APPRAISAL OF

VACANT LAND
20.71 ACRES
INTERSTATE 70
TRIADELPHIA, OHIO COUNTY, WV

PREPARED FOR AND AUTHORIZED BY
OHIO COUNTY DEVELOPMENT AUTHORITY
Mr. Greg Stewart

1500 Chapline Street
Wheeling, West Virginia 26003

AS OF

December 13, 2006

INSPECTED ON

December 13, 2006

PREPARED BY:

JAROM & ASSOCIATES, LLC
1624 WEST PIKE STREET
CLARKSBURG, WEST VIRGINIA 26301
(304) 623-1157



L.

IL.

1.

TABLE OF CONTENTS

LETTER OF TRANSMITTAL

Summary of Principle Facts, Estimates and Conclusions
Certificate of the Appraisal

Assumptions and Limiting Conditions

Special Report Conditions

Purpose of the Appraisal

Property Rights Appraised

Scope of the Appraisal

Market Value Defined

History of the Property

IDENTIFICATION OF APPRAISED PROPERTY

Market area Data

SITE, IMPROVEMENTS, USES

Description of the Site
Highest and Best Use
Appraisal Procedures

IV. SALES COMPARISON APPROACH

Land Sales
Adjustment Grid
Reconciliation of Land Value

V. RECONCILIATION

ADDENDA
Subject Photos
Qualifications of the Appraiser

=] o Ln

10

11
11
13
13

14
15

18
22
24

49
27
31
32

33



JAROM & ASSOCIATES, LLC
1624 WEST PIKE STREET
CLARKSBURG, WEST VIRGINIA 26301
(304) 623-1157

December 29, 2006

Ohio County Development Authority
Mr. Greg Stewart

1500 Chapline Street

Wheeling, West Virginia 26003

Re: Appraisal of the market value “as is™ of the 20.71 acres of vacant land located along
Interstate 70, Triadelphia, Ohio County, West Virginia.

Dear Mr. Stewart;

I am pleased to submit this appraisal covering the above-described property in Ohio
County, West Virginia.

The appraisal has been prepared for the purpose of estimating the market value “as is” of
the above described subject property, located along Interstate 70, Triadelphia, Ohio
County, West Virginia. All values are stated in Fee Simple Interest. The investigation
has been conducted in accordance with accepted appraisal procedures and conforms to
the Uniform Standards of Professional Appraisal Practice (USPAP). 1 am of the
understanding that the intended use of the appraisal will be for acquisition purposes and
may be utilized as part of a condemnation proceeding.

Based on the data and conclusions set forth in the accompanying detailed report, | have
estimated the market value “as is”, assuming a reasonable exposure time of 8 to 12
months, to be in the amount of’

Two Hundred Ten Thousand Dollars
5 210,000



"Market Value” is defined as: The most probable price which a property should bring in
a competitive and open market under all conditions requisite to a fair sale, the buyer and
seller, each acting prudently and knowledgeably, and assuming the price is not affected by
undue stimulus. Implicit in this definition is the consummation of a sale as of a specified
date and passing of title from seller to buyer under conditions whereby:

(1) Buyer and seller are typically motivated;

(2) Both parties are well informed or well advised, and acting in what they considered
their best interest;

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

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

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

(Office of the Comptroller of the Currency under 12 CFR, Part 34, Subpart C-Appraisals,
34.42 Definitions [f].)

According to the Office of the Comptroller of the Currency for a federally related
transaction this is considered a summary appraisal report.

If there are any questions regarding the valuation herein, please contact the undersigned
for further discussion or clarification.

ectfully submitted,

sto %
WV Certa

Real Estate Appraiser #181




SUMMARY OF PRINCIPLE FACTS, ESTIMATES AND CONCLUSIONS

Property Appraised: 20.71 acres, Interstate 70
Triadelphia, Ohio County, WV
Date of Appraisal: December 13, 2006
Property Owner: David B. O’brien
Tax Map/Parcel: Map T13/Parcel 3.1
Zoning: Mone
Highest and Best Use: Vacant land
Building Data: MNone
Land Area: The subject property is a 20.71 acre

tract located along Interstate 70. The
site is steeply sloping and has no legal
access. The site is mostly wooded

Conclusion of Value “AS IS™:

Sales Comparison Approach to Value § 210,000
Income Approach to Value not processed
Cost Approach to Value: not processed
Final Value Estimate:

Two Hundred Ten Thousand Dollars
$210,000




CERTIFICATION

I certify that, to the best of my knowledge and belief:

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

The reported analyses, opinions and conclusions are limited only by the reported
assumptions and limiting conditions and are my personal, impartial, and unbiased
professional analyses, opinions and conclusions.

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

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

My engagement in this assignment was not contingent upon developing or reporting
predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result or the occurrence of
a subsequent event directly related to the intended use of this appraisal.

My analyses, opinions and conclusions were developed and this report has been
prepared in conformity with the Uniform Standards of Professional Appraisal
Practice,

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

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

Christopher J. Jarom
WYV Certified General
Real Estate Appraiser #181




ASSUMPTIONS AND LIMITING CONDITIONS

This appraisal is subject to the following general limiting conditions:

No investigation of legal title has been made and we render no opinion as to ownership of
the property and the condition of the title. We assume that:

(a) The title to the property is marketable;
(b} The property is a Fee Simple estate; and

(c) The property does not exist in violation of any applicable codes, ordinances,
statutes, or other government regulations.

Sketches and Maps

The sketches and maps in this report are for aiding the reader in visualizing the property
and are based on field surveys prepared by the appraiser. Dimensions and descriptions
are based on public records and information furnished by others and are not meant to be
used as references in matters of survey.

Information and Data

The information and data supplied by others, which has been considered in the
valuations, are from sources believed to be reliable, but no further responsibility is
assumed for their accuracy.

Unexpected Conditions

We have no knowledge or were made aware of any adverse conditions which may exist
on or around the subject property.

Distribution of Value

The distribution of value as between land and improvements applies only under the stated
program of utilization. The separate values for land and improvements may not be used
in conjunction with any other appraisal and are invalid if so used.




Sale or Purchase

All opinions of Market Value are presented and considered opinion based on the facts
and data provided and appearing in the report. We assume no responsibility for changes
in market conditions or for the inability of the owner to locate a purchaser at the
appraised value.

Advertising

Neither all nor any part of the contents of this report (especially any conclusions as to
value, the identity of the appraiser or the firm with which the appraiser is connected)
shall be disseminated to the public through adwvertising media, public relations media,
news media, sales media or any other public means of communication, without the prior
written consent and approval of the appraiser.

Court Testimony
Testimony or attendance in court by reason of this appraisal with reference to the
property in question will not be required unless arrangements have previously been

made.

Hidden Condition

All engineering data has been accepted as correct. The appraiser assumes that there are
no hidden or unapparent conditions of the property, subsoil or structures, which would
render it more or less valuable, except as stated in this report. No responsibility is
assumed for such conditions, or for engineering which may be required to discover such
factors.

Environmental Hazards

Unless otherwise stated in this report, the existence of hazardous material, which may or
may not be present on the property, was not observed by the appraiser. The appraiser has
no knowledge of the existence of such materials on or in the property. The appraiser,
however, is not qualified to detect such substances. The presence of substances such as
asbestos, urea-formaldehyde foam insulation, or other potentially hazardous materials
may affect the value of property. The value estimate is predicated on the assumption that
there is no such material on or in the property that would cause a loss in value. A Phase
I environmental study has been completed on the site which showed some minor adverse
conditions. The conditions have been cleaned up as of the date of this report.

No responsibility is assumed for any such conditions or for any expertise or engineering
knowledge required discovering them. The client is urged to retain an expert in this field,
if desired.




No Environmental Impact Studies were requested or made in conjunction with this
appraisal. We reserve the right to alter, amend, revise, or rescind any of the value
opinions based upon any subsequent Environmental Impact Studies, research or
investigation.

This appraisal has been made in compliance with the rules of the West Virginia Real
Estate Appraiser Licensing and Certification Board and in with Uniform Standards of
Professional Appraisal Practice.

The American Disabilities Act

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

property.



SPECIAL REPORT CONDITIONS, APPRAISERS'
LIABILITY LIMITATIONS, AND CLIENT AGREEMENTS

The acceptance of this report and its use by the client in any manner whatsoever or for
any purpose is acknowledgment by him that this report is a satisfactory professional
product, and that he has personally read the report, and specifically agrees that the data
herein is accurate to the best of the Appraiser's ability.

The report remains the personal property of the signer and may not be transmitted to a
third party without the signer's written permission. (Permission is granted to transmit to
third party mortgagee).

The Appraiser's personal responsibility does not extend to the third party under any
circumstances whatsoever.

Under no circumstances shall the Company's or Appraiser's liability exceed the fee
actually collected for this report, and then only in case of a gross error which would have
materially affected the Appraiser's value opinion as of the date of valuation.

Thus, by acceptance of this report, you acknowledge that a value opinion is the product
of a professionally trained mind but nevertheless is an opinion only, and not a provable
fact. As a personal opinion, valuation may vary between Appraisers based on the same
facts.

The Appraiser warrants only that the valuation conclusion is his best opinion estimate as
of the exact day of valuation.




PURPOSE, INTENDED USE AND SCOPE OF THE APPRAISAL

PURPOSE OF THE APPRAISAL

The purpose of this appraisal is to estimate the market value “as is” of the 20.71 acre
vacant tract.

DATE OF THE APPRAISAL
This appraisal reflects conditions prevailing as of December 13, 2006.

INTENDED USE

The intended use of this report is for internal planning purpose, in connection with the
acquisition or condemnation of the subject site. The intended user is Ohio County
Development Authority. No other use or user is intended or implied. The appraiser’s
liability does not extend to any other party.

PROPERTY RIGHTS APPRAISED

The property rights appraised are the Fee Simple Interest or Absolute Fee. These consist
of the bundle of rights collectively referred to as the Fee Simple which includes the right
to possession, use, and disposition. These rights are the legal and economic properties of
the owner that he may use, and disposition or that may be rightfully exchanged for
money or equivalent goods. The Absolute Fee is a fee with only the limitations of
eminent domain, escheat, police power, and taxation - an inheritable estate.

COMPETENCY

| have made numerous appraisals of commercial and industrial properties of various
types in the subject county, as well as in nearby and surrounding areas. This experience,
as well as the detailed research and investigations into the local real estate market, as
explained in the following narrative, has made me competent to appraise the subject
property. My qualifications are attached hereto for further reference in this regard.

SCOPE OF THE ASSIGNMENT

The scope of this appraisal was to analyze available information pertaining to the current
development costs, supply and demand factors, and sales prices of similar types of
properties.

An inspection of the subject property was made on December 13, 2006. Regional, city,

county and market area data were based upon information from the Ohio County
Chamber of Commerce, national and local census information, and a physical inspection




of the market area surrounding the site.

The subject property data was compiled via inspection of the site and review plats and
maps pertaining to the site development.

In estimating the highest and best use of the property, an analysis was made of data
compiled in the three steps noted above. In developing approaches to value, the market
data used were collected from the appraiser’s office files, other appraisers, realtors, or
persons knowledgeable of the subject property marketplace. After assembling and
analyzing the data defined in this scope of the appraisal, a final estimate of market value
was made.

Not included within the scope of this appraisal report is the environmental assessment
study of the site, soil test, survey, title insurance or other specific information which is
typically provided by a third party source and typically not referred to as a part of an
appraisal report other than referenced material.




MARKET VALUE DEFINED

"Market Value” means: The most probable price which a property should bring in a
competitive and open market under all conditions requisite to a fair sale, the buyer and
seller, each acting prudently and knowledgeably, and assuming the price is not affected
by undue stimulus. Implicit in this definition is the consummation of a sale as of a
specified date and passing of title from seller to buyer under conditions whereby:

(1) Buyer and seller are typically motivated:

(2) Both parties are well informed or well advised, and acting in what they considered
their best interest;

(3) a reasonable time is allowed for exposure in the open market:

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

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

Source: Office of the Comptroller of the Currency under 12 CFR, Part 34, Subpart C-
Appraisals, 34.42 Definitions [f].



IDENTIFICATION OF APPRAISED PROPERTY

NAME:

ADDRESS:

PRESENT OWNER OF RECORD:

TAX MAP/ PARCEL:

DEED BOOK/PAGE:

TAX ASSESSMENTS & CURRENT TAXES:

ZONING:

FLOOD ZONE:

IMPROVEMENTS:

14

20.71 acres vacant land

Interstate 70, Triadelphia
Ohio County, West Virginia

David O’ Brien
Map T13/parcel 3.1
Deed Book 558/Page 431

Total Assessment: $ 3.480
Annual Taxes: 3 81.16

The subject property is not subject to
local zoning.

The subject is not located within a
Flood Zone per map #54069C0086D);
effective date July 17, 2006.

The subject property is a landlocked
20.71 acre tract that is steeply sloping.
The site is mostly wooded. The subject
property is being acquired to provide
additional land as part of the Highlands
development.



MARKET AREA DATA

A market area may be characterized by such uses as residential, commercial, industrial,
recreational, cultural, and civic activities, or a mixture of these uses. Analysis of the
market area in which a particular property is located is important due to the fact that the
various economic, social, physical, and potential forces which affect that market area also
directly influence the individual properties located within it. A discussion of these
various factors as they affect the value of the subject property is presented as follows:

GENERAL DATA

The market area in which the subject property is located may be considered to be a
mixed-use area with residential, commercial and industrial development. From the
standpoint of the visual inspection and analysis of the characteristics of this market area,
it appears that the area is approximately 50% built up with many undeveloped tracts
available. The subject property is located in the Triadelphia area of Ohio County.
Development in the area is dominated by the Highlands Development which is a publicly
funded commercial land development anchored by Cabela’s retail facility and over
1,000,000 SF in warehousing space. Other uses within the development include Target,
Wal-Mart, several restaurants, and other smaller retail uses. There are also plans to
develop approximately 100 acres with an amusement park set to begin construction in
2007.

MARKET AREA DEFINED

The market area may be best defined as all of the development along Interstate 70 in the
Triadelphia area of Ohio County. This area is east of Wheeling, the county seat of Ohio
County,

ACCESSIBILITY

The subject area is serviced primarily by Interstate 70. Wheeling is within 3 miles of the
subject. A new I-70 interchange has been completed just west of the subject property, to
provide access to the Highlands development. There are plans to construct a second
interchange to the development just east of the subject property. The area has good
access to surrounding communities as well as area amenities. It is my understanding that
the subject property was landlocked as part of the construction of I-70 and has no legal
access.

VISUAL ASPECTS

The immediate surroundings of the subject property are mixed use in nature. The subject
property is located adjacent to a publicly funded commercial development known as the
The Highlands. The development currently is home to Target, Wal-Mart, several
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