinois % Change
2010 522483 694,961

2011 523500 1.4% 707,060 1.7%
2012 545,597 2.9% 720,702 1.9%
2013 543,675 -0.3% 724,616 0.5%
2014 552,838 1.7% 734,218 1.3%
2015 566,619 2.5% 740,808 0.9%
2016 574,603 1A% 742,272 0.2%
2017 583,137 1.8% 745,292 0.4%
Compoung % Chg (2010-2017) 1.6¥% 1.0%
GDP Per Capita 2017 $61,170 $58,217

Source: Buresu of Eeonomic Analysis and Economy.com; data retezsed Seplember 2018, The relerseuistate and lpeal GDP data has 3
Iohger lag time than nzticnal data. Fhe data represents inflation-adjusted “real" GDP stated in 2009 putlurs,

Income, Education and Age

The Chicago MSA has a higher level of household income than Illinois. Median hou:ehold income for
the Chicago MSA is 574,210, which is 8.7% greater than the corresponding figure fur litinois.

Median Household Income - 2020

Median
Chicago et al, IL-IN-Wi Metro $74,210
lingis $68,297
Comparison of Chicago et al, iL-IN-WI Metro to llinois +8.7%

Source: Enviranics Analyltics

Residents of the Chicago MSA have a higher level of educational attainment than those of lllinois. An
estimated 37% of Chicago MSA residents are college graduates with four-year degrees, versus 34% of

@
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lllinois residents. People in the Chicago MSA are slightly younger than their llinois counterparts. The
median age for the Chicago M5A is 38 years, while the median age for Illinois is 39 years.

Education & Age - 2020

Percent College Graduate Median Age

50
45
40
35
0
P
20

20%
10
6073
50%
40%
0%
20% 15 A

10% 10 / s

Chicage el 3, IL-IN-WE N eUID Ninols Chirego et al, 1L-IN- filinois
Wi Metro

Seurce: Environics Analyties

Conclusion

The Chicago MSA economy will be affected by aflat population base and higher income and education
levels. The Chicago MSA experienced growth in t4e number of jobs aver the past decade, and it is
reasonable to assume that employment growth v occur in the future, Moreover, the Chicago MSA
gains strength from being the third most populous fmeiropolitan area in the country and having both a
higher rate of GDP growth and a higher level of GDP pércapita than Iflinois overall. We anticipate that
the Chicago MSA economy will improve and employmerit will graw, strengthening the demand for real
estate.
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Area Map
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Surrounding Area Analysis

Location
The subject is located in the City of Markham in the south suburbs of the City of Chicago.

Access and Linkages

Arterial roadways include 5. Kedize Ave. and US Route &. Primary highway access to the area is via 1-57
and 1-294, both accessible from US Route 6, Public transportation is provided by the Regional
Trarsportation Authority (RTA). The RTA operates three transportation divisions; the Chicago Transit
Authority IZTA), the Metra commuter rail, and the PACE suburban bus service, The CTA operates a
network cirzins and buses within the City of Chicago, while PACE operates a network of buses
serving suburbaa Chicago, and the Metra commuter rail system operates a network of trains that
service Chicago az'we'] as the surrounding suburbs. As a whole the RTA services Cook, DuPage, Kane,
Lake, McHenry and Will.zounties and operates over 5,200 buses and nearly 700 rail cars. Overall, the
primary mode of transporiation in the area is the automobile.

Demographics
A demographic profile of the surrcunding area, including population, househelds, and income data, is
presented in the following table.

Surrounding Area Demographics

Chicago et al, [E-
2020 Estimates 1-Mile Radius -t Radivs 5-Mile Radius IN-WI Metio Itlinoiy
Population 2010 6,970 94,u0% 235,193 9,461,105 12,830,632
Population 2020 1,024 50,423 246,582 9,479,301 12,680,998
Population 2025 1,041 89,161 243,408 9,486,652 12,637,906
Compound % Change 2010-2020 D.1% 0.4% 2% 0.0% 0.1%
Compound % Change 2020-2025 0.0% 0.3% 0.3% 0.0% 0.1%
Households 2010 2,241 31,477 91,060 3,475,726 4,836,572
Households 2020 2297 30,527 89,176 3,527,380 4,839,891
Households 2025 2,315 30,186 88,389 3,543,452 A4,835,327
Compound % Change 2010-2020 0.2% -0.3% 0.2% 1% 0.0%
Compound % Change 2020-2025 0.2% 0.2% £.2% u.l% 0.0%
Median Household income 2020 543,923 $49,322 556,676 874,210 $68,297
Average Household Size 30 29 27 2.6 28
College Graduate % 14% 17% 28% 7% 34%
Median Age a5 16 38 38 >9
Owner Occupied % 78% 69% 71% 66% 7%
Renter Occupied % 212% 311% 9% 34% 33%
Median Dwner Occupied Housing Value $119,562 $134,244 6155,713 $260,699 $210,591
Median Year Structure Buill 1963 1964 1966 1969 1969
Average Travel Time to Work in Minutes 35 35 37 35 32

Source: Environics Analylics

As shown above, the current population within a 3-mile radius of the subject is 90,423, and the
average household size is 2.9. Population in the area has declined since the 2010 census, and this
trend is projected to continue over the next five years. This differs from the population of the Chicago
MSA, which is projected to be flat, as discussed previously.
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Median household income is $49,322, which is lower than the household income for the Chicago MSA.
Residents within a 3-mile radius have a considerably lower level of educational attainment than those
of the Chicago MSA, while median owner occupied home values are considerably lower.

Land Use

In the subject’s neighborhood, predominant land uses are single- and multifamily residential,
Following is a summary of the land use immediately surrounding the subject. |

Sviiert’'s Immediate Surroundings

Nortn : 155" Street, then a vacant site, then |-57, then predominantly single-
family residential properties.

South 156" Street, then predominantly single-family residential properties.

East The David Webb Jr. senior living facility, then Gensburg-Markham Prairie
tature Preserve, a mix of single- and multifamily residential properties.

West Turzier Avenue, then predominantly single-family residential properties
leaaingic I-57.

Other land use characteristics are summarizi:d a: follows:

Surrounding Area Land Uses

Character of Area Suburban

Predominant Age of Improvements 25-50 yerirs
Predominant Quality and Condition Average

Approximate Percent Developed 85%
infrastructure/Planning Average

Predominant Location of Undeveloped Land In-fill development sites
Prevailing Direction of Growth In-fill development sites

Qutlook and Conclusions

The area is in the stable stage of its life cycle. Recent development activity has been limited 1o site
development for known users. We anticipate that property values will remain stable in the near
future,
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Surrounding Area Map
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Property Analysis

Land Description and Analysis

Location

The property is located west of Kedzie Ave., located along the east side of Turner Ave, between 155™
S1. ang-156' St.

Land Areqd
The following tabie.summarizes the subject’s land area.

-

Land Area Summary

Tax 1D °F Acres
28-14-406-001 to -D40 252,956 5.808
28-14-407-011 10 -025

Source: Engineering Report

The property has historically been platted for sing'e family residential development, but the individual
lots will assembled, and the roadways and alleys withn the site vacated, to facilitate the development,

Shape and Dimensions

The site is rectangular in shape, with dimensions of 591.82 fet of frontage along . Turner Ave. and
456.86 feet of frontage along W. 156™ St. Site utility based on skaze and dimensions is average.

Topography
The site is generally level and at street grade. The topography does not resuit in-any particular
development limitations.

Drainage
No particular drainage problems were observed or disclosed at the time of field inspectivo. This
appraisal assumes that there are not any unusual drainage issues that would affect the development

of the subject.

Flood Hazard Status
The following table provides flood hazard information.

Plum Creek Markham Supportive Living Center Site
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Flood Hazard Status

Community Panel Number 17031€0727!}

Date August 19, 2008

Zone X

Description Outside of 500-year floodplain
Insurance Required? No

Environmental Hazards

An enviionmental assessment report was not provided for review, and during our inspection, we did
not obser/e hny obvious signs of contamination on or near the subject. However, environmental
issues are bryoid our scope of expertise. It is assumed that the property is not adversely affected by

environmental havards.

Ground Stability

A soils report was not proviaed for our review. Based on our inspection of the subject and observation
of development on nearby sites;, there are no apparent ground stability problems. However, we are
not experts in soils analysis. We assame that the subject’s soil bearing capacity is sufficient to support
a variety of uses, including those peyriitied by zoning.

Streets, Access and Frontage

Details pertaining 1o street access and frontage are provided in the following table.

N

Streets, Access and frontage

e

Street 155th St Tuine: ~ve 1561h St
Frontage Feet 3m 592 457

Paving Asphait Asphalt Asphalt

Curbs Concrete Concrete Concrete
Sidewalks N/A N/A NfA

Lanes 2 way, 1 laneeachway 2 way, 1 lane each way, | 2 way, 1 lane each way
Direction of Traffic East/West North/South ErsifWest
Condition Average Average Averrge
Traffic Levels Low Low Low
Signals/Traffic Control None None None
AccessfCurb Cuts None None None
Visibility Average Average Below average
Utilities

The availability of utilities to the subject is summarized in the following table,
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Utilities

Service Provider

Water Municipal

Sewer Municipal

Electricity ComEd

Natural Gas Nicor

Local Phone Various

Zorang

The propérty is currently zoned M - Municipal Property, with no specific development criteria in place.
As such, any development will be subject to approval by the City of Markham, The property had
previously been epnroved for development, with a groundbreaking held in August 2018, and we
assume the deveiorinznt is still possible under current zoning. For purposes of appraisal, we have
assumed a development density of 100 supportive living units for the site, which equates to 17.2 units
per acre.

We are not experts in the interpretation of zoning ordinances. An appropriately qualified land use
attorney should be engaged if a detesmination of compliance is required.

Other Land Use Regulations
We are not aware of any other land use regu!atizns that would affect the property.

Potential Development Density

Based on the proposed age-restricted supportive living hu'tding for the site, the development
potential of the site is 100 units.

Easements, Encroachments and Restrictions

Based upon a review of the property survey, there do not appear to be'siiy.2asements,
encroachments, or restrictions that would adversely affect value, Qur valuation assumes no adverse
impacts from easements, encroachments, or restrictions, and further assumes (nai the subject has
clear and marketable title.

Conclusion of Site Analysis

Overall, the physical characteristics of the site and the availability of utilities result in funciional utility
suitable for a variety of uses. We are not aware of any other particular restrictions on development.

Plum Creek Markham Supportive Living Center Site



2023116002 Page: 98 of 216

UNOFFICIAL COPY

Land Description and Analysis 19

View West on 1551h.5¢
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ALTA/NSPS Land Title Survey

A L'I'A NSPS L.AND 'I'I'l'Ll' SUR\'I‘Y
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Zoning Map
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