JACK COOPER

Real Estate Appraiser _
262 M Cedar Lane, Suite 6 Vienna, Virginia 22180

Web site: Jackcooperappraisals.com
703 849 8500 - Fax 703 849 8163 email: jackcooper@erols.com

January 17, 2015

Mr. Satpal S. Sahni
Manager, Swan Homes LLC
916 Ninovan Road SE,
Vienna, Virginia, 22180

Dear Mr. Satpal Sahni:

In accordance with your request, [ am submitting for your review a self- contained
appraisal report on the value of the property known as unimproved Ninovan Road SE
Vienna, Virginia 22180. The purpose of this appraisal is to value the parcel for possible
acquisition from the Town of Vienna. "

All property rights were appraised, the purpose of which was to estimate the value
of the property as of January14, 2015. I have personally inspected the property and have
made a careful and detailed analysis of all factors pertinent to the estimate of value. The
accompanying report contains the results of my investigation and analysis.

I submit herewith a report which describes the methods of approach and sets forth
a description of the property, together with an analysis of data and the reasons underlying
the conclusion derived in my investigation.

No responsibility has been assumed for matters which are legal in nature, nor has
any opinion on title been rendered, this appraisal assuming marketable title. Liens and
encumbrances, if any, have been disregarded and the property appraised as though free of .
indebtedness. The appraiser assumes no responsibility for the accuracy of the data
provided in this estimate.

Employment in and compensation for making this report are in no way contingent
upon the value reported, and I certify that I have no present or future financial interest in
the subject property.

This appraisal report has been prepared for the exclusive benefit of Satpal S. Sahni.
It may not be used or relied upon by any other party. Any party who uses or relies upon
any information in this report, without the preparer’s written consent, does so at his own
risk.



In my opinion, the market value of the subject parcel as of January 14, 2015, is
estimated to be:

TWENTY ONE THOUSAND THREE HUNDRED SIX DOLLARS
($21,306)

Respectfully submitted,



SCOPE OF APPRAISAL:

The scope of this appraisal is to follow the established appraisal process, which
includes an inspection of the subject property, along with its market area and economic
surroundings necessary for an assessment of its physical, legal and economic
characteristics. A search of the local real estate market for the collection of pertinent
market data for analysis in the development of the selected approaches to value was
conducted. However, due to the uniqueness of the subject property the normal data search
for sales does not exist. The subject site’s value lies in the value in use since there is only
one buyer of the property and that is the adjoining property owner. A search of sales data
will be made of similar properties sold by the Town of Vienna to adjoining property
owners. These sales will indicate the value the adjoining property owner was willing to
pay for these parcels which have only one use, assemblage.

PURPOSE OF APPRAISAL:

The purpose of this appraisal is to estimate the value in use of the Fee Simple
ownership of the subject property described as Ninovan Road, dedicated but unimproved.
The property is currently owned by the Town of Vienna.

DATE OF APPRAISAL: This appraisal applies as of January 14, 2015.

CLIENT AND INTENDED USER:

The intended user is Satpal S. Sahni and Swan Homes LLC, their representatives,
consultants, legal advisors or others of their choice. Third parties are not authorized the
use of this report in part or full without written authorization of this appraiser.

INTENDED USE OF APPRAISAL:

The intended use of this report is to provide Satpal Sahni and Swan Homes LLC with
an estimated value of the unimproved portion of right-way of Ninovan Road SE as
described in the enclosed plat In the Addendum.

DEFINITION OF VALUE:*

The most probable price which is specified interest in real property is likely to bring under
all the following conditions:

1. Consummation of a sale occurs as of a specified date.
2. An open and competitive market exists for the property interest appraised.



The buyer and seller are each acting prudently and knowledgeably.

The price is not affected by undue stimulus.

The buyer and seller are typically motivated.

Both parties are acting in what they consider their best interest.

Marketing efforts were adequate and a reasonable time was allowed for exposure in
the open market.

Payment was made in cash in U.S. dollars or in terms of financial arrangements
comparable thereto.

9. 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.

*This definition is from the Appraisal Institute 1993.
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The above definition is the provided for reference only because the value of the subject
parcel is its value in use.

LEGAL DESCRIPTION: The subject property is described by metes and bounds.
UTILITIES: Public sewer and water, gas, electric and telephone are available to the site.

TOPOGRAPHY AND SOIL: The topography is generally sloping and is not suitable for
construction other than for street development.

SITE DIMENSIONS: The site is nearly rectangular in shape.

AREA AND SHAPE: The subject site contains 7,102 square feet.

HAZARDQUS MATERIALS /TOXIC WASTES:

The appraiser has noted in the appraisal report any adverse conditions observed
during the inspection of the subject property or that he became aware of during the normal
research involved in performing the appraisal. Unless otherwise stated in the appraisal
report, the appraiser has no knowledge of any hidden or unapparent conditions of the
property or adverse environmental conditions that would make the property more or less
valuable, and has assumed that there are no such conditions and makes no guarantees or
warranties, express or implied, regarding the condition of the property. The appraiser will
not be responsible for any such conditions that do exist or for any engineering or testing
that might be required to discover whether such conditions exist. Because the appraiser is
not an expert in this field, the appraisal report must not be considered as an environmental
assessment of the property.

HIGHEST AND BEST USE AS UNIMPROVED:

The highest and best use of the subject property may be defined as that most
profitable use of optimum economic use of the land which at the time of this appraisal will
most likely produce the greatest net return to the land over a given period of time.



Consideration is given to the four tests which must be met: Physically Possible; Legally
Permissible; Financially Feasible; and Maximally Productive.

PHYSICALLY POSSIBLE: The subject site is of insufficient size to meet the required
zoning ordinance. It does not have any physical characteristics to qualify for potential
development.

LEGALLY PERMISSABLE: Subject site does not have adequate size, shape and
topography to allow permitted uses under its zoning classification.

FINANCIALLY FEASIBLE: Mortgage financing is readily available for properties
which can be developed.

MAXIMALLY PRODUCTIVE: Under current zoning ordinances, the subject property
is not developable.

Since none of the requirements listed above have been met then the only use of this
parcel of land is assembly with the adjoining property owner.

ASSESSED VALUATION: Tax Exempt

MARKET AREA DATA:

The subject parcel is known as Ninovan Road; dedicated but unimproved. Ninovan
Road if improved would dead end at this location It is highly unlikely the town would ever
improve this portion of Ninovan Road. The surrounding area at this location consists of
older single family residences with new homes being constructed on any unimproved lots.
Because land has become so scarce, older homes are being acquired and removed for
newer more expensive homes. The immediate area surrounding the subject parcel would
benefit from the development of either plan.

DESCRIPTION AND USE OF IMPROVEMENTS:

The subject site is an unimproved portion of Ninovan Road.

DATA - SUBJECT PROPERTY:

The subject property has not been conveyed within the past five years.

LAND VALUE ESTIMATE:

Normally an examination of the land records would be made to locate comparable
sales data considered as the basis of valuation. However, the subject parcel is not useable
except as assemblage with the adjoining property. Its value therefore, is what the adjoining



property owner thinks its worth. As it turns out the adjoining property owner is
contemplating building a 7- 8 lot residential subdivision on his adjoining property. The
builder of the proposed subdivision has furnished me with 2 proposed site layouts. They
are enclosed in the addendum for review. One layout has access from Tapawingo Road and
the added Ninovan parcel would not contribute any benefit to that plan. The second layout
would require the subject parcel in order to access that plan from Ninovan Road. It should
also be noted that this plan will require a longer street construction and will cost more to
develop than the plan using Tapawingo Road as the access. The Ninovan Road plan does
incorporate lot 7A which is already a lot so the addition of this lot into the Ninovan Plan
does not materially change the actual number of lots obtained using this plan. Also lot 7A is
presently a non-conforming lot and will remain so if the Tapawingo Road plan is used
whereas the Ninovan Road plan would bring this lot to zoning compliance.

As previously mentioned, the best evidence as to the value of the subject parcel is to
consider other sales of vacated properties sold by the Town of Vienna. For your
consideration I have enclosed these sales for your review.

Comparable sale 1
114 Ayr Hill Avenue NW Vienna, VA 22180
Grantor: Town of Vienna
Grantee: Francis Bordelon
Parcel Size: 750/sf
Price: $2,250/$3.00/sf

Comparable Sale 2
101 Wilmar Place Vienna, VA 22180
Grantor: Town of Vienna
Grantee: Mark Pellegrino
Parcel Size: 562.5/sf.
Price: $1,687.50/$3.00/sf



Comparable Sale 3
112 Ayr Hill Avenue NW Vienna, VA 22180
Grantor: Town of Vienna
Grantee: ].D.A. Custom Homes, Inc.
Parcel Size: 1,050/sf
Price::$3,150/$3.00/sf

CORRELATION:

As previously stated the best evidence of value in this case is the sales of vacated parcels
within the Town of Vienna. This data indicates a consistent price for these parcels of
$3.00/sf. The subject parcel does not appear to enhance the adjoining property owner’s
property by any significant amount. It appears the plan to develop the land owner’s site
using Ninovan Road is the better one. As far as the Town is concerned it would appear to
enhance the surrounding properties around Ninovan Road. Lot 7A would be brought into
compliance to existing zoning ordinances. If the land owner does not acquire the subject
parcel it will most likely remain as it is for some time with no other way for the Town to
enhance the neighborhood using this approach. After careful consideration of the available
sales data it is my opinion the subject parcel has a value of $21,306 equal to $3.00/sf...

Respectfully submitted,

ack Cooper



Addendum
Photographs of Subject Parcel
Plat Showing Portion of Ninovan Road to Be Vacated
Proposed Site Plan Using Tapawingo Road as Access
Proposed Site Plan Using Ninovan Road as Access
Sales Data Town of Vienna
Contingent and Limiting Conditions
Appraiser Certification
Resume

License
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Subject Photo Page

Client
Property Address Ninovan Road _ .
City County State va Zip Code

Lender

Subject Front
Ninovan Road
Saes Price N/A
Gross Living Area
Total Reoms
Total Bedrooms
Total Bathrooms
Location
View Average
Site
Quality
Age
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Subject Street



AS-BUILT INFORMATION

SANITARY SEWER

STORIM SEWER

APTRON 1 XATIN ——
FX JFRCO FASEMENT 7
1 N

(— APPROY LCC EX~
25 vERco 25N
PR SBMG TM

4. DRERAY FASFTENT
08 v g\

TANGENT | DELTA ANGLE
165,547

4745

CHORD LENGTH | CHORD BEARING

N 5632 W}

6| 4344

261.73" I Naqsoor £ |

474 | oWt |

949 TS soe” e |

PARCEL 1A

o

e [

o \/ /” ytzwf\)z ROAD, mm\\t

R VaRIES) !

Eﬂ% A
AC AR CONDITIONER
G CURB AND GUTTER
CLF  CHAIN LINK FENCE N
O cLeav ouT O, A5 D6 651
EG  EDGE OF GRAVEL
£P EDGE OF PAVEMENT

FIRE HYDRANT
IPEIRON PIPE FOUND
1S IRON PIPE SET
e  rAw Box
—a—  OVERNEAD UTILITT

—55—  SANITARY SEWER LINE
P
“UU-  UNDERGROUND UTILITT

©  UTWITY POLE WITH LIGHT
®  UTLITY POLE

-1 WATER METER

B waTer vavve

WOF WOOD FENCE

PARCEL | \ PARCEL 2
E ~
|
\
/
\
\
)
\.\\
EX SRWVEAAT EASZENT e
73802 FG 264 PR
X RVEWAT EASENMENT = ~ e
DY 7490 Fa.

— \\\
P

- th
e

P
[
; \\/W%ﬁnu% TasEEy
=y [ T

N rbﬂ AA

DENOTES PORTION OF EX. NINOVAN ROAD,
S.E. TO BE VACATED BY TOWN COUNCIL.

(AREA TO BE VACATED = 7,1028)

|

=

4585 DAISY REID AVENVE. SUTTE 201

OODBRIG

-

=

~

YRGINA 2%

P 1036804585 X TORGRMTTS

TaRLns
ealt

W

e

EXISTING
CONDITIONS

ONONDIO
COVE

OTTITET |
i g
i B

«
g
N
£l:
35
18
59
S E NS NE N
S
<
gz
s
gl
S
g
S
2
5| =
ME
§| %
o] 2
F
A

L e







. ESTABLISHED BY THIS PLAN, AS SHOWN ON SHEET 7, AS PART OF

PROPOSED BLDG.

SAMIN. SLOPE

S AL LLELT

FOUNDATON WALL

POURED CONC.
DAMP PROOFING
SPRAYED HOT WITH
WALL MES COATED
PRIGR TO SPRAY
OR EQUVALENT

VES 183 GRID NORTH
4565 OAISY REID AVENUE. SUITE 201

'WOOOBRIDGE, VIRGINW 22112
P 7038904585 FX: T038804775

DATION FOOTING
. NON-PERFORATED

GRAD/NG PLAN e(L@@
5@%

SASSUMED CBR VALUE » 10.0

U

WALL SLAB AND WALL

27 N, 47 VAN, WASHED GRAVEL

4" PERFORATED
DRAINTILE-CONTINUOUS (TYP.)

TAPANWINGO ROAD, S.E.

STATION 100.8480 0 03 0.7

€ NINOVAN ROAD, S.E.

STATION 2009110 T0 2244 %

TYPICAL SECTIONS

NTS.

CG-128 GRADING DETAILS ALONG TAPAWINGD ROAD, S.E.
SANITARY SEWER PLAN AND PROFILES

ONONDIO
COVE

wrm =
— TR verer?
e HES),

=

. ROoF DRAIN/DOWNSPOUT NOTE:

| ROOF DRAIN SYSTETS WiILL BE REQUIRED TO DIRECT ROCF TOP

- NINOVAN ROAD, 5 E

i,

I

‘ EIC R oR S pe—

i RELACE O G- "

; Y

. P <

. 0 bes
i . +

wre

REVISION APPROVED BY:

; :
no| pescripmion  [EVEN aperoveD| paTe

FROVIDED IN ACCORDANCE WITH THE DRAINAGE DIVIDES

i THE LOT GRADING PLAN REVIEW

GRAFHIC SCALE
x ] 2 @ v ~1EP
[ = 5 FILE NUTTBER:
b 14033 -1-0-358
PF 5(-14 FP
FOT BN TAIT L Roover Py o s B SN TS -0 i




Comparable Sale 1



Alley between Ayr Hill Avenue and Wilmar Place, N\W
(for possible vacation)

e
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G Town of Vienna Town Boundary
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Town Council Meeting Meeting Minutes ’ January 27, 2014

5. Public Hearings

B.
Public hearing for Alley Vacation at 114 Ayr Hill Avenue NW.

The Public hearing for the Alley Vacation at 114 Ayr Hill Road was called to order
by Vice-Mayor Sienicki at 8:19 p.m., roll was called and all members of Council
were present. Dennis Johnson, Director of Public Works explained that this is a
request to vacate the alley immediately adjacent to the alley that was vacated one
year ago. The owner directly opposite, Mrs. Marcavich, has sent a letter stating that
she does not want the alley, therefore, the request is for the full 15' width along the
frontage of the Bordelon property at 114 Ayr Hill Road. Public Works supporis this
because there are no plans to use this for any public use and they suggest that
Council value it using the value of the study from last year. No one from the public
came forward to speak.

It was moved to close the public hearing at 8:20 p.m.

Motion: Councilmember Polychrones
Second: Councilmember DiRocco
Motion carried unanimously - Poll vote

It was further moved to adopt the ordinance to vacate the portion of the public alley
adjacent to 114 Ayr Hill Avenue NW and accept payment of $2250.00 from Francis
Bordelon for the vacated portion and authorize the Mayor to execute said document.

Mpr. Briglia offered a suggestion to the motion just in case Mayor Seeman is not able
10 come in and execute the document that the motion read Mayor or Vice-Mayor to
execute. The other suggestion is thal they condition the motion on an execution and
consolidation plat. They had suggested it to the applicant that they do this at the
same time so that it cleans up a zoning anomaly.

Councilmember Cole asked if they should also make the motion to address both
Francis and Gretchen Bordelon. Mr. Briglia stated yes, both owners are the
applicant.

Councilmember Polychrones accepled all friendly amendments. Amended motion to
read:

It was moved to adopt the ordinance to vacate the portion of the public alley
adjacent to 114 Ayr Hill Avenue NW and accept payment of $2250.00 from Francis
and Gretchen Bordelon for the vacated portion with the condition that there be an
execution of a consolidation plat and to authorize the Mayor or Vice-Mayor 10
execute said ordinance and document.

A motion was made by Council Member Polychrones, seconded by Council Member
Kelleher, that the Action Item be approved. The motion carried by the following vote:

Aye: 6 - Council Member Cole, Council Member DiRocco, Council Member Kelleher, Council
Member Polychrones, Vice Mayor Sienicki and Council Member Springsteen

Absent: 1 - Mayor Seeman

A. Public hearing for alley vacation at 210 Center Street North.

Town of Vienna Page 4 Printed on 2/4/2014
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Town Council Meeting Meeting Minutes October 27, 2014

Motion: Councilmember Attanasi
Second: Councilmember Kelleher
Motion carried unanimously.

Councilmember Kelleher asked Mr. Johnson if it was correct that with the temporary
access easement the homeowner would not be able to put up fencing or anything
until that temporary easement was no longer needed. Mr. Johnson stated that was
correct.

Mr. Pelligrino came forward and asked Mr. Johnson about the temporary easement.
Mr. Johnson explained that the temporary easement allows the Town (o access the
landlock portions of the alley further up the street and it expires when those pieces
are sold. Mr. Pelligrino asked if it would be through what he is buying. Mr. Johnson
stated that was correct and the Kaplan/Strimmel's have an identical easement that
they granted for the same access. It would be 7 1/2 feet on his side and 7 12 feet on
the Strimmel's side, just like the existing alley.

It was moved to adopt the Ordinance 10 Vacate the public alley behind 101
Wilmar Place NW, accept payment of $1,687.50 from Mr. Pellegrino for the vacated
portion subject to a lot consolidation, accept the temporary access easement, and
authorize the Mayor to execute.

A motion was made by Council Member Attanasi, seconded by Council Member
Kelleher, that the Action Item be approved. The motion carried by the following vote:

Aye: 7 - Council Member Attanasi, Council Member Colbert, Council Member Kelleher, Council
Member Majdi, Council Member Sienicki, Council Member Springsteen and Mayor
DiRocco

6. Regular Business

A. 13411 Request to approve Department of Public Works vehicle purchases within the

Vehicle Replacement Program.

1t was moved to approve purchase of the replacements for vehicles: #70, #2021 (to
become #81), #2033, #60 and #71 for the Department of Public Works, under the
VRP and ride the listed contracts for a total cost of 8140,940.36 from account
number 10912-48308.

A motion was made by Council Member Springsteen, seconded by Council Member
Sienicki, that the Action Item be approved. The motion carried by the following vote:

Aye: 7 - Council Member Attanasi, Council Member Colbert, Council Member Kelleher, Council
Member Majdi, Council Member Sienicki, Council Member Springsteen and Mayor
DiRocco
B. 13416 Mill Street Reconstruction Design Contract Increase.

It was moved to award $98,721 Mill Street NE design contact to RDA based upon
RFP 12-01, account #200425-48801.

A motion was made by Council Member Sienicki, seconded by Council Member
Colbert, that the Action Item be approved. The motion carried by the following vote:

Town of Vienna Page 4 Printed on 1/9/2015
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Alley between Ayr Hill Avenue and Wilmar Place, NW
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Regular Council Meeting
April 1, 2013
Page 4 of 5

AGENDA ITEM #5

PuUBLIC HEARING FOR FISCAL YEAR 2013-2014 PROPOSED BUDGET.

See official minutes

AGENDA ITEM #6

VACATION AND SALE OF A PORTION OF THE UNOPENED PUBLIC RIGHT-OF-
WAY/ALLEY BEHIND 112 AYR HILL AVENUE, NW,

It was moved to adopt the Ordinance to Vacate the portion of the public
alley, one half northern portion, behind 112 Ayr Hill Avenue NW, accept
payment of $3,150.00 plus cost of advertising from J.D.A. Custom Homes, Inc.
for the vacated portion of the alley, and authorize the Mayor to execute.

Motion: Councilmember DiRocco
Second: Mayor Seeman
Carried —Poll vote

Voting Aye: Cole, DiRocco, Kelleher, Polychrones, Sienicki, Springsteen,

Mayor Seeman

AGENDA ITEM #7

REQUEST FOR DESALE STREET, SOUTH WATER LINE CONSTRUCTION CONTRACT
AWARD TO E.E. LYONS CONSTRUCTION COMPANY.

It was moved for award of a $77,633 contract to E.E. Lyons Construction
Co., Inc. under Arlington County contract 630-12, from CIP account number
380507-48803.

Motion: Councilmember Springsteen
Second: Councilmember Polychrones
Carried —Poll vote

Voting Aye: Cole, DiRocco, Kelleher, Polychrones, Sienicki, Springsteen,
Mayor Seeman



DEFINITION OF MARKET VALUE: The most probable price which a propenty should bring in 2 competitive and open marke! under all conddfions
requisits to & fair sale. the buyer and sefler. sach achng prudestly, knowiedgsably and assuming the price is not affected by undue stimulus. implict in this
definition is the conssmmation of a sule as of a specified date anc the passing of title fram seller 1o buyer under condiions whereby: {1} Duysr and sefier e
typicaly mativated; {2} both parties are w | informed of wel advised, and sach acting in what be considers his own best mierest, {3} a reasorable time is allowed
for exposure in the open market, {4) payment 18 made I ferms of cash in US dollass or in ferras of financial amangements comparable therela; and (5} the prica
represends the nommal consideration for the property sold unaffecled by special or creatve tnencing of sales concessions® granted by anyane associared with
the sale

* Ad ts to the compareblss must be made for special or cizative financing of sales concessions.  No adjustments are necessary
for ihase costs which are normally paid by sellers as a resubt of tradfion or law in a madkel are these costs ae seadily wentifiable
sincs the seller pays these costs i vitualy ¥ sales Uansaclions.  Special of creative financing adustmenis can be made o the
comparable property by compansens to financing terms offered by a thd party instititional iender that is net akeady involved in the
propedy of wansaction.  Am Sment shouid not e calculated on & mecheical dofiar for dollar cost of the financing of concession
b the dofier amount of any adstment should approximate the market's reaction to the financing o1 concessions based oo the
appraiser’s judgemeant.

STATEMENT OF LIMITING CONDITIONS AND APPRAISER’S CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS:  The appraiser's certification that appears 1 the appraisal report is subject to the folowing
condiiens:

1. The appraiser will not be responsibie fos mafters of 2 legal natuse that affert either the property being appraised or the iile fo & The appraiser assumes that
the fitle s gocd and marketable and, therefore, Wil nol rerder any opinions about the fitle.  The property 's appraised on the basis of it being ander responsible
gwnership.

2. The appeaiser has provided & sketch i the appraisa report fo show appreximar of the :mproverents and the skelsh is included only to assist
the reads: of the repart i visuzizing the proparty and understanding the appraiser’s delermination of its size.

3. The appraiser has examined the availadle flood maps that are provided by the Federal Emergency Management Agency {or ofber dafa sources; and has noled
e appraisal report whether the subject ste is located in an identified Special Fiond Hazard Area. Because Mhe appraiser is not @ Suiveyor. he oF she makes
(0 guatantees, express of implied, regacding this determination.

4. The appraiser ot pot give testimony or 2ppear in courl because be or she mace an appaisal of the propesty in guestion, uniess specific arrangements fo do
0 hiave been made befarchand,

3. The appraser has esimvate value uf the land in the cost approach &t fts highest and best use and the imp at their contributory value. These
separale valuations ol U land and imgrovements musi not be used W conjunclicns with any other appraisal and are iwalid f they ae 50 used

5 The appraiser has noted in the appraisal report any adverse conditions (Such s, needed repeirs, Geprecialion, fhe presence of hazardous wastes, toxic
substances, elc.} observed during the inspection of the subject properdy oF thet he or she became aware of during the normal research invaived in performung
the appraisal Uniess otherwise stated i fhe appraisal report, the appraiser has no knowledge of any hidden or unapparent conditions of ihe property of
adverse anvironmental conditions finchuding the presence of hazardous wastes, towc substances, o) thal woutd make the propery more or less valuable, and
nas assumed that there ars no such conditions zn¢ makes RG gQuaraniges O warianties. expiess of implieg, Tegaiding the comiten of the property. The
appraiser wil not be responsible for any such condiions that do exst uf for any eagineenng of lesing that might be required to discover whether such
conditions exst. Because the appraiser is not an expe in the field of emvirenmental hazards, the appraisal repmit st nof be comsidered as an
environmenal assesament of the property.

7 The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal raport from sources thai he o1 she considers fo b2
rehable and believes them ta be frue and conect  The appraiser does not &ssume responsibiity for the accurscy of such ftems thal were fumnshed by other
paities. -

3 The agpraiser wil not gisciose fhe comterts of the apprassal feport except as provided for i the Unifoon Standards of Professional Appraisal Pracfice

9 The appraiser has based his o her appraisal report and valushon concision for an appraisal that is subject to satislaciory cumpleton, repans, of
sherations on the assumplion that compietion of the improverents wifl be performed in 4 workmanlike manver

10, The appraiser must provide s or her prior writen consent before the lendsi/chent specified 18 the appraisal report can distibite the appraisal repost
finchuding  conclusions abow the propery valug, the appraiser’s dentty and professionat designations, and references v any professional appraisal
organizatans or the fim with which the appraiser is associated) to apyone other than the botrower, the motgages o s sluccessors and assigns: the mortgage
nsurer consultarts; professional appraisal organizations; any state o fedesaly approvec financia! ingtt or any department, agency, of Wstrumentaliy
of the United Stales o ary siete of the Distder of Columbia, except that the tendsi/chent may dstrinuste the properly description section of the report only 10 data
coiection or reporfing sewicels! withowt having to oblain the appriser’s pror witten consert The appraiser's wiitten conseat and approval must aiso
e obaned before the appraisal car be conveysd by anyone o he pudic ihiough adverdsing, pubic selations, news. saes, o other media
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APPRAISER’S CERTIFICATION: The Apprasser cariffies anc agrees that

4t have reseaiched the subject marker ases ang have selected u minimum of tiee rzcent Saes of properties mast similar and prodmate to the subject property
to conswleration i the sales comparisca analysis and have made 2 dokar adjustment when appropriate to i tiect the mariket reaction to those tems of significant
yariation, § 3 significant ftem in a comparabie property «s suparior to. or more favorable fhan, the sulyect propery, | have made 3 negatve adjustment 1o reduce
the adwsted sales price of the comparabie and. i a signif fem Ik a comparsble propety is irierion o, of fess favorable than the sublect propedy, | have made
a positive edjustrment 10 InCrcese the adiusied sales price of the Lumparaie

2 i have t3ken imto consiceration the lactcrs that have an impact on vaiie in my develspment of the estimate of market value i the appraisal eporl. { have nat
knowngly wisheld any significant information. from the appraisal report and | belleve, to fhe est of my knowdedge, that at sielements and fiformation in the
agprasat report are true and corect

3. | stated m the appraisai ivpori only Aty OWR perSORai, sed. dant prafessiondl anaysis. opinons, and conclasions, which are subject only 1o the centingent

and iimiting conditions specified in this fom.

4. thave ng present of prospective imersst in the woparty ihat is the sublect to this report, end | have no peesent or prospective eisunal inferest af hias witt
respect 1o the padicipants in the transaciion. | did not base. either panialy or compleiely. my wnalysts andior the esiimate of market value in the appraisal ceport
an the rzce. color, religion. sex handicap. famikial siatus, or astional origin of either the orospective owners o cocupants of the subjact progery o of the presem
OwWRRIS OF 6CCEPANts Of the praperties in the viciady of the subject prapeny.

property. and nesther my carent o futwe employmeat nor my compensation tar performing this

5 i have no presert o contemplated fidure interest in the su
appraisal is contiagent vn the appraised value of the propery.

» that favors the cause of the clent or any reiated perty, the amount of fe value estimiaie,
k for ing fhe appraisal. |

6. 1 was not regquired 10 report a predetermined vakiz of diecton in va
the attamment ol a spectiic resul. of the oectmence of # subsequent event in Ofder 1¢ secene my < andio!
did aot basz the appraisal report of 4 requested mimimum valuation, a specdic vaidation, of e need to approv & specific mofgage loan.

7. i performed this appraisal 1 conformity with the Uniform Standards of Pratessional Appr wete adopted and Dromulgared Dy the Appraisal
Stancares Board of The Appiaisal Foundation and thaxt were in place s of the affective dale of this appraisal. with the exception of the departure provision of thage
Stascards, which does not apply. | acknowledge that an estimate of a reasonabl tme for exposure in the open market is 8 condition in the defindion of market value
and the estimate § devsloped is consisterd with the marketing time noted in the nemhboroad section of thi teport. unigss | fhlave otherwise stated In the
recenciliahon section

8. | have personably inspested the inerior and exterior aress of the sublect pioperty and the exerici of all propaites hsted as compargbles w the app:
| fuurther certffy thal i have noted any apparent o known adverse conditions i The subject improvements, an the subect site, of on any site within the i ]
vignty of the subjeci property of which | am &warz and have made adjustments far these adverse condions @ my analysis of the praperty vaiue 6 the extent *hat
1 had maket evidance fo support therm. | have also commented aout the offect of the 2Gverse condiiors an the marketabity of the subject property

9. posonaly prepared al conclusions and opinions aboit the real estate that were set farh in the appraisat report. if | rebied on significant professional
wssisiance from any individual of indivduals w the performance of e appraisal o the preparstion of the apprasal report. | have nameg such individuaiis) and
disclosed the specific tasks performed by them n the reconaiation secton of inis appraisal repont. | ceitify that any ndividuai so named s quaified s perform
the tasks. | have nol authonzed anvone 1o miake & changs v 2y item in the report: therefore. If an unauthoize change is made to the appeaisal report. 1 wili take
no iesponsibity for it.

SUPERVISORY APPRAISER’'S CERTSFICATION: 1 a supervisory appeasser sipned the apprassal reoit, he s she cedtities and agrees thal.
§ directly supervise the appraiser who prepared the aporaisal report, fave reviewad the appraisal repor, agiee with the statements and conchisions of the appraiser,
agiza o v Dound by the appraiser's certficaions mumbgred 4 tagugh 7 above, and am taking full responsioildy for the appraisai and the apprasai repat.

ADBRESS OF PROPERTY APPRAISED: hd

APPRAISER: . | ( SUFERVISORY APPRAISER {only i required):

E 7
Sigaature: . #3 Z Y D Stgnalure:
Name: _Jack'S. Cooper, ek v o Hape: e
Qate Sigreds - Date Sigred.
State Cerification # State Certification #:
of Staie License #4001 001100 ; i Stete boense # _
State: VA .. Stale
Expivation Date of Certification o License:  1/31/2014 Expiration Date of Gerification or Licanse: .

Dig ... Did Not Inspect Properny
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Resume of
Jack Cooper IFA
262 M Cedar Lane,
Vienna, Virginia 22180
703 849 8500
jarkepoper@erols com
jackeooperifa.com

SUMMARY

Certified General Real Estate Appraiser and Realtor. Deeply experienced in reviewing, and valuing
numercus types of residential, commercial and industrial properties. Specialize in valuing properties for
eminent domain purposes on behalf of county and state governments. A qualified expert witness for
hath state and federal courts in Virginia.

EXPERIENCE

PRESIDENT: Home Bullders Trading Assn. inc. Vienna, Virginia Prosent
DUTIES and RESPONSIBILITIES:

»

*

Operating and maintaining an appraisal and consulting service,

Responsible for valuing residential properties for s builder who purchased them for cash as parl
of their trade up program. Because the builder resold these homes 25 500n as possible, the
importance of appraisal acouracy became paramount. Also responsible for estimating all costs
assaciated with their resale. Subsequent accounting indicated a net difference between my
appraisal, estimated costs associated with its resale and final resale of the property was +5200
per house for the more than 250 homes under my responsibility.

tmployed by Virginia Degartment of Transportation to value many properties in the path of the
proposed Route 66, Arlington Lounty; widening of Shirley Highway (Route 1-95). Commercial,
apartment, and properties at interchanges from Lorton to Glebe Roads were valued.

Appointed by the Arlington County Circuit Court as 2 consultant, appraiser, to a five member
Commission to review procedures of the Arlington County Assessment Department, and make a
random review and appraisal of ten per cent of the 40,000 properties in the county. Assigned to
review the accuracy of assessments relating to residential, commaerciatl, and aparment
properties which lasted one year.

Employed by the Virginia Departient of Conservation and Economic Development 1o appraise
1. 000 acres lpcated at Mason Neck for state park,

General contractor for building 3 12 unit office condominium complex in Vienna, VA,
Completed thousands of appraisal assignments and numerous appraisal reviews for a myriad of
lenders and mortgage brokers. The following is just a partial fist of the companies using my
services during this period: Wachovia Bank, Freedom Bank of Virginia, Bank of America, Flagstar
Bank, Nationwide Mortgage, Waterfield Financial, NVR Morigage, GMAC and hundreds of
others, including numerous attorneys, Corporations, and individuals.




PARTIAL UIST of CLIENTS & APPROVED FEE PANELS

s Department of Housing and Urban Development
e Federal Housing Administration

e Veterans Administration (Inactive)

e Fairfax County Land Acquisition Division

e Virginia Department of Transportation {Inactive)
e Freedom Bank of Virginia

e Wachovia Bank

e Bank of America

e Flagstar Bank

EDUCATION

Completed courses known as:

e Appraisal 1 at the University of Virginia

e Appraisal 2 at the University of Connecticut

e Appraisal 4 (Eminent Demain) at University of Chicago

. All sponsored by the American Institute of Real Estate Appraisers.

e Principles and Techniques of Residential Appraising, Washington D.C.

. Sponsared by the Society of Real Appraisers.

e Lecturer, the Market Comparison Approach to Value in conjunction with Distribution Education
Service sponsored by Fairfax County, Arlington County, School Boards.

PROFESSIONAL ASSOCIATIONS

e Member of the National Association of Independent of Fee Appraisers

e One of 3 appraisers who founded the National Association of Independent Fee Appraisers,
Washington D.C. chapter.

e Member of the Virginia Association of Realtors

e Member of Northern Virginia Association of Realtors

CERTIFICATIONS & LICENSES
e Certified General Real Estate Appraiser
e Realtor




DEPARTMENT OF PROFESSIONAL AND OCCUPATIONAL REGULATION
COMMONWEALTH OF VIRGINIA -

4 EXPIRES ON

| 01.31-2016 9960 Mayland Dr., Suite 400, Richmand, VA 23233 2008581100
| Telephone: (804) 367-8500

‘ .

REAL ESTATE APPRAISER BOARD

CERTIFIED GENERAL REAL ESTATE APPRAISER

JACK S COOPER
262 M CEDAR LANE #6
VIENNA, VA 22180

Py Z/z/A

Gordoa N. Dixeén, Director

AL I0M OF THIS USE AFTER OR USE BY FIAMS OTHER
THAR- THOSE NAMED MAY RESULT I CRIMINAL PROSECUTION URDER THE CODE OF VIRGNIA,

{SEE REVERSE SIDE FOR NAME AND/OR ADDRESS CHANGE)
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