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Ms. Camp:

The subject land is currently improved with 12 dilapidated or unusable buildings totaling
722,050 square feet of building area situated on a 200.0 net acre parcel of land. The
valuation conclusion presented in this report assumes that the 12 buildings and all site
improvements situated on the subject tract have been demolished and removed to the
satisfaction of West Bradford Township as of our date of valuation. Additionally, our market
value estimate assumes that the subject site is free and clear of any and all environmental
hazards to the satisfaction of West Bradford Township as of our date of valuation, and it is
our presumption that the site will qualify as an Act 2 remediated site, with the required Act 2

deed notification to be recorded appropriately.

The subject land is proposed to be conveyed to West Brandywine Township as part of the
resolution of litigation involving the provision of affordable housing in West Bradford
Township. This valuation assignment assumes that zoning and land development approvals
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could be obtained to redevelop up to 1,125 living units on the subject land despite the fact
that the current underlying zoning of the subject does not presently permit residential
development at that density.

Until 1992 the subject complex was utilized as a state operated hospital facility for mentally
and psychologically challenged people. The facility was officially closed in 1992 at which
time many of the subject improvements were vacated. Some of the buildings have become
uninhabitable over that period of time. The buildings are also reported to have been
constructed utilizing asbestos materials in portions of the improvements.

In this appraisal report we have made reference to several studies and analyses concerning
the subject property which have been prepared by others. These reports are incorporated by
reference into this appraisal report but have not been included in this report due to the large
volume of material. However, in specific areas of our report in which we have made
reference to a document or report, the report or document is specifically identified. In
summary these documents include:

e The Zoning Hearing Board Application of Embreeville Redevelopment, LP
(Undated).

e The deed incorporating the legal description of the subject and other holdings of
Embreeville Redevelopment, LP recorded on May 7, 2013 in Book 8711, Page 1841.

e The West Bradford Township Zoning Map (Dated as current to Ordinance 2005-06).

e The West Bradford Township Zoning Ordinance (Dated 1/2/1977 with subsequent
amendments to date).

e West Bradford Township Zoning Ordinance Section 13-06 (Dated December 3,
2013).

e The West Bradford Township Comprehensive Plan (Dated June 23, 2009).
e The Glackin Thomas Panzak Land Use Report (Dated September 16, 2014).

e The West Bradford Township Curative Zoning Amendment Report Prepared by
Brandywine Conservancy (Dated 10/22/2013).

e The Glackin Thomas Panzak Fair Share Assessment Memo Dated 11/5/2013.

e The West Bradford Township Land Use and Assessment Report prepared by
Brandywine Conservancy (Dated 8/8/2013 and Revised 10/23/13).

e The Edis Company Embreeville Density Study (Dated July 20, 2010).

e The Glackin Thomas Panzak Professional Land Planners Expert Witness Report
(Dated September 16, 2014).
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The Brandywine Conservancy Land Use Assumptions Report — 2014 Update — Final
Draft (Dated January 21, 2014).

The McMahon Engineering West Bradford Township Act 209 Study (Dated August
11,2014).

The URS Sewage Facilities Plan Study (Dated March 2011).

The Appraisal Report prepared by Valbridge Property Advisors as of November 18,
2016, submitted in conjunction with a property tax assessment appeal.

The Appraisal Report prepared by William Wood Company as of August 20, 2013,
submitted in conjunction with a property tax assessment appeal.

David C. Babbit & Associates Professional Land Planner’s Expert Report (Dated
June 1, 2016).

The Pennsylvania Commonwealth Court Decision No. 1381 C.D. 2015 (Embreeville
Redevelopment, LP v. The Board of Supervisors of West Bradford Township).

The Expert Witness Report of Thomas Comitta Associates. (Dated October 5, 2016).

The Official sewage Facilities Plan of West Bradford Township prepared by URS
(Dated March 2011).

The Roux Associates Asbestos Abatement and Site Demolition Report (Dated
November 17, 2016).

This appraisal is being prepared in conjunction with a proposal for a grant to West Bradford
Township to be issued through Chester County for the potential purchase of the subject land.
A range of studies anticipating the development of up to 1,114 new living units, or up to
1,291 new living units, or up to 1,518 new living units have been proffered. As we will
discuss in the body of the report, it is our opinion that development of 1,125 on the subject
land is a reasonable density level for the subject land. In developing our market value
opinion, studying the ability of the market to absorb 1,125 living units at the subject is a
critical issue, and in estimating the future absorption capabilities of the subject site, we have
specifically considered the following issues:

As of 2017, the West Bradford Township community consisted of 4,434 living units.
Final calculations are incomplete, but approximately 77 new housing units were
added in 2018, and in the first six months of 2019, 54 units were added as indicated
by a blend of data from the Chester County Planning Department and the Bright MLS
Service. Currently, the median selling price of all housing (new construction and
existing homes transferred in 2019) in West Bradford Township is $394,008. In the
eight year period (2010 to 2017) immediately preceding our valuation, 862 new
homes were built in West Bradford Township, indicating a pace of construction of 76
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homes per year. Between 1990 and 1999 a total of 437 homes were erected,
indicating a pace of construction of 44 homes per year. The highest pace of
construction for new homes in West Bradford Township occurred between 1980 and
1989, during which 1,275 new homes were built, indicating a pace of construction of
128 homes per year.

A housing density of 1,000 living units on the subject 200.0 acres would be a density
of 5.00 living units per acre; a housing density of 1,114 living units in the subject
200.0 net acres would be a density of 5.57 living units per acre; a housing density of
1,125 living units in the subject 200.0 net acres would be a density of 5.62 living
units per acre; a density of 1,291 living units on the subject 200.0 net acres would be
a density of 6.46 living units per acre; and a density of 1,518 living units on the
subject 200.0 acres would be a density of 7.59 living units per acre. As will be
explained in our report, we have selected 1,125 potential new living units as the
optimum capacity of the subject land taking into account the physical characteristics
of the subject land, general residential land development practices, and the general
composition of the Chester County housing market.

The proposed development of the subject will have to consist of a blend of single-
family (in a traditional or planned unit developed format supporting fee simple or
condominium units) and multiple family (in a rental apartment or condominium
apartment format) living accommodations because a tract of 200.0 net acres cannot
physically support 1,125 living units or more if the housing characteristics are limited
to detached or semi-detached units as well as the supporting infrastructure.

Residential rental or condominium projects of the proposed scale for the subject have
not previously occurred in West Bradford Township.

Residential densities presently permitted by the various West Bradford Township
zoning classifications follow. “SFD” is an abbreviation for “single family dwelling.”

ZONING
CLASSIFICATION DENSITY
R-1 Residential District 1 detached SFD per acre.
R-1C Residential District 1 detached SFD per acre.
R-2 Residential District 1 detached SFD per acre without

public water and without public
sewer. 1.75 detached SFD's per
net acre with approved public
sewer and with public water.



ZONING
CLASSIFICATION

R-2A Residential District

R-2B Residential District

R-3 Residential District

R-4 Residential District

Unified Development Area
District (Overlay)

Traditional Neighborhood
Development - 1 (TND-
1)/Village Overlay District
(VOD)

DENSITY

1 detached SFD per acre without
public water and without public
sewer. 1.75 detached SFD's per
net acre with approved public
sewer and with public water.

1 detached SFD per acre without
public water and without public
sewer. 2 detached SFD's per net
acre with approved public sewer
and with approved public water.

1 detached SFD, 1 semi-detached
SFD, or 1 2-family dwelling per
acre without approved public
water or without public sewer. 4
detached SFD's, 4 semi-detached
SFD's, or 4 2-family dwellings per
acre with approved public water
or without public sewer.

1 detached SFD, 1 semi-detached
SFD, or 1 2-family dwelling per
acre without approved public
water or without public sewer. 5
Dwelling Units per acre for
detached SFD's, semi-detached
SFD's, 2 family dwellings,
attached SFD's, quadruplex, and
garden apartments with approved
public sewer and approved public
water

Not greater than 1 dwelling unit

per 2.5 acres.

3 dwelling units per net acre (20
Acre Minimum).
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ZONING
CLASSIFICATION

R-5 Residential District

Traditional Neighborhood
Development - 2 (TND-2)
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DENSITY

3 SFD units in one building where
public water and public sewer are
provided - 3,400 SF per attached
SFD.

A maximum density of 4 dwelling
units per net acre regardless of the
type of dwelling unit but provided
that the dwellings are served by
public water and public sewer.

If the subject were to be developed with any of the range of housing units proposed,
the resulting housing density of the subject land would be as follows:

LAND AREA

200.0 net acres
200.0 net acres
200.0 net acres
200.0 net acres
200.0 net acres

PROPOSED POTENTIAL
UNITS DENSITY
1,000 units 5.00 units/acre
1,114 units 5.57 units/acre
1,125 units 5.63 units/acre
1,291 units 6.46 units/acre
1,518 units 7.59 units/acre

West Bradford Township as a whole consists of 11,811 acres, and in 2017 (the last
year for which complete data are available), there were 4,434 living units within the
township, which indicates a residential density of 0.375 units per acre. In contrast to
the density of residential development that may occur for a tract in any of zoning
classification, residential densities when considered at the level of the municipality
cannot typically be directly compared to the densities established for a given zoning
classification. Municipal level densities are weighted downward because roadways,
parks, cemeteries, and non-residential uses occupy developed land, and municipal
level housing unit densities include land that has not in the past been developed but
could be developed in the future. These features tend to cause municipal level
housing unit densities to be much lower than the densities established for underlying
zoning classifications and the densities achieved in a given subdivision.

The housing unit density of the subject municipality in comparison to the density of
immediately adjacent municipalities (based on 2017 data) is:

LIVING LAND
MUNICIPALITY UNITS AREA DENSITY
West Bradford Township 4,434 units 11,811 acres 0.375 units/acre
East Bradford Township 3,767 units 9, 576 acres 0.393 units/acre
Pocopson Township 1,202 units 5,255 acres 0.229 units/acre



Newlin Township

East Fallowfield Township

Downingtown Borough

507 units
2,846 units
3,469 units

7642 acres
9,936 acres
1,396 acres
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0.066 units/acre
0.292 units/acre
2.485 units/acre

e The most densely developed municipalities in close proximity to the subject are:

LIVING LAND
MUNICIPALITY UNITS AREA DENSITY
Coatesville City 5,152 units 1,171 acres 4.400 units/acre
Downingtown Borough 3,469 units 1,336 acres 2.485 units/acre
Caln Township 5,731 units 5,674 acres 1.010 units/acre
West Chester Borough 7,303 units 1,181 acres 6.184 units/acre

If the subject were to be developed with the 1,125 housing units we have proposed,
the resulting housing density of West Bradford Township would increase from the
4,434 living units on 11,811 acres, or 0.375 units/acre (without factoring in any actual
or proposed development occurring since 2017). The resulting densities based on the
various proposals are:

POTENTIAL
PROPOSED TOTAL POTENTIAL
UNITS UNITS DENSITY INCREASE IN DENSITY
1,000 units 5,435 units 0.453 units/acre  + 0.078 units/acre ~ + 20.8%/acre
1,114 units 5,548 units 0.470 units/acre  + 0.095 units/acre + 25.3%/acre
1,125 units 5,559 units 0.471 units/acre  + 0.096 units/acre + 25.6%/acre
1,291 units 5,725 units 0.485 units/acre  + 0.110 units/acre +29.3%/acre
1,518 units 5,952 units 0.504 units/acre  + 0.129 units/acre + 34.4%/acre

e While development of as many as 1,518 living units in the subject would not
significantly change the overall character of West Bradford Township (creating an
increase in West Bradford’s residential development density from 0.375 units per acre
to 0.50 units per acre), a density of up to 1,518 living units on the subject (at 7.59
units per acre) would be significantly greater than the density of the closest residential
developments as shown on Page A-9.

e Development in the subject municipality within the proposed range of 1,000 living
units (5.00 units/acre) to 1,518 living units (7.59 units/acre) resembles development
density in the following nearby municipalities:

MUNICIPALITY

Coatesville City
Downingtown Borough
West Chester Borough

LIVING LAND
UNITS AREA
5,152 units 1,171 acres
3,469 units 1,336 acres
7,303 units 1,181 acres

DENSITY

4.400 units/acre
2.485 units/acre
6.184 units/acre
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e One point of contention surrounding the subject tract is whether the past development
of units in West Bradford Township has fallen short of the full potential of the
Township if affordable housing were to have been included in the range of housing
types actually constituted in the community. We are not taking a position on the
issue, but we do recognize that past absorption trends may have been negatively
impacted by an absence of affordable housing units in the mix of developed units.
Further, we recognize that projections of future absorption in West Bradford
Township need to balance that issue. In other words, absorption of housing units in
the future may reasonably be expected to occur at a higher rate than the rate
experienced in the past. It is our expectation that future absorption could occur at a
rate higher than past absorption rates were the development of the subject at 1,125
living units to occur, and we have factored this expectation into our analysis.

¢ Included on Page A-9 is a grid summarizing residential construction in West Bradford
Township and nearby communities between 1970 and 2017. West Bradford
Township’s most aggressive period of housing construction was in the 1980-1989
period in which an average of 128 units was constructed annually. The 128 units per
year in 1980 to 1989 outpaces the experience of the community between 2017 and
2017, during which time 108 units were constructed annually. Interestingly, the pace
of construction in adjacent East Bradford Township and adjacent Caln Township was
at its highest levels in the 1980 to 1989 period as well.

All of the various conceptual plans of development that were prepared in the litigation
between Embreeville Redevelopment, LP and the Township of West Bradford depict a blend
of single family dwellings and multiple family dwellings to achieve the various anticipated
densities of development proposed for the subject tract. We have reviewed, and have
incorporated data and proposals from those plans in our analysis.

After considering all of the plans, after reviewing all of the studies that analyzed the West
Bradford Township housing market, after observing the subject land from all of the street
frontages of the tract, after reviewing housing and population data available from the Chester
County Planning Commission and the West Bradford Township Comprehensive Plan, after
reading and studying the West Bradford Zoning Map and West Bradford Township Zoning
Ordinance, and after applying our understanding of contemporary residential land
development standards, it is our opinion that the most likely development density that the
subject can accommodate is 1,125 living units. It is also our opinion that the most
appropriate blend of units would be 375 single family living units and 750 multiple family
living units.

Furthermore, our best judgment, taking into account the factors listed above and further
detailed in our report, is that the absorption of the units into the market, balancing the
differing absorption rates of single family housing and multiple family housing is 240
months, including a 12 month land development approval process.
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As will be discussed in our report, the estimated 240 month marketing period to achieve the
absorption of the subject into the market is much longer than the marketing period of any of
the land sales discussed in our analysis. Even if the subject were simultaneously parceled to
multiple developers, the large number of units being placed on the market at the subject
location in a short period of time warrants a discount in comparison to the prices achieved by
the competitive projects. Conversely, our projection of an absorption of an average of 4.688
units per month (1,125 living units divided by 240 months) is greater than the past
performance of West Bradford Township, recognizing the competitive advantage usually
achieved by large projects in a given market.

We have further divided the absorption period of 240 month into two components for
analysis. The first component is a 36 month period to complete the approval process, and to
erect and absorb 100 single family dwellings and 200 multiple family living units. A 300
unit project more closely resembles the competition in scale, and provides a basis to directly
compare the subject to its competition, The second component is a subsequent 204 month
(17 years times 12 months per year) absorption period to construct and absorb the remaining
275 single family units and 550 multiple family units.

This appraisal report results from the development of a complete analysis of the subject
property. The Uniform Standards of Professional Appraisal Practice (“USPAP”’) Standards
Rule 2-2 identifies the minimum requirements of a self-contained appraisal report, and it is
our opinion that the content of this report meets the requirements.

USPAP Standard 1 and the Scope of Work Rule of USPAP set forth the minimum
requirements to follow in the appraisal development process. USPAP Standard 2 sets forth
the minimum requirements to follow in the appraisal communication process. It is our
opinion that we have completed this assignment in accordance with Standard 1 and Standard
2, and that we have completed a sufficient investigation to achieve a credible assignment
result.

We have made an investigation of the land comprising the subject property, the subject
neighborhood, current assessment and real estate tax factors, zoning, prevailing market
trends, and other factors detailed in the report for the purpose of estimating the market value
of the above captioned property.

We estimate the market value of the subject fee simple interest, assuming demolition and
removal of the existing improvements, complete remediation of the subject land, and receipt
of approvals for development of the land with 1,125 living units as of September 30, 2019 to
be:

-TWENTY TWO MILLION FIVE HUNDRED THOUSAND DOLLARS -

(822,500,000)

We have reflected in our value the actual conditions existing at the subject property on the
valuation date. Our estimates apply to the land as physically constituted; and our estimate
reflects prevailing trends in the vacant land real estate market. We have made a careful
inspection, study, and analysis of the property; and have considered all factors which, in our
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opinion, would tend to influence the market value of the subject land as of the date of

valuation.

Our findings and conclusions can be summarized as:

Report Option

The Problem to be Solved

Clients for the Assienment

Intended Use of the Report

Intended Users of the Report

Hvpothetical Conditions

Extraordinary Assumptions

Owner

Occupant

Real estate appraisal report.

To estimate the market value of the subject fee
simple interest as of September 30, 2019
assuming demolition of the existing
improvements and remediation of the
underlying land.

West Bradford Township and the Law Firm of
Buckley Brion McGuire & Morris LLP.

This report was prepared in connection with a
proposal for a grant to West Bradford Township
to be issued through Chester County for the
potential purchase of the subject land.

West Bradford Township, the Law Firm of
Buckley Brion McGuire & Morris LLP and the
Chester County Court of Common Pleas.

None.

Our market value estimate assumes that the
existing improvements will be or have been
demolished at the expense of the current owner
and that the subject land can be conveyed
vacant and available for development upon
remediation of all environmental issues to the
satisfaction of West Bradford Township.

Our market value estimate also assumes that
development of up to 1,125 living units can
occur on the on the subject land and that the
development can be configured to comply with
sound land use planning principles within the
restrictions of the West Bradford Township
Zoning Ordinance and the West Bradford
Township Land Development Ordinance.

Embreeville Redevelopment, LP.

None of the buildings erected at the subject is
occupied, and all of the buildings are assumed
to have been removed by the current owner at



Page A-12

the expense of the current owner prior to sale.

Land Data Our appraisal assumes that all improvements
will be razed and that the appraisal estimates
the market value of a cleared and remediated
vacant parcel of land.

The subject is a 200.0 net acre irregularly
shaped tract with interrupted frontage on the
south side of West Strasburg Road consisting of
252.51° frontage at the easternmost property
line along the south side of West Strasburg
Road and 1,809.67° on the south side of the
remaining frontage along West Strasburg Road;
558.07.49’ of frontage along the north side of
Embreeville Road; and 414.88’ along the North
side of Telegraph Road.

Building Data The subject is currently improved with 12
buildings totaling 722,050 square feet of gross
building area. Our valuation assumes the
demolition and removal of all existing
improvements and the remediation of all
environmental issues to the satisfaction of West

Bradford Township.
Assessment $403,500.
Zoning IM, Institutional/Mixed-use District.
Potential Environmental The subject improvements were partially
Concerns constructed with environmentally hazardous

material, such as asbestos. Our valuation
assumes complete demolition and removal of
all building material and that the underlying
land is free and clear of any environmentally
hazardous materials.

Highest and Best Use Development of up to 1,125 living units
consisting of a mix of single family and
multiple family units consistent with current
potential future West Bradford zoning and land
use controls.

Dates of Inspection August 23, 2019,
August 31, 2019, and
September 30, 2019.
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The Financial Services Modernization Act of 1999, known as The Gramm-Leach-Bliley Act,
has been interpreted to include real estate appraisers as financial institutions in certain
instances. Accordingly, it is necessary for us to disclose our policies and practices regarding
nonpublic personal and financial information. While we may be provided with or we may
collect various personal information or various financial information in the course of
providing appraisal services, we treat this information as confidential. We do not share, sell,
publish, refer, communicate, transfer or disclose any information about our customers or
clients to any related entities of Coyle, Lynch & Company or to any unrelated entities of
Coyle, Lynch & Company.

We have prepared the report subject to the following assumptions and limiting conditions:

Information, estimates, and data have been obtained from sources considered reliable,
and are believed to be true and correct.

Possession of the report does not carry with it the right of publication. No part of the
report shall be disseminated to the public without our prior approval.

The report is to be used in whole and not in part. No part of it shall be used in
conjunction with any other report.

No responsibility is assumed for matters which are of a technical engineering, or of a
legal nature.

Good title is assumed, and management is presumed to be competent.

Except as specifically disclosed in the body of the report, we have not been requested
to make an investigation of, nor have we been supplied with specific information
concerning the presence, if any, of hazardous or potentially hazardous substances
used or stored during the construction, maintenance, operation, or occupancy of the
subject by the current and/or former occupants and/or owners of the subject. Unless
specifically disclosed to us, and discussed in the body of the report, our value
estimate is based on the premise that the subject is free of hazardous or potentially
hazardous substances; or if affected by hazardous or potentially hazardous substances
those substances have been or will be removed by the current owner and/or occupant,
and an approved cleanup plan has resulted or will result in a correction of the
deficiencies.

Sketches, exhibits, and photographs in this report are included to assist the reader in
visualizing the property only.

No survey of the property has been made by the appraiser.

This report represents the independent opinion of the appraiser with the sole
compensation to the appraiser and to the firm being a professional fee.

We certify to the best of our knowledge and belief that:

The statements of fact contained in this report are true and correct.
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The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and our personal, professional analyses,
opinions, and conclusions.

We have no present or prospective interest in the subject, and we have no personal
interest or bias with respect to the subject property or to the parties involved in this
appraisal.

We have performed no other services as an appraiser or in any other capacity
regarding the subject property in the three year period immediately preceding
acceptance of this assignment.

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

The analyses, opinions, and conclusions have been developed, and this report has
been prepared, in conformity with the requirements of the Appraisal Institute’s Code
of Professional Ethics and Standards of Professional Appraisal Practice, which
include the Uniform Standards of Professional Appraisal Practice.

As of the date of this report, John J. Coyle 3rd, MAI, CRE and John Anthony Egan,
MALI, SRA have completed the requirements of the continuing education program of
the Appraisal Institute.

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

We have made a personal inspection of the subject, and have personally prepared the
analyses and formed the opinions presented in this report without significant
professional assistance from any other person.

The acceptance of this assignment was not conditioned upon our reporting a specific
(dictated) value; nor was the acceptance of the assignment conditioned upon our
concluding a requested minimum value or maximum value; nor was the acceptance of
the assignment predicated in any way upon the approval, extension, or modification
of an existing or pending loan for which the subject real estate is or may be pledged
as collateral.
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This appraisal report has been prepared for your exclusive use. Possession of the report by
any party does not obligate us to present testimony concerning the information, analysis, or
conclusions contained in the report without our prior written consent. The information,
analyses, and conclusions contained herein may not be used by or relied upon by any other
party in whole or in part without our prior written consent; and you are not authorized to
provide our original report or copies of our report to any other party in whole or in part
without our prior written consent.

Cordially,

John J. Coyle 3™, MAI, CRE
President
PA Certified Gen7al Real Estate Appraiser #GA-397L

/
]éhn Anthony Egan, MAI, SRA
Vice President
PA Certified General Real Estate Appraiser #GA-284L

CLC#_19-184
JOB NAME:Embreeville Hospital
OWNER:Embreeville Redevelopment, LP
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01.00 The Problem To Be Solved. The problem to be solved in this assignment is to
estimate the market value of the subject property rights as of September 30, 2019. Our
market value estimate is based upon two extraordinary assumptions:

(1) Our market value estimate assumes that the existing improvements will be or have
been demolished at the expense of the current owner and that the subject land can be
conveyed vacant and available for development upon remediation of all
environmental issues to the satisfaction of West Bradford Township.

(2) Our market value estimate also assumes that development of up to 1,125 living units
can occur on the on the subject land and that the development can be configured to
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comply with sound land use planning principles within the restrictions of the West
Bradford Township Zoning Ordinance and the West Bradford Township Land
Development Ordinance.

Market value is cited in the Uniform Standards of Professional Appraisal Practice formulated
by the Appraisal Standards Board of The Appraisal Foundation 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 are the consummation of a sale as of a specified
date and the passing of title from seller to buyer under conditions whereby:

(1) buyer and seller are typically motivated;

(2) both parties are well informed or well advised, and acting in what they consider
their best interests;

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

(4) payment is made in terms of cash in United States 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.

This definition was developed by the Ad Hoc Committee on Uniform Standards of The
Appraisal Foundation on April 27, 1987; and was approved and adopted by the Appraisal
Standards Board of The Appraisal Foundation on January 30, 1989.

The definition also appears in Advisory Opinion 22 (AO-22) of the 2018-2019 edition of
USPAP on Page 125. This definition is from regulations published by federal regulatory
agencies pursuant to Title XI of the Financial Institutions Reform, Recovery, and
Enforcement Act (FIRREA) of 1989 between July 5, 1990, and August 24, 1990, by the
Federal Reserve System (FRS), National Credit Union Administration (NCUA), Federal
Deposit Insurance Corporation (FDIC), the Office of Thrift Supervision (OTS), and the
Office of Comptroller of the Currency (OCC). This definition is also referenced in
regulations jointly published by the OCC, OTS, FRS, and FDIC on June 7, 1994, and the
Interagency Appraisal and Evaluation Guidelines, dated October 27, 1994.

As indicated on Page 58 of the 14™ Edition of the Appraisal of Real Estate (published in
2013); on Page 24 of the 13™ Edition of the Appraisal of Real Estate (published in 2008) and
on Page 24 of the 12" Edition of the Appraisal of Real Estate (published in 2001), the
Appraisal Institute in 1993 adopted the following definition of market value, which was
developed by the Appraisal Institute Special Task Force on Value Definitions to clarify
distinctions among market value, disposition value, and liquidation value. Market value, as
defined by the Task Force, is:
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The most probable price which a 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.
(3) The buyer and seller are each acting prudently and knowledgeably.

(4) The price is not affected by undue stimulus.

(5) The buyer and seller are typically motivated.
(6) Both parties are acting in what they consider their best interest.

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

(8) 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.

Page 59 of the 14™ Edition of the Appraisal of Real Estate (published in 2013) cites the
following definition of market value:

The most probable price, as of a specified date, in cash, or in terms equivalent
to cash, or in other precisely revealed terms, for which the specified property
rights should sell after reasonable exposure in a competitive market under all
conditions requisite to a fair sale, with the buyer and seller each acting
prudently, knowledgeably, and for self-interest, and assuming that neither is
under undue duress.

We have utilized the definition of market value contained in the 14™ Edition of the Appraisal
of Real Estate as the controlling definition of market value in this assignment, although the
other definitions of market value referenced above are consistent with the definition upon
which we have placed the greatest emphasis.

Market value is not predicated upon the utility of a property to its current owner or a
particular occupant, or solely upon the nature of its current use or occupancy; instead, market
value considers a property viewed with reference to all of the uses and occupancies to which
it is reasonably adaptable on the date of its valuation.

02.00 Scope of Work in Development of the Analysis of the Subject Property.
The Uniform Standards of Professional Appraisal Practice define scope of work as the
amount and type of information researched and the analysis applied in an assignment. Scope
of work includes, but is not limited to:
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e The degree to which the property is identified or inspected;

e The extent of research into the physical or economic factors that could affect the
property;

e The extent of the data research; and
e The type and extent of analysis applied to arrive at opinions and conclusions.
The scope of work is acceptable for an assignment when it is consistent with:

e The expectations of participants in the market for the same or similar appraisal
services; and

e What the appraiser’s peers’ actions would be in performing the same or similar
assignment in compliance with USPAP.

The data presented in the sections below describe and explain the scope of work we have
completed in the development of our analysis of the subject property.

It is intended that the contents of this report conform to the Uniform Standards of
Professional Appraisal Practice. To the best of our knowledge we have adhered to the
requirements of the Standards. Our analysis includes an overview of economic conditions
with specific emphasis on the market for properties such as the subject. Our investigation
has been conducted independently, and information (if any) obtained through outside
consultants or other professionals is referenced in the text of the report. In accordance with
your request, we have made a personal inspection of the subject. In addition to the data
presented in this report, we have retained supporting data in our files for future reference.
Substantive data about the property and its market follow.

03.00 Property Rights Appraised. We have appraised the fee simple interest in the
subject. We have appraised only the property rights in the real estate assets consisting of the
land described within the body of this report.

04.00 Ownership and Occupancy. Ownership is recorded in the name of
Embreeville Redevelopment, LP. The subject was acquired on May 7, 2013 from the
Commonwealth of Pennsylvania for a consideration of $1,050,000. The transaction is
recorded at West Chester, the county seat of Chester County in Book 8711 at Page 1841.

At the time of acquisition by Embreeville Redevelopment, LP, the land parcel consisted of
225.115 acres in West Bradford Township and adjacent Newlin Township which was
improved, in part, with an idled psychiatric hospital facility, known as the Embreeville State
Hospital. Embreeville Hospital was closed in 1992. Subsequently, the buildings were
partially occupied by the Commonwealth of Pennsylvania and other entities.
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On the 2013 date of transfer, the complex contained 19 buildings, many of which were
dilapidated, totaling 830,536 square feet of building area situated on the 225.115 acre parcel
of land situated in West Bradford Township and Newlin Borough. A portion of the land
situated in Newlin Township supports an on-site sanitary sewage treatment facility that
serviced the hospital facility. While the acreage and sewage treatment facility in Newlin
Township were included in the acquisition by Embreeville Redevelopment, LP, they are not
included in this valuation analysis.

A 5.0 acre parcel near Embreeville Road but not fronting on Embreeville Road in West
Bradford Township which is improved with 7 buildings totaling 108,486 square feet which
were part of the acquisition by Embreeville Redevelopment, LP are also excluded from this
analysis. An easement for access will be created across the land West Bradford Township
purchases to provide access to the 5.0 acre parcel.

Further, a 10.6 acre parcel located at the foot of Ryan Boulevard is not included in this
valuation analysis. The 10.6 acre parcel is occupied by The Commonwealth of Pennsylvania
and is utilized as a PennDot maintenance facility. Only the 200.0 net acres which are
situated only in West Bradford Township are the subject of this appraisal report.

Other parcels which were transferred from the original Embreeville State Hospital holdings
and which were not acquired by Embreeville Redevelopment, LP include the 55.71 acre
parcel of land located adjacent to the west of the subject tract, identified as Chester County
Parcel No. 50-8-9.2 and owned by West Bradford Township and occupied by the
Pennsylvania State Police Embreeville Barracks and the 20 acre parcel located on the south
side of West Strasburg Road identified as Chester County Parcel 50-8-9.4 owned by Society
for the Protection of Cruelty to Animals which is a vacant tract of land.

Our market value estimate reflects more than a $21,000,000 increase in the potential selling
price from the $1,050,000 at which the subject was conveyed in May 2013. Remediation
costs and demolition costs at the subject have been estimated to range between $10,000,000
and $16,000,000. When the property was acquired in 2013, the anticipated cost of
remediation and demolition was factored into the purchase price although at the time of sale
the full extent of the remediation and demolition work may have only been a raw
approximation. Accordingly, a large portion of the difference in our valuation estimate and
the most recent selling price is attributable to the monetizing of the costs of remediation and
demolition.

Secondly, the subject was acquired with an indefinite plan of redevelopment under an
institutional category of zoning that permitted a very limited array of alternate uses at a
relatively low density level. The redefining of the types of uses permitted and the increase in
the level of density anticipated also account for a substantial premium to the market value of
the subject over the 2013 purchase price.

Accordingly, it is our opinion that although the difference between our current market value
estimate and the selling price of the subject six years ago is substantial, the change in the
character of the property and the imbedded costs of remediation and demolition account for
the difference.
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05.00 Real Estate Assessment and Taxes. The subject is identified as Chester
County Assessment Tax Parcel No. 50-8-9 and according to the Chester County Board of
Assessment consists of 206.14 acres and is assessed for $403,500. Based on the current
2.64709% tax rate, annual real estate taxes are $10,681.01. Dividing the current assessment
of $403,500 by the 49.3% State Tax Equalization Board Ratio of assessments to selling
prices applicable to Chester County for the 2020 tax year indicates an implied value for local
property taxation purposes of $818,458 for the subject.

Q
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C. EXTERNAL ANALYSIS

06.00 Locational Overview. The subject is situated on the south side of West
Strasburg Road; the north side of Embreeville Road; and the north side of Telegraph Road in
the West Chester section of West Bradford Township, Chester County, Pennsylvania. West
Bradford Township is situated in the central portion of Chester County, 5 miles from West
Chester, the county seat of Chester County.

To the north of Chester County are Berks County and Montgomery County. Delaware
County is adjacent to the east. New Castle County, Delaware and Cecil County, Maryland
lie to the south. To the west of Chester County is Lancaster County.

Immediately surrounding land uses are primarily residential in nature, and include the
Tattersall residential community surrounding the Tattersall Golf Course; the Appleville East
residential community; the Deer Valley residential community; the Pennsylvania State police
Embreeville barracks; the Marshallton United Methodist Church; the Romansville Friends
Church; and a variety of small farms, farmettes, and dwellings.

Chester County contains a land area of 759 square miles and according to the most recent
census contained a population of 522,046 persons in 2018. This is an increase of 23,160

persons (4.6 %) from the 2010 census of 498,886 persons. The population density of the

county is 687.8 persons per square mile which is indicative of a suburban locale.

West Bradford Township contains a land area of 18.60 square miles and according to the
most recent census contained a population of 12,858 persons in 2016. This is an increase of
482 persons (3.9%) from the 2010 census of 12,376 persons. The population density of the
township is 691 persons per square mile which is indicative of a suburban township.
Initially, the overall density of West Bradford Township approximates the overall density of
Chester County as a whole.
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Characteristics of the vicinity affecting its appeal include:

Within West Bradford Township 23.8% of the land area is occupied by single family
dwellings. Commercial establishments account for 0.4% of land area and recreational
facilities account for 3.1% of land area. 24.4% of the land area in West Bradford
Township is occupied by agricultural uses while 33.2% is woodland. Other uses total
15.1% of land area within the Township.

West Bradford Township is a low density suburban area just beyond the limits of
West Chester Borough. The area contains a wide variety of housing styles which
includes farms, farmettes, and large estates. With such a variety of homes available
within the Township, the selling prices of homes vary significantly.

West Bradford also contains a wide variety of historical sites including the
Marshallton area, the Trimbleville area, and the Northbrook area which are all on the
National Register of Historic Places.

West Bradford Township also touches Downingtown Borough to the north which
contains a wide variety of commercial, residential and industrial establishments. West
Bradford Township Park, Broad Run Park, Beacon Hill Park, and Shadyside Park are
a representative sampling of recreational facilities that are available in the Township.

The East branch of the Brandywine Creek travels on a north to south axis through the
eastern portion of the Township. The Brandywine Creek is a major recreational area
not only for the Township but also for the County as a whole.

While the majority of the roadways in the Township are smaller connector streets, US
322, US 202, PA Route 100, and US 30 are within a short distance away.

In conclusion, West Bradford Township is an excellent locale for a wide variety of
residential facilities. The Township 1s proximate to West Chester Borough and Downingtown
Borough for commercial establishments although the near proximity of facilities in these
towns is not a complete substitute for facilities in direct proximity to the subject.

07.00 Market Overview. The objective of a market overview is to identify the
general nature of the supply of facilities like the subject, and the general nature of the
demand for facilities like the subject property. The relative interaction of supply versus
demand is an important determinant of the subject's value. We have surveyed recent sales of
homes and nearby large tracts of residential land to identify significant market activity
affecting the occupancy levels, rental prices, sales prices, demand levels, and available
inventory of properties similar to the subject.

From January 1, 2019 to August 31, 2019, 234 homes in West Bradford Township were
listed for sale. Of the 234 homes listed for sale 167 homes closed within an average of 30
days. The typical listing price for a home in West Bradford Township during this period was
$464,990. The average selling price of homes during this period was $450,727.
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In calendar year 2018, 427 homes in West Bradford Township were listed for sale at a typical
asking price of $484,990. After an average of 45 days on the market 260 homes sold in West
Bradford Township at an average selling price of $458,751.

In calendar year 2017, 365 homes in West Bradford Township were listed for sale while 206
homes settled. The average selling price for a home in West Bradford Township in calendar
year 2017 was $411,385 and these homes remained on the market for 42 days.

While there are many large tracts of land that are residentially zoned or agriculturally zoned
in West Bradford Township, few extensive tracts of land the size of the subject were listed
for sale or available for sale during the immediate three year period. However, we are aware
of several recent transactions of residential land either approved for residential development
or pending approval for residential development located within the Township or in other
areas of Chester County and surrounding and nearby counties. Presented below is a
summary of the pertinent facts of these sales.

On March 19, 2019 Woodbine Partners, LP sold 37.568 acres of land located in
Downingtown Borough, Chester County to Woodbine East Village, Inc. for a consideration
of $13,605,000. This land was zoned Limited Industrial but was assigned a residential
zoning overlay by Downingtown Borough prior to the sale transaction. At the time of sale,
approvals were in place for 89 detached single family living units, 96 townhouse units, and
40 semi-detached dwellings. 552 parking spaces are to be available on site.

Jerrehian LLC sold 440 acres of land in West Goshen Township, Chester County to RLD
Greystone LLC for a consideration of $38,000,000 on August 23, 2018. This land is
proposed to be developed with 243 age restricted, single-family detached dwellings including
a clubhouse. 188 homes will not be age restricted and 110 of the lots will be improved with
semi-detached or townhouse units in addition to townhouse units. This transaction also
included Greystone Manor, the former mansion associated with the estate. Greystone Manor
will continue operation on 35 acres of the tract as a banquet venue. Additionally, 163 acres
have been dedicated as open space.

63.93 acres of land located at 5030 Horseshoe Pike in Caln Township, Chester County were
purchased by Wild Meadows LLC from the Archdiocese of Philadelphia on March 13, 2018
for a consideration of $4,632,025. Wild Meadows LLC proposes to develop the land into
195 lots consisting of 92 townhouses and 103 detached single family dwellings. The project
is currently undergoing the final approval process.

34.125 acres of land located at 1655 Boulder Drive in West Bradford Township, Chester
County sold on January 10, 2018 for a consideration of $6,048,000. Theodore van Beuren
sold the 34.125 acre tract to US Home Corporation. US Home has proposed to develop 112
townhouses on the subject tract known as “The Townes at Shannon Hill” with asking prices
of $334,900 to $350,900 for the typical home.

On December 27, 2017 Argus Property Group sold 47.3 acres of land on Church Road in
East Whiteland Township, Chester County to Toll Brothers, Inc. Toll Brothers received
approvals for the construction of 41 single-family dwellings prior to the sale. The
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consideration for the sale was $6,168,500. Homes in the “Great Valley Crossing”
subdivision are selling at typical sale prices of $600,000 to $700,000.

The Cutler Group Inc. sold 144.50 acres in East Pikeland Township, Chester County for a
consideration of $7,902,000. The sale occurred on September 19, 2016 and Toll Brothers
subsequently began erecting 332 single-family dwellings and age restricted homes which
began delivery at the beginning of 2018. Homes in the subdivision are typically selling for
$450,000 to $500,000. The subdivision is known as “Kimberton Glen.”

Between September 2014 and August 2015, 133.59 acres of land along Morehall Road in
East Whiteland Township, Chester County known as “Atwater” sold. Ryan homes, trading
as NVR, purchased 460 of 549 approved lots from RLD Atwater JV, LLC for a consideration
of $43,920,000. 549 homes were proposed for this development and the first homes were
completed in February 2016. As of July 29, 2019, 417 lots of the total 549 lots have been
sold. The homes include 401 townhouses, 80 twin homes, and 68 detached homes. Homes in
the subdivision typically sell for $460,000 to $600,000.

Markley Farms Phase 1 and Markley Farms Phase 2 were purchased by Mikelen, LLC
between July 2017 and February 2019 for a total consideration of $3,792,000 from Scott
Markley. The total subdivision is 55.5618 acres. Homes in Phase 1 sold at prices starting m
the mid $400,000’s to the mid $500,000’s.

The Spring Oak subdivision in Charlestown Township, Chester County was purchased in
2013 and has 215 lots of which 184 lots are planned for single-family dwellings. Homes in
Spring Oak are selling from $515,000 to $800,000 with the earliest sale occurring in
September 2015.

The Liseter subdivision in Newtown Township, Delaware County resulted from the purchase
of' 471 acres of land from the Estate of John DuPont and others in 2010. Approvals were
given for development of the property to include 453 residential lots. Development of the
land commenced in 2012 and 2013 and the earliest sale date of a residential dwelling in
Liseter was in January 2014. Homes in Liseter are selling from $700,000 to well over
$1,000,000.

A market overview for property the scale of the subject must also include an absorption
analysis for the potential buyout of lots, if the subject were to be residentially developed.
We have reliable information on three of the larger residential subdivisions identified above
relative to historical absorption of residential lots.

The Bright MLS public records database indicates that of the 549 planned lots in the
“Atwater Village” subdivision in East Whiteland Township, Chester County, 417 lots have
sold. This absorption occurred over a 3.5 year period (42 months). The average absorption
rate is, thus, 119.1 units per year (417 units sold divided by 3.5 years), or 9.9 units per month
(417 units divided by 42 months). However, factoring in the additional 6 month from NVR’s
first purchase indicates an absorption rate of 104.3 units per year, or 8.7 units per month.

The Liseter subdivision in Newtown Township, Delaware County was first assembled in
April 2010. From January 19, 2014 until July 31, 2019, 320 residential lots have been sold.
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This is a period of 5.5 years or 66 months. The annual absorption rate is 58.2 units per year
and the monthly absorption rate is 4.8 units per month. Factoring a period of six months to
account for the lead up to the first sale results in an absorption rate of 53.3 units per year, or
4.4 units per month.

MLS records for the Spring Oak subdivision in Charlestown Township, Chester County
indicates that 115 residential lots have been sold over a period of 3.5 years, or 42 months.
This produces an absorption rate of 32.9 units per year, or 2.7 units per month. Factoring in a
period of six months to account for the lead up to the first sale, results in an annual
absorption rate of 28.8 units per year, or 2.4 units per month.

These figures vary widely, but are, nonetheless, extremely useful to determine the extent of
time required for residential lots to be absorbed. The absorption analysis presented above,
the description of larger tracts of land which have undergone residential subdivision
presented above, and the analysis of recent sales of single-family dwellings in West Bradford
Township present an overall analysis of direct competition for the subject tract at the present
time.

Future demand for large properties such as the subject will be directly influenced by
demographics, such as population growth, household buying ability, competition for
residential dwellings in the vicinity, local economic stability, and overall economic stability
in the real estate market.

Parcels like the subject can reasonably be expected to be marketed in a period of 12 months
to 18 months assuming proper merchandising by a capable brokerage firm at a reasonable
asking price. The subject size is atypical in the market to the extent that it exceeds 100 acres
in size. Beyond the large scale of the subject, the physical features of the land are not
unique. We do not feel that the subject possesses any features other than its large size that
would either hinder or promote the marketing period beyond the time period specified above.

Exposure time is the hypothetical past period of time over which the subject property would
have been exposed to the market to cause it to have been sold at our estimated market value
on the effective date of the appraisal. Taking into account competitive properties, general
marketing practices, and the nature and condition of the subject property we estimate the
probable retrospective exposure time of the subject to have been 12 months to 18 months.

In summary, the market for large tracts of land, such as the subject, are dependent on a
variety of factors including competition, demand, absorption rate, selling price, and national
and local economic outlooks.

08.00 Zoning and Other Property Use Controls. The subject land is zoned IM,
Institutional/Mixed Use District under the West Bradford Township zoning ordinance. In the
IM zoning district, a minimum lot area of 2 acres is required. Other standards for
development of the land include:

Minimum front yard setback (Arterial) 120’ to ROW;
150’ to center
line of street
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Minimum front yard setback (Collector) 100’ to ROW;
130’ to center
line of street

Minimum side yard 50°
Minimum rear yard 50’
Minimum lot width at the street line 100’
Minimum landscape area 30%
Minimum lot width at the building line 150°
Maximum building height 40°
Maximum number of stories 3

Permitted occupancies in the IM zoning district include agricultural uses; public parks and
recreational use; West Bradford Township municipal use; educational use; and office use.

Conditional occupancies permitted include churches; privately owned educational uses; penal
institutions; youth facilities for non-adjudicated youth; municipal uses, for other than West
Bradford Township, when operated solely and distinctly by a government entity; congregate
housing; financial institution; institution; life care facility; research campus; semi-
independent elderly housing; office park; light industry; philanthropic animal care facility;
and power based wireless communication facilities.

There are no occupancies permitted as a special exception identified in the zoning code.
There are no occupancies specifically prohibited by the code.

Other specific requirements of the code affecting the density of potential development and
the layout of proposed structures include:

Parking Requirements: Parking requirements are specifically identified in Section
450-68 of the West Bradford Township zoning ordinance. The parking requirements
are specific to the use and are identified therein.

Sign Requirements: Sign regulations are identified in section 509-69 of the West
Bradford Township zoning code and identify the specific requirements for each type
of sign and the general regulations surrounding each sign.

Deed Restrictions: None identified.

Other Private Restrictions: None identified.

Because we are appraising the subject assuming that a form of residential development not
permitted in the zoning district in which the subject is located, we have summarily presented
the bulk and dimensional requirements of the districts that permit residential development
below.



ZONING
CLASSIFICATION

R-1 Residential District
R-1C Residential District

R-2 Residential District

R-2A Residential District

R-2B Residential District

R-3 Residential District

R-4 Residential District

Unified Development Area
District (Overlay)

DENSITY

1 detached SFD per acre.
1 detached SFD per acre.

1 detached SFD per acre without
public water and without public
sewer. 1.75 detached SFD's per
net acre with approved public
sewer and with public water.

1 detached SFD per acre without
public water and without public
sewer. 1.75 detached SFD's per
net acre with approved public
sewer and with public water.

1 detached SFD per acre without
public water and without public

sewer. 2 detached SFD's per net
acre with approved public sewer
and with approved public water.

1 detached SFD, 1 semi-detached
SFD, or 1 2-family dwelling per
acre without approved public
water or without public sewer. 4
detached SFD's, 4 semi-detached
SFD's, or 4 2-family dwellings per
acre with approved public water
or without public sewer.

1 detached SFD, 1 semi-detached
SFD, or 1 2-family dwelling per
acre without approved public
water or without public sewer. 5
Dwelling Units per acre for
detached SFD's, semi-detached
SFD's, 2 family dwellings,
attached SFD's, quadruplex, and
garden apartments with approved
public sewer and approved public
water

Not greater than 1 dwelling unit
per 2.5 acres.
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ZONING
CLASSIFICATION DENSITY

Traditional Neighborhood 3 dwelling units per net acre (20

Development - 1 (TND- Acre Minimum).

1)/Village Overlay District

(VOD)

R-5 Residential District 3 SFD units in one building where
public water and public sewer are
provided - 3,400 SF per attached
SFD.

Traditional Neighborhood A maximum density of 4 dwelling

Development - 2 (TND-2) units per net acre regardless of the

type of dwelling unit but provided
that the dwellings are served by
public water and public sewer.

We are not appraising the subject based upon the requirements of any specific zoning
classification or based on a specific plan of development. It is our opinion that the site,
taking into account all of its physical characteristics, can accommodate 1,125 living units in a
combination of single family and multiple family living units consistent with contemporary
site development standards.

Federal Emergency Management Agency Flood Plain Designation: 45.58 acres of the
subject tract are located within Zone X, a 500 year floodplain zone. There are no portions of
the subject site that are identified as being in a 100 year floodplain according to recently
published floodplain maps.

Additionally, those portions of the subject site identified as being in the 500 year floodplain
are also designated as wetlands for purposes of development (Community - Panel
#42029C0200F; Zone X; effective date of January 29, 2006).

Americans With Disabilities Act: The Americans With Disabilities Act (ADA)
became effective on January 26, 1992. We are not qualified to make a specific compliance
survey or analysis nor have we been provided with a specific compliance survey or analysis
of the subject to determine whether or not it is in conformity with the various detailed
requirements of ADA, if in fact they are applicable to the subject. In the absence of evidence
relating to this issue, we have not reflected possible noncompliance with the requirements of
ADA in estimating the value of the subject.
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D. THE SUBJECT PROPERTY

09.00 Land Description. The subject is a 200.0 net acre irregularly shaped corner
tract with interrupted frontage on the south side of West Strasburg Road consisting of
252.51° frontage at the westernmost property line along the south side of West Strasburg
Road and 1,809.67’ on the south side of the remaining frontage along West Strasburg Road;
558.07° frontage along the north side of Embreeville Road; and 414.88° frontage along the
north side of Telegraph Road.

The subject tract has a widely variable topography ranging from steeply sloping to flat.
Elevation of the tract is generally at the grade of the frontage streets. Additionally, a 1.76
acre portion of the subject tract adjacent to Ryan Boulevard is physically separated from the
remainder of the larger subject parcel, creating a 1.76 acre parcel fronting on Ryan Boulevard
and a 198.24 acre tract stretching from Strasburg Road to Embreeville Road.

While vehicular traffic can access the parcel from a variety of frontages, the main access to
the subject property is via driveway cut-ins from West Strasburg Road and Embreeville
Road. Roadway improvements consist of two lane, macadam paved, roadways along the
frontage streets.

Arrangements between the subject ownership and municipal and/or public utility authorities
for the connection of utilities are presumed to exist, although neither a plan specifically
identifying the location of all underground lines nor contracts providing for their installation
were available to us.

Recorded interests potentially affecting the utility of the subject land include:
Easements: A 20’ wide access easement to Embreeville Road will be granted to

Embreeville Redevelopment, LP to access a 5.0 acre tract Embreeville
Redevelopment, LP is retaining. A 20’ wide PennDOT utility easement occupying
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0.7275 acres extends north toward West Strasburg Road across a portion of the
subject tract for the existing PennDot facility. Additionally, typical utility easements
are presumed to exist.

Rights of Way: 3.56 acres of the subject tract (154,486 square feet) are situated in the
rights-of-way of the frontage streets.

Encroachments: None identified.

Appurtenances: West Bradford Township will be granted an access easement across
the portion of the land situated in Newlin Township which is owned by Embreeville
Redevelopment, LP.

10.00 Site Improvements. Utility services available for connection to the tract on
the date of valuation include the following:

Sanitary Sewer: The site was previously serviced by an adjacent private sanitary
sewage facility. When the tract was utilized by the Commonwealth of Pennsylvania
hospital, the sanitary sewage plant was part of the operation. The sanitary sewage
treatment facility is on a separate tax parcel in Newlin Township and is not included
in this valuation analysis. However, public sanitary sewer facilities of West Bradford
Township can be extended to the subject tract.

Storm Sewer: Storm water runoff is collected via underground pipelines from
culverts and inlets on the subject tract and also flows across the topography of the
site.

Surface Water Drainage: Storm water runoff is collected via underground pipelines
from culverts and inlets on the subject tract and also flows across the topography of
the site.
Water: Aqua PA.
Telephone: Verizon.
Gas: Peco Energy.
Electric: Peco Energy.

Roadway improvements include:
Streetbed: West Strasburg Road is a variable width, state maintained, macadam
paved, two lane roadway. Embreeville Road is a 33’ wide, macadam paved, state
maintained, two lane roadway. Telegraph Road is a 33° wide, state maintained,

macadam paved, two lane roadway.

Curb: None.
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Sidewalk: None.

Other land and site improvements which are beneficial to the utilization of the property
include:

Driveways and Parking Areas: Macadam paved driveways extend from the frontage
streets to the interior of the subject tract. While a variety of macadam paved parking
lots and parking areas exist at the subject tract it is assumed that these parking areas
have been removed.

Pedestrian Walks: While concrete walkways exist on the subject tract, it is assumed
that these walkways have been removed as of our date of valuation.

Fencing: Partial chain-link fencing surrounds portions of the perimeter of the subject
site.

Fuel Tanks: It is assumed that any fuel tanks, either above ground or under ground,
have been removed as of our date of valuation.

Landscaping: The subject tract is generally overgrown with no formal landscaping in
place.

11.00 Buildings and Other Improvements. While there are 12 existing buildings on
the subject tract totaling 722,050 square feet of gross building area, this valuation analysis
assumes that these buildings have been demolished, and that there are no buildings remaining
on the subject land.

12.00 Potential Environmental Concerns. The recognition of regulated natural land
features and the detection, recognition and/or measurement of hazardous substances require
the expertise of a professional trained in the appropriate disciplines. The competency
provision of the Uniform Standards of Professional Appraisal Practice obligates us to divulge
that precise recognition and detection of such factors are beyond our expertise. While
through research, experience, and training we are able to observe certain obvious features of
the subject that could cause environmental concerns, we disclose:

1) We are not experts in the various fields of environmental analysis.

2) The appraisal was prepared for pending litigation concerning the zoning of the
subject tract and does not constitute an expert environmental inspection of the

property.

3) Only persons with expert qualifications in the various fields of environmental
analysis can attest with certainty to the absence or presence of an environmental
issue. If such concerns exist, the appropriate expert or experts should be engaged
to evaluate the subject.
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4) This report should not be relied upon to make a specific determination that
potentially sensitive natural features or potentially hazardous substances actually
exist on the property.

While we have been made aware that contamination may exist on the subject site, our

valuation analysis assumes that the existing buildings have been demolished and that the site
has been made free and clear of any environmental contamination.

Q
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E. VALUATION ANALYSIS

13.00 Highest and Best Use. The Highest and Best Use of a property is the most
profitable, likely, and available use to which a property can be put. Use (or utilization) must
be distinguished from occupancy at least to the extent that use refers to the broader categories
of property types (industrial/commercial/ agricultural/ residential/recreational/etc.) whereas
occupancy refers to the more specific activity carried on within the real estate (manufacture
of appliances/food sales/etc.) as equipped or furnished by the occupant of the real estate.

An analysis of highest and best use considers alternative programs of utilization which are:

Legally permissible, and in compliance with zoning and other land use controls, deed
restrictions, or other similar constraints;

Physically possible, based on the adaptability and utility of the land and
improvements proposed or actually in place; and

Economically feasible, and fulfilling an identifiable demand in the market.

From among the legally permissible, physically possible, and economically feasible uses, that
use which is maximally productive and results in the highest present value, is judged to be
the highest and best use of the property being appraised.

Our analysis of highest and best use has been completed in the context of the recent history
of the subject property. For a long period of time, the subject property had been utilized as
an institutional facility and existed in general conformity to the West Bradford Township
Zoning Ordinance. Presently, the ordinance does not encourage large-scale residential
development; but the current owner of the property has proposed the tract be used for
residential purposes; and West Bradford Township, as the result of a long period of litigation,
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has agreed to purchase the property and to pay a consideration reflective of the residential
development potential of the land.

Accordingly, in the absence of the pending litigation, a less dense form of residential
development would have been a more likely mode of utilization. However, after reviewing
all of the studies prepared in connection with the litigation surrounding the subject and
reviewing various proposals with densities ranging up 7.59 living units per acre (1,512 living
units), it is our opinion that a density of just over 5.5 units per acre (1,125 units) is the most
appropriate use of the land. The tract can accommodate in our opinion 1,125 living units to
be completed in a stylish fashion consistent with the nature of nearby development,
incorporating a blend of single family and multiple family housing types.

After considering all of the potential uses to which the subject is legally and physically
adaptable, it is our opinion that as of the date of appraisal, development of up to 1,125 living
units consisting of a mix of single family and multiple family units consistent with current
potential future West Bradford zoning and land use controls represents the highest and best
use of the subject land.

14.00 Method of Valuation. Market value can be measured in terms of the
opportunity cost of the purchaser in acquiring the property in question. This may be
measured by the price of acquiring an existing substitute property with the same or similar
utility as the subject property (Sales Comparison Approach); or the price of acquiring an
income producing investment with the same dollar income potential at the same risk rate as
in the subject property (Development Approach). In this analysis, each of the two
approaches to value has been considered, but only the Sales Comparison Approach is
discussed in detail in subsequent sections of the report.

Q
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F. SALES COMPARISON APPROACH

15.00 Sales Comparison Approach. The underlying premise of the Sales
Comparison Approach is the concept that the analysis of sales of reasonably similar
properties provides an appraiser with empirical data from which observations and
conclusions about the property being appraised can be made. Proper application of the
approach requires that in the selection of sales data to directly compare with the subject:

Only market (or arms length) transactions be weighed, and the factual data of each
transaction be confirmed to the greatest extent possible.

The degree of comparability of each sale to the subject be considered; that differences
in physical, functional, and economic characteristics be noted; and adjustments for
the differences be made.

The value conclusion derived must be consistent with the analysis of the sales data.

For a conveyance to qualify as a “market” transaction four factors must traditionally be
present:

The conveyance must be “arm's length”; that is, it must be between two non-related
parties, each acting in self interest.

Neither the buyer nor the seller should have been under compulsion to act.

The property should be available for a reasonable period of time to the class of
purchasers best able to utilize the facility.

The price must be expressed in cash, adjusted for any special financing, concessions,
or special terms.
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For any class of real estate, the area in which comparative data are searched must reflect the
market area prospective purchasers would consider. Comparability is also a function of the
physical character of the asset being appraised. Classes of real estate in which physical
characteristics are standardized, or in which scale is small, and/or in which the commodity
has achieved relatively uniform recognition require that the sales data closely resemble the
appraised property. However, as specifications become more complex, as scale increases,
and/or as market recognition declines, the physical similarity of the sales data and the
appraised property tends to decline.

Land suitable for residential development can be valued on an aggregate basis in which the
market value estimate is expressed as a market value (or selling price) per acre, or the market
value estimate can be expressed as a market value (or selling price) per living unit based on
the development density of future development. The decision to base a market value
estimate on a per acre basis or a per lot basis is dependent upon the data available in the
market to compare the subject and the nature and extent of the likely development to occur
on the appraised property. Whichever unit of comparison is utilized, an important aspect to
the evaluation is the scale and absorption period of each of the comparable land sales and the
scale and likely absorption period of the property being appraised.

While we have considered the subject property on both a market value per acre basis and a
market value per potential developable living unit basis, we have expressed our conclusion
and performed our analysis on a market value per potential developable living unit basis.
Because the subject property is proposed to consist of a blend of single family residences and
multiple family residences and because the units will be blended with one another once a
plan is finalized, it is more difficult to express the market value of the subject property on a
selling price per acre basis than on the basis of a selling price per developable unit basis. In
each comparable sale, we have referenced both the selling price per acre and the selling price
per potential developable living unit, but we have made our adjustments on a selling price per
potential developable living unit.

At 200.0 acres and 1,125 potential developable living units, the subject is substantially larger
than most land transaction on which we have available data. Further the selling price of most
land transferred for residential development purposes is commonly premised upon a concept
of development and is frequently based upon a specific plan which has received interim—if
not final—approvals from the municipality in which the development is to be situated.
Generally speaking, smaller parcels sell for more per acre and more per potential living unit
than larger parcels, and parcels with all approvals in place (but without physical
improvements such as roads and utilities) sell for more per acre and more per living unit than
a tract that has only a concept plan guiding the development.

Because of the time value of money, large tracts and tracts that are otherwise proposed to be
developed over an extended period of time are discounted by the market for the extended
period of time over which the developer will recoup their investment. Further, a tract with
entitlements in place clearly has a shorter development horizon than a tract with no
entitlements in place.

The ideal data to relate to the subject on a comparative basis would be market transactions
(between unrelated parties) occurring in the western Philadelphia suburbs since 2006 that
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involved no less than 120 acres of land proposed for or subsequently developed with a mix of
residential improvements (consisting of both single family dwellings and multiple family
dwellings) at a density of not less than 5.0 living units per acre. While we track all large
scale land transactions in the market area, we are not aware of a single transaction that fits

the ideal standard.

We are, however, familiar with the pertinent details of sales of mid to large scale tracts
acquired for single family development, and we are familiar with sales of mid to large scale
tracts of land acquired for multiple family development. Combining the data, making
allowances for physical and market differences between the subject and the sales, and
reflecting an appropriate discount for comparing the subject as a whole with data that is
bifurcated is, in our opinion, a legitimate methodology to evaluate the subject in the absence
of data more closely resembling the subject.

Accordingly, we will discuss two categories of land sales which in concert resemble the
subject, adjust the sales to resemble the portion of the subject to which each group of sales
apply, and then combine and again adjust the data to arrive at a conclusion of the market
value of the subject as a unit. First, we have discussed and adjusted 4 sales of land acquired
for large scale single family residential development. Second, we have discussed and
adjusted 3 sales of land acquired for large scale multiple family development. We then
refined our analysis by combining and adjusting the data to form a final market value
conclusion.

As the data discussed below reveals, land suitable for single family development generally
sells at a lower price per acre and at a higher price per developable living unit than land
suitable for multiple family development. The unit selling price differences are attributable
to:

e The difference in the retail price of the individual finished living unit. A new single
family dwelling is generally more valuable than a new multiple family dwelling at the
very least because of the differences in amenities of the living units.

e The difference in size of the relative units. An individual single family dwelling is
typically larger than an individual multiple family unit.

e The difference in the density of development and the quantity of land attributable to
each individual living unit. Single family dwellings are commonly developed at
lower densities than multiple family dwellings.

e The difference in the cost of site improvements. Roadway, utility, grading, and site
improvement costs are higher on an individual basis for single family dwellings in
comparison to multiple family dwellings. Land development costs of multiple family
dwellings are driven downward as density increases because many costs are fixed and
not increased by adding units.
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e The difference in absorption rates. Multiple family development, especially units
erected for lease rather than for sale are commonly absorbed at a much faster rate that
homes erected for sale.

While a diverse array of sales was initially considered, the sales discussed below for direct
comparison to the subject are those transactions which we consider to be most similar to the
subject. While care was exercised to accumulate sales that are very similar to the subject,
relative dissimilarities exist. For features which are dissimilar between the sales and the
subject, adjustments have been made leading to an adjusted indication of the price at which
the property being appraised could be expected to sell. In making adjustments, all relevant
factors were considered including:

1.

2.

Property rights conveyed.
Financing terms and/or the cash equivalency of the price attributable to the land.
Conditions of sale.

The effect of the passage of time on selling prices and upon the relative
availability of competing properties.

Nature of surrounding development.

Physical features such as frontage, shape, depth, access, topography, availability
of public utilities, etc.

Uses permitted by zoning and other property use controls.
Relative size.

Special considerations such as wetlands, tidal lands, steep slope considerations,
etc.

Numerous sales of vacant land were investigated, and the sales considered to be the most
significant transactions to evaluate the contribution of the single family component of the
subject follow.
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WS MOREHALL ROAD (PA ROUTE 29)

“ATWATER VILLAGE”

EAST WHITELAND TOWNSHIP

CHESTER COUNTY, PA

DATE OF SALE:

DEED BOOK: 9171, et al
GRANTOR:

GRANTEE:

LAND AREA:

BUILDING AREA:

ZONING:

USE AFTER SALE:

DEVELOPMENT DENSITY:

LAND FEATURES:

UNADJUSTED BASE PRICE:

INITIAL ADJUSTMENTS:

ADJUSTED BASE PRICE:

August 27, 2015
Thru June 26, 2019

PAGE: 511,etal CONSIDERATION: $43,920,000
RLD Atwater JV LLC

NVR, Inc

111.017 acres

None
RMH Opverlay - Median-High Density Residential.

This sale represents the takedown of 460 lots of the proposed
549 lot residential subdivision known as “Atwater Village.”
Construction of the homes began in 2016 and 417 of the lots
have been sold as of the valuation date.

4.14 living units per acre.

This irregularly shaped interior parcel fronts on the north side
and the south side of Atwater Drive. Elevation of the tract is
generally at street grade, and the topography of the parcel is
rolling. Public water, sanitary sewer, storm sewer, electric,
and gas lines were available for connection at the time of
sale.

$395,615 per acre of land area or $95,478 per potential
developable living unit.

Property Rights 1.00 factor
Financing/Cash Equivalency 1.00 factor
Conditions of Sale (Approvals): 0.70 factor
Market Conditions 1.10 factor

Total Initial Adjustment: 0.77 factor

$73,518 per potential developable living unit.

IDENTIFICATION: 42-2-8.3 (master parcel)
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FINAL ADJUSTMENTS: Location -10% adjustment
Relative Size -5% adjustment
Physical Features -10% adjustment
Utility Service 0% adjustment
Zoning 0% adjustment
Other Features 0% adjustment
Total Final Adjustment: -25% adjustment

FINAL ADJUSTED PRICE: $55,138 per potential developable living unit.

REMARKS: Homes in the subdivision will include 401 townhouses; 80
semi-detached homes; and 68 detached single-family
dwellings. Additionally, an apartment complex and potential
retail development is also projected for the Atwater Village
development.
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LAND SALE NO. 1
WS MOREHALL ROAD (PA ROUTE 29)
“ATWATER VILLAGE”
EAST WHITELAND TOWNSHIP
CHESTER COUNTY, PA
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1016 - 1304 PHOENIXVILLE PIKE

“GREYSTONE”

WEST GOSHEN TOWNSHIP

CHESTER COUNTY, PA

DATE OF SALE:
DEED BOOK: 9801
GRANTOR:
GRANTEE:

LAND AREA:

BUILDING AREA:

ZONING:

USE AFTER SALE:

DEVELOPMENT DENSITY:

LAND FEATURES:

UNADJUSTED BASE PRICE:

INITIAL ADJUSTMENTS:

August 23, 2018 IDENTIFICATION: 52-2-114, et al
PAGE: 1835 CONSIDERATION: $38,000,000
Jerrehian, LLC

RLD Greystone, LLC

162.0354 acres

None.
R-3B Zone C Residential.

This sale represents the 162.0354 acre portion of a 440 acre
proposed mixed-use development. The residential portion of
the site is to include 589 residential units including 188
detached single-family units; 110 single-family detached
units; and 48 townhouse units. An existing mansion at the
subject property known as the Greystone mansion, a banquet
venue, will remain on an additional 35 acres. 163 acres are to
be deeded to the Township. The remaining 80 acres will be
used for apartment and/or commercial development. As of
the date of valuation construction had begun on the
residential portion of the development.

3.64 living units per acre.

This irregularly shaped interior parcel fronts on the west side
of Phoenixville Pike. Elevation of the tract is generally at or
below street grade, and the topography of the parcel is flat to
sloping. Public water, sanitary sewer, storm sewer, electric,
and gas lines were available for connection at the time of
sale.

$234,517 per acre of land area or $64,516 per potential
developable living unit.

Property Rights 1.00 factor
Financing/Cash Equivalency 1.00 factor
Conditions of Sale (Approvals): 0.85 factor

Market Conditions 1.00 factor
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FINAL ADJUSTMENTS:

FINAL ADJUSTED PRICE:

REMARKS:
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Total Initial Adjustment: 0.85 factor

$54,839 per potential developable living unit.

Location 0% adjustment
Relative Size 0% adjustment
Physical Features 0% adjustment
Utility Service 0% adjustment
Zoning 0% adjustment
Other Features 0% adjustment

Total Final Adjustment: 0% adjustment

$54,839 per potential developable living unit.

163 acres of the overall 440 acres are to be utilized for open
space and recreational use.
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LAND SALE NO. 2
1016 - 1304 PHOENIXVILLE PIKE
“GREYSTONE”
WEST GOSHEN TOWNSHIP
CHESTER COUNTY, PA
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“DARLINGTON RIDGE AT WEST CHESTER”

EAST BRADFORD TOWNSHIP

CHESTER COUNTY, PA

DATE OF SALE:

DEED BOOK: 9988
GRANTOR:
GRANTEE:

LAND AREA:

BUILDING AREA:

ZONING:

USE AFTER SALE:

DEVELOPMENT DENSITY:

LAND FEATURES:

UNADJUSTED BASE PRICE:

INITIAL ADJUSTMENTS:

ADJUSTED BASE PRICE:

August 23, 2019 IDENTIFICATION: 51-7-135,
51-7-136,
51-07-115,

PAGE: 001 CONSIDERATION: $8,321,500

Estate of Lawrence P. Tigue
Toll PA VILP
86.461 acres

At the time of the sale the sale property was improved with
3,999 square foot farmhouse as well as 4 accessory barn and
outbuildings.

R-2 Residential, R-3 Residential, R-4 Residential

106 unit Darlington Ridge at West Chester residential
subdivision.

1.23 living units per acre.

This assemblage of 3 non-contiguous parcels is situated on the
north and south side of Tigue Road at the intersection of
Tigue Road and Lenape Road. Elevation of the tract is
generally at street grade, and the topography of the parcel is
rolling. Public water, sanitary sewer, storm sewer, electric,
and gas lines were available for connection at the time of sale.

$96,246 per acre of land area or $78,505 per potential living
unit.

Property Rights 1.00 factor
Financing/Cash Equivalency 1.00 factor
Conditions of Sale (Approvals): 0.80 factor
Market Conditions 1.00 factor

Total Initial Adjustment: 0.80 factor

$62,804 per potential developable living unit.
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FINAL ADJUSTED PRICE:

REMARKS:
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Location -15% adjustment
Relative Size 0% adjustment
Physical Features 0% adjustment
Utility Service 0% adjustment
Zoning 0% adjustment
Other Features 0% adjustment

Total Final Adjustment: -15% adjustment

$53,383 per potential developable living unit.

In total, 106 townhouses are to be developed on the site; the
existing farmhouse and stone barn are to be maintained and
established as a separate parcel. Site work has begun but no
houses have been constructed as of the date of this report.
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LAND SALE NO. 3
945 TIGUE ROAD
“DARLINGTON RIDGE AT WEST CHESTER”
EAST BRADFORD TOWNSHIP, CHESTER COUNTY, PA
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LAND SALE NO. 4

1655 BOULDER DRIVE
“TOWNES AT SHANNON HILL”
WEST BRADFORD TOWNSHIP

CHESTER COUNTY., PA

DATE OF SALE: January 10, 2018 IDENTIFICATION: 50-001-0036.0000, 50-001-
0036.3100

DEED BOOK: 9688 PAGE: 2072 CONSIDERATION: $6,048,000

GRANTOR: Theodore Van Beuren

GRANTEE: U.S. Home Corporation

LAND AREA: 34.125 acres

BUILDING AREA: None.

ZONING: Residential

USE AFTER SALE: Subsequent to the acquisition of the sale property, the grantee

began development of the 112 unit townhouse development
known as “Townes at Shannon Hill.” Homes in the
development have asking prices ranging from $335,000 to
over $350,000

DEVELOPMENT DENSITY:  3.28 living units per acre.

LAND FEATURES: This irregularly shaped interior parcel fronts on the westerly
terminus of Boulder Drive. Elevation of the tract is generally
at street grade, and the topography of the parcel is rolling.
Public water, sanitary sewer, storm sewer, electric, and gas
lines were available for connection at the time of sale.

UNADJUSTED BASE PRICE: $177,231 per acre of land area or $54,000 per potential
developable living unit.

INITIAL ADJUSTMENTS: Property Rights 1.00 factor
Financing/Cash Equivalency 1.00 factor
Conditions of Sale (Approvals): 0.95 factor
Market Conditions 1.05 factor
Total Initial Adjustment: 0.9975 factor

ADJUSTED BASE PRICE: $53,865 per potential developable living unit.
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FINAL ADJUSTMENTS: Location 0% adjustment
Relative Size 0% adjustment
Physical Features 0% adjustment
Utility Service 0% adjustment
Zoning 0% adjustment
Other Features 0% adjustment
Total Final Adjustment: 0% adjustment

FINAL ADJUSTED PRICE: $53,865 per potential developable living unit.
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LAND SALE NO. 4
1655 BOULDER DRIVE
WEST BRADFORD TOWNSHIP
CHESTER COUNTY, PA
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To account for the relevant differences that exist between the subject and each of the sales,
appropriate adjustments have been made. In this analysis, adjustments have been made to
each sale in two phases.

First, each sale has been adjusted as applicable for property rights conveyed, for financing
and/or cash equivalency considerations, for any unusual conditions of sale affecting price,
and for the effect of time, if any, on selling prices and upon the relative availability of
competing properties. These adjustments are cumulative in nature, have been expressed on a
factor basis, and have been multiplied by one another to arrive at an adjusted base price for
each sale.

The second phase of the adjustment process is to deal with property characteristics that are
different between the subject property and each sale. These adjustments are serial in nature,
and have been summed.

Subsequent to adjustment, unit selling prices of the sales range from $53,383 per potential
developable living unit to $55,138 per potential developable living unit as follows:

ADJUSTED UNIT DEVELOPMENT
TRANSACTION SELLING PRICE DENSITY
Land Sale No. 1 $55,138 per living unit 4.14 units/acre
Land Sale No. 2 $54,839 per living unit 3.64 units/acre
Land Sale No. 3 $53,383 per living unit 1.23 units/acre
Land Sale No. 4 $53,865 per living unit 3.28units/acre

After taking into consideration all of the dissimilar features between the single family
residential land sales analyzed and the subject property, it is our opinion that the indicated
market value of the component of the subject suitable for development of single family
dwellings is $55,000 per potential living unit.

After analyzing the multiple family component of the subject (below), we will discuss how
we have factored the contribution of the value of the single family residential component and
the contribution of the multiple family component into an overall value conclusion.

Numerous additional sales of vacant land were investigated to estimate the value contribution
of the multiple family component of the subject property, and the sales considered to be the
most significant transactions to evaluate the contribution of the multiple family component of
the subject follow.
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605 MILLERS HILL ROAD
“THE RAVELLA”
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KENNETT TOWNSHIP AND KENNET SQUARE BOROUGH

CHESTER COUNTY, PA

DATE OF SALE:

DEED BOOK: 9818

GRANTOR:
GRANTEE:
LAND AREA:

BUILDING AREA:

ZONING:

USE AFTER SALE:

DEVELOPMENT DENSITY:

LAND FEATURES:

UNADJUSTED BASE PRICE:

INITIAL ADJUSTMENTS:

ADJUSTED BASE PRICE:

January 30, 2019 IDENTIFICATION: 62-3-51. 62-4-1,

62-4-15.1, 3-1-1

PAGE: 624 CONSIDERATION: $4,100,000

Ravello Properties, LP
HREG Kennett Square, LLC
14.48 acres

A 952 SF single family dwelling was on the site at the time
of sale.

BP Business Park District

This sale represents the transfer of an assemblage of 4 parcels
with approvals in place for the development of a 175 unit
apartment complex.

12.09 living units per acre

This irregularly shaped interior assemblage of 4 parcels is
situated on the north side of Millers Hill Road and also has
frontage on the easterly terminus of Hazel Avenue and the
south side of North Walnut Street. Elevation of the tract is
generally at or above street grade, and the topography of the
parcel is rolling. Public water, sanitary sewer, storm sewer,
electric, and gas lines were available for connection at the
time of sale.

$283,149 per acre of land area or $23,429 per potential
developable living unit.

Property Rights 1.00 factor
Financing/Cash Equivalency 1.00 factor
Conditions of Sale (Approvals): 1.00 factor
Market Conditions 1.00 factor

Total Initial Adjustment: 1.00 factor

$23,429 per potential developable living unit.
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FINAL ADJUSTMENTS: Location 0% adjustment
Relative Size -10% adjustment
Physical Features 0% adjustment
Utility Service 0% adjustment
Zoning 0% adjustment
Other Features 0% adjustment
Total Final Adjustment: -10% adjustment

FINAL ADJUSTED PRICE: $21,086 per potential developable living unit.

REMARKS: Construction on the complex has begun as of the date of this
report with site work and grading in evidence.
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LAND SALE NO. 5
605 MILLERS HILL ROAD, THE RAVELLA
KENNETT TOWNSHIP AND KENNET SOQOUARE BOROUGH
CHESTER COUNTY, PA
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SOUTH ATWATER DRIVE
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“HAVEN AT ATWATER VILLAGE”

EAST WHITELAND TOWNSHIP

CHESTER COUNTY, PA

DATE OF SALE:
DEED BOOK: 9566
GRANTOR:
GRANTEE:

LAND AREA:

BUILDING AREA:

ZONING:

USE AFTER SALE:

DEVELOPMENT DENSITY:

LAND FEATURES:

UNADJUSTED BASE PRICE:

INITIAL ADJUSTMENTS:

ADJUSTED BASE PRICE:

September 25, 2015 IDENTIFICATION: 42-2-8.3A

PAGE: 280 CONSIDERATION: $12,551,000

RLD Atwater JV, LLC
The Haven at Atwater Village, LLC
13.17 acres

None.
RMH Opverlay - Median-High Density Residential.

This sale represents the acquisition of 13.17 acres in the
planned development known as “Atwater Village” for the
development of a 326 unit, 9 building apartment complex
known as “Haven at Atwater Village.”

24.75 living units per acre

This irregularly shaped interior parcel located east of
Morehall Road has no frontage prior to development of the
surrounding community but has deeded easements across
adjacent parcels for ingress and egress. Elevation of the tract
is generally at street grade, and the topography of the parcel
is rolling. Public water, sanitary sewer, storm sewer, electric,
and gas lines were available for connection at the time of
sale.

$952,999 per acre of land area or $38,500 per potential
developable living unit.

Property Rights 1.00 factor
Financing/Cash Equivalency 1.00 factor
Conditions of Sale (Approvals): 0.70 factor
Market Conditions 1.15 factor

Total Initial Adjustment: 0.805 factor

$30,993 per potential developable living unit.
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FINAL ADJUSTMENTS: Location -20% adjustment
Relative Size 0% adjustment
Physical Features -15% adjustment
Utility Service 0% adjustment
Zoning 0% adjustment
Other Features 0% adjustment
Total Final Adjustment: -35% adjustment

FINAL ADJUSTED PRICE: $20,145 per potential developable living unit.
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LAND SALE NO. 6
SOUTH ATWATER DRIVE
HAVEN AT ATWATER VILLAGE
EAST WHITELAND TOWNSHIP, CHESTER COUNTY. PA
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17S NORTH POTTSTOWN PIKE

“HANOVER EXTON SQUARE”

WEST WHITELAND TOWNSHIP

CHESTER COUNTY, PA

DATE OF SALE:
DEED BOOK: 9842
GRANTOR:
GRANTEE:

LAND AREA:

BUILDING AREA:

ZONING:

USE AFTER SALE:

DEVELOPMENT DENSITY:

LAND FEATURES:

UNADJUSTED BASE PRICE:

INITIAL ADJUSTMENTS:

ADJUSTED BASE PRICE:

November 7, 2018 IDENTIFICATION: 41-5-90.2

PAGE: 68 CONSIDERATION: §$10,300,195
PR Exton Square Property, LP (et al.)

NWHAN Exton PA Development, LLC

4.070 acres

None.
TC Town Center Mixed Use

A 342 unit apartment complex is under development adjacent
to the Exton Square Mall.

84.03 living units per acre

This irregularly shaped interior parcel fronts on the east side
of North Pottstown Pike (PA Route 100) and has rights of
access for ingress and egress across adjacent parcels.
Elevation of the tract is generally at or above street grade,
and the topography of the parcel is nearly level. Public
water, sanitary sewer, storm sewer, electric, and gas lines
were available for connection at the time of sale.

$2,530,760 per acre of land area or $30,118 per potential
developable living unit.

Property Rights 1.00 factor
Financing/Cash Equivalency 1.00 factor
Conditions of Sale (Approvals): 0.80 factor
Market Conditions 1.05 factor

Total Initial Adjustment: 0.84 factor

$25,299 per potential developable living unit.
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FINAL ADJUSTMENTS: Location -15% adjustment
Relative Size 0% adjustment
Physical Features -5% adjustment
Utility Service 0% adjustment
Zoning 0% adjustment
Other Features 0% adjustment
Total Final Adjustment: -20% adjustment

FINAL ADJUSTED PRICE: $20,239 per potential developable living unit.
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LAND SALE NO. 7
175 NORTH POTTSTOWN PIKE, HANOVER EXTON SOQUARE
WEST WHITELAND TOWNSHIP, CHESTER COUNTY. PA
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To account for the relevant differences that exist between the subject and each of the sales,
appropriate adjustments have been made. In this analysis, adjustments have been made to
each sale in two phases.

First, each sale has been adjusted as applicable for property rights conveyed, for financing
and/or cash equivalency considerations, for any unusual conditions of sale affecting price,
and for the effect of time, if any, on selling prices and upon the relative availability of
competing properties. These adjustments are cumulative in nature, have been expressed on a
factor basis, and have been multiplied by one another to arrive at an adjusted base price for
each sale.

The second phase of the adjustment process is to deal with property characteristics that are
different between the subject property and each sale. These adjustments are serial in nature,

and have been summed.

Subsequent to adjustment, unit selling prices of the sales range from $20,145 per potential
developable living unit to $21,086 per potential developable living unit as follows:

ADJUSTED UNIT DEVELOPMENT

TRANSACTION SELLING PRICE DENSITY
Land Sale No. 5 $21,086 per living unit 12.09 units/acre
Land Sale No. 6 $20,145 per living unit 24.75 units/acre
Land Sale No. 7 $20,239 per living unit 84.03 units/acre

After taking into consideration all of the dissimilar features between the multiple family
residential land sales analyzed and the subject property, it is our opinion that the indicated
market value of this portion of the subject capable of being developed with multiple family
dwellings by this approach is $20,000 per potential living unit. We have discussed below the
process we have utilized to relate this component to the valuation of the subject.

It is our opinion that approximately one third of the 1,125 total units to be developed at the
subject property would be single-family dwellings and two thirds of the units to be developed
at the subject property would be multiple family dwellings. One third of 1,125 potential
living units would be 375 units as single-family dwellings. Two thirds of 1,125 potential
living units would be 750 multiple family units.

The market value estimate for the subject property is sensitive to the distribution of units.
Because the right to develop a single family dwelling is more valuable than the right to
develop a multiple family dwelling, a larger distribution of single-family dwellings would
increase the market value of the subject property and a lesser distribution of units as single-
family dwellings would decrease the market value of the subject. Conversely, increasing the
number of multiple family units would decrease the market value of the subject, and
decreasing the number of multiple family units would decrease the overall market value of
the subject. However, based on our analysis of the property and the market in which it
competes we believe that the one third single-family dwelling distribution to two thirds
multiple family distribution is a reasonable basis on which to analyze the subject property.
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In our judgment, the likely process for developing the subject would be to create phases for
the orderly layout and construction of the new improvements. We estimate that a reasonable
first phase of development would consist of a total of 300 living units, consisting of 100
single family living units and 200 multiple family living units. We have also estimated a 36
month period for the planning, construction, and absorption of the first 300 units.

The absorption of 300 units in the first 36 months reflects an average absorption rate of 8.33
living units per month. The actual absorption would be is somewhat greater because the first
eight months to 12 months of the three year period would involve development approval and
preparing the overall tract for development.

A preliminary market value estimate of $9,500,000 is reflected for the first phase of
development, and was calculated by multiplying 100 single family units by a unit value of
$55,000 per unit to achieve a $5,500,000 value for the single family units; and by multiplying
$20,000 per unit by 200 multiple family units to achieve a $4,000,000 preliminary market
value for the multiple family component of the first phase of the development. The sum of
$5,500,000 and $4,000,000 is $9,500,000, which reflects the market value contribution of the
initial phase of development. This initial phase of development requires no adjustment for
absorption inasmuch as a development of 300 units in a single phase would be a development
matching the scale of the comparative market data we have analyzed.

The next step in developing a market value estimate for the property as a whole is to multiply
the remaining number of each type of unit by the unit price estimated for each type of unit.
Multiplying the remaining 275 single family units (not built in the first phase) by $55,000 per
unit reflects a gross selling price of $15,125,000. Multiplying 550 multiple family units (not
built in the first phase) by $20,000 per living unit reflects a gross selling price of
$11,000,000. Summing $15,125,000 and $11,000,000 indicates a total gross selling price for
the units not built and absorbed in the first phase of $26,125,000.

The absorption of the remaining 825 living units over 204 months reflects an average
absorption rate of 4.04 units per month. Because the $26,125,000 price will not be achieved
immediately but will be spread out over the 17 years that the units will be built and absorbed,
it is necessary to discount the gross selling price into a present value. That calculation must
also reflect the circumstance that the 17 year absorption period will not begin until the end of
the 4 year development period of the first phase.

We discounted the future revenue stream for the second phase of development at a discount
rate of 6.5%. The discount rate was premised on a 30% loan-to-value ratio assuming a 12%
return to the equity position, and a borrowing rate of 4.25% on the borrowed funds. The
blended rate developed by multiplying 30% by 12% and adding 70% multiplied by 4.25%
results in a 6.58% rate that we have rounded to 6.5%.

The present worth factor to convert a 204 month (17 years multiplied by 12 month per year)
revenue stream to a present value based on monthly payments is 123.28615. The average
monthly revenue stream based on receiving $26,125,000 over a 204 month period is
$128,063.73 per month. Multiplying $128,063.73 by the present worth factor of 123.618615
reflects a present value estimate of $15,788,484.
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The $15,788,484 present value estimate assumes that the revenue stream begins on the date
of valuation. In this analysis, the second phase revenue stream begins 36 months (the period
to complete phase 1) from the date of valuation. The present worth factor to convert a
$15,788,484 future value for three years at a 6.5% discount rate is 0.823268. Multiplying
$15,788,484 by 0.823268 reflects a net present value of the contribution of the second phase
of development of $12,998,154.

The market value of the total property represent the sum of the $9,500,000 value of the first
phase of development and the $12,998,154 present value of the second phase of
development. The sum of the two components is $22,498,154 which we have rounded to
$22,500,000.

Accordingly, it is our opinion that the market value of the subject assuming that the future
absorption of the development would occur over a 20 year period is $22,500,000. A total
value conclusion is $22,500,000 is equivalent to 1,125 living units at an average of $20,000
per living unit, or 200 acres of land at an average of $112,500 per acre. An absorption of
1,125 living units over 20 years represents an average absorption of 4.69 living units per
month. We believe the absorption of 8.33 units per month in the first phase and 4.04 units
per month in the second phase follow the experience of other large scale developments in the
region.

Q
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G. DEVELOPMENT APPROACH

16.00 Development Approach. While the Development Approach is a valid
methodology to arrive at a market value estimate for a tract of vacant land, reliance on the
approach requires that a specific plan of development for the property. In the subject
instance, no specific plan of development has been produced, presented or approved. While
it is possible to predict a unit price for potential lots on which homes or apartments could be
developed, we cannot predict without a plan the cost for grading, roadways, installation of
utilities, etc. We have sufficient experience to make approximations of those costs, but the
sales we have relied upon in the Sales Comparison Approach are better market evidence of
how developers view land proposed for development.

Thus, while a market value estimate by the Development Approach can be processed and in
normally processed by developers in acquiring land, it could not be undertaken in this
assignment because we could not make specific estimates of specific variables (costs of
development). We do, however, have a strong basis for estimating the likely homes and
apartments to be built on tracts like the subject as well as the absorption period over which
those homes and apartments might be marketed.

As a result, we have not undertaken a Development Approach and have relied only upon the
Sales Comparison Approach in this analysis because the information we have in the Sales
Comparison Approach is abundant and the data we have upon which to undertake the
Development Approach is limited.

Q
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H. FINAL ESTIMATE OF VALUE

17.00 Final Estimate of Market Value. The Sales Comparison Approach produces
the value conclusion $22,500,000. The Development Approach is not presented in this report
inasmuch as no formal plan of development has been prepared.

After considering all of the facts and circumstances in connection with the subject property,
we estimate the market value of the subject fee simple interest, assuming demolition and
removal of the existing improvements, complete remediation of the subject land, and receipt
of approvals for development of the land with 1,125 living units as of September 30, 2019 to
be:

- TWENTY TWO MILLION FIVE HUNDRED THOUSAND DOLLARS -

(822,500,000)

This is equal to 200 acres of land area at an average of $112,500 per acre, or 1,125 potential
developable living units in a mix of single family living units and multiple family units at an
average of $20,000 per potential developable living unit.

Q
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ADDENDUM
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1. LOOKING SOUTHWEST AT THE SUBJECT PROPERTY FROM WEST STRASBURG
ROAD.

2. LOOKING SOUTHEAST AT A PORTION OF THE EXISTING IMPROVEMENTS ON THE
SUBJECT TRACT.
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3. LOOKING SOUTH AT A PORTION OF THE EXISTING IMPROVEMENTS ON THE
SUBJECT TRACT.

4. LOOKING SOUTH AT A FORMER ENTRANCE TO THE SUBJECT COMPLEX FROM
WEST STRASBURG ROAD.
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5. LOOKING EAST FROM THE SUBJECT PROPERTY ALONG WEST STRASBURG ROAD.

6. LOOKING SOUTHWEST ACROSS THE SUBJECT PROPERTY FROM WEST
STRASBURG ROAD.
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7. LOOKING EAST ACROSS THE SUBJECT PROPERTY ALONG WEST STRASBURG
ROAD.

8. VIEW OF THE EMBREEVILLE PENNSYLVANIA STATE POLICE BARRACKS AT THE
INTERSECTION OF WEST STRASBURG ROAD AND LIEDS ROAD ADJACENT TO THE
PROPERTY.
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9. VIEW OF A TYPICAL HOME IN THE VICINITY OF THE SUBJECT PROPERTY.

10. VIEW OF A TYPICAL HOME IN THE VICINITY OF THE SUBJECT PROPERTY.
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11. VIEW OF A TYPICAL HOME IN THE VICINITY OF THE SUBJECT PROPERTY.

12. VIEW OF A TYPICAL HOME IN THE VICINITY OF THE SUBJECT PROPERTY.
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13. VIEW OF THE NEWLIN TOWNSHIP WASTEWATER TREATMENT FACILITY ALONG
TELEGRAPH ROAD.

14. LOOKING SOUTH ACROSS THE SUBJECT LAND.
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15. VIEW OF THE PENNDOT MAINTENANCE FACILITY LOCATED AT THE
INTERSECTION OF EMBREEVILLE ROAD AND RYAN BOULEVARD.

16. VIEW OF A TYPICAL HOME IN THE TATTERSALL DEVELOPMENT ADJACENT TO
THE SUBJECT PROPERTY.
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17. VIEW OF A TYPICAL HOME IN THE TATTERSALL DEVELOPMENT ADJACENT TO
THE SUBJECT.

18. VIEW OF THE BROAD RUN GOLF COURSE WITHIN THE TATTERSALL
RESIDENTIAL COMMUNITY.
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AERIAL MAP

LOCATION MAP
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ALTA/ACSM LAND TITLE SURVEY WITH ANNOTATIONS IN RED BY COYLE, LYNCH & COMPANY
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JOHN J. COYLE 3RD, MAIL CRE

PRESENT POSITION:

CERTIFICATION:
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PROFESSIONAL PROFILE

President and Director of the Regional Valuation
Department of Coyle, Lynch & Company; Vice
President of Coyle Real Estate Company; Director of
Real Estate Valuation of Corporate Valuation Advisors;
and Vice President of Delaware Valley Realty Advisors,
Inc.

Mr. Coyle is a co-director of, co-manager of, and partial
owner of the Henderson Group, Inc. The Henderson
Group developed, owns, and manages 2,600,000 square
feet of industrial, office, and retail properties in 48
buildings in 5 communities in the western Philadelphia,
PA (Delaware County) suburbs, and 600,000 square feet
of industrial and office space in 11 buildings in
Melbourne, FL (Brevard County).

Mr. Coyle is a licensed Real Estate Broker (RM-
024731-A) in the Commonwealth of Pennsylvania since
1972; and a Certified General Real Estate Appraiser in
the Commonwealth of Pennsylvania (#GA-397L) since
the enactment of the Real Estate Appraisers Certification
Act No. 98 of 1990; in the State of New Jersey
(#RG-1630); in the State of Delaware (#X10000145); in
the State of New York (#46000018883); in the State of
Texas (#TX-1335204-G); in the Commonwealth of
Virginia (#4001017681); and the State of Colorado
(#CG.200001538). In recent years, Mr. Coyle has also
received reciprocal practice certificates in Rhode Island,
Tennessee, Connecticut, Maryland, North Carolina,
Oklahoma, California, Georgia, Florida, and New



PAST EXPERIENCE:

PROFESSIONAL SOCIETIES:

PROPERTY TYPES EVALUATED:
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Hampshire. Mr. Coyle has met the current continuing
educational requirements in each state in which he is
certified and for each professional organization of which
he is a member.

Mr. Coyle's previous positions include Vice President of
Strategis Asset Valuation & Management Company
(formerly Realty Appraisals Company); President of
Northland Appraisal Company; and Staff Appraiser for
Jackson Cross Company.

Mr. Coyle is an MAI member and an SRA member of
the Appraisal Institute (the merged entity of the former
American Institute of Real Estate Appraisers and the
former Society of Real Estate Appraisers), a CRE
member of the Counselors of Real Estate, and a Hoyt
Fellow of the Homer Hoyt Institute for Advanced
Studies. Mr. Coyle is also a Realtor Member of the
Delaware Valley Association of Realtors, and past
President and Director of the Delaware County
Association of Realtors and the Philadelphia Chapter of
the Society of Real Estate Appraisers; served as District
Governor of the Society of Real Estate Appraisers; and
served on the national Board of Directors of the
Appraisal Institute. Mr. Coyle presently serves as a
Director of the Delaware County Industrial
Development Authority.

Since 1972, Mr. Coyle has applied his expertise to a
wide range of valuation problems. Property types
appraised include improved real and personal property
assets in the broad classifications of industrial,
residential, institutional, commercial, agricultural, and
special purpose properties, and a diverse array of
undeveloped acreage and developed land. Improved
industrial facilities appraised include light, medium, and
heavy duty manufacturing plants; laboratory facilities;
petroleum refineries; petroleum storage facilities;
breweries; processing plants; chemical plants; pilot
plants; warehouses; flex buildings; research and
development facilities; transportation terminals; food
processing plants; landfills; quarries; power generating
facilities; and waterfront terminal facilities. Improved
residential property types appraised include single
family dwellings; garden, mid-rise, and high rise
apartment buildings; congregate care facilities; nursing
homes; and continuing care retirement communities.
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Improved institutional properties appraised include
hospitals; colleges; schools; churches; and parsonages.
Improved commercial property types appraised include
regional shopping malls; regional, community and
neighborhood shopping centers; hotels and motels;
office buildings; service stations; operations centers; car
washes; convenience stores; golf courses; marinas;
mobile home parks; and department stores. Improved
agricultural properties appraised include farms;
fisheries; orchards; ranches; and commercially operated
agribusiness facilities. Special purpose properties
appraised include railroad rights of way; natural
resource tracts consisting of timberlands; water rights;
and peat, coal, and limestone reserves; amusement
parks; cemeteries; restaurants; bowling alleys; parking
garages; pipelines; water distribution systems; sewage
treatment plants; and various forms of environmentally
challenged properties. Property interests appraised
include fee simple estates, leasehold estates,
reversionary interests, life estates, leased fee estates, air
rights, subsurface rights, and easements, including
conservation easements.

Mr. Coyle is a graduate of The American University
with an MS in Real Estate and Urban Development
Planning; and a graduate of Saint Joseph's University
with a BS in Business Administration. He has also
completed coursework in valuation and related topics
presented by the Appraisal Institute, the Society of
Office and Industrial Realtors, the American Society of
Appraisers, the Center for Business Intelligence, the RS
Means Company, the Colorado School of Mines; and the
Massachusetts Institute of Technology.

Mr. Coyle has participated in appraisal and consulting
assignments in 51 of the 67 counties in Pennsylvania,
each of the 3 counties in Delaware, 20 of the 21 counties
in New Jersey, and 33 of the 57 counties in New York.
He has worked in 38 of the continental United States for
private individuals, corporations, governmental
agencies, law firms, and lending institutions in
connection with the sale and acquisition of real estate;
corporate dissolutions; mortgage financing; ad valorem,
income, and estate tax litigation; bankruptcy
proceedings; security offerings; condemnation matters;
risk control issues; and portfolio management
assignments.
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EXPERT TESTIMONY: Mr. Coyle has been qualified as an expert in the
valuation of real and/or personal property in the Court of
Common Pleas in 28 of the 67 counties in the
Commonwealth of Pennsylvania; in the United States
District Court for the Eastern District of Pennsylvania;
in the Supreme Court of the State of New York; in the
Tax Court of the State of New Jersey; in the Chancery
Court of the State of Delaware; and in various quasi-
judicial proceedings before boards and panels
throughout the geographic area he has served.
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JOHN ANTHONY EGAN, MAI, SRA

PRESENT POSITION:

CERTIFICATION:

PAST EXPERIENCE:

PROFESSIONAL SOCIETIES:
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PROFESSIONAL PROFILE

Vice President and Director of the Metropolitan
Valuation Department of Coyle, Lynch & Company.

Mr. Egan is a Certified General Real Estate Appraiser in
the Commonwealth of Pennsylvania (#GA 284L) and a
licensed Real Estate Broker (AB-049362-L) in the
Commonwealth of Pennsylvania. Mr. Egan has met the
current appraisal education requirements of the
Commonwealth. Mr. Egan has also received reciprocal
practice certificates in Alabama, Texas, Kansas,
Maryland, Virginia, and South Carolina.

Mr. Egan's previous positions include Senior Appraiser
for Coyle, Lynch and Company; and Associate Real
Estate Appraiser for Northland Appraisal Company.

Mr. Egan is an MAI member and an SRA member of the
Appraisal Institute (the merged entity of the former
American Institute of Real Estate Appraisers and the
former Society of Real Estate Appraisers) and a Realtor
Member of the Suburban West Realtors Association
(formerly known as Delaware Valley Association of
Realtors). Mr. Egan is a Past Director and Past President
of the Philadelphia Metropolitan Chapter of the Appraisal
Institute; Past Chair of the Appraisal Committee of the
Delaware Valley Realtors Association; and Past President
of the Council of Pennsylvania Real Estate Appraisers.

Since 1981, Mr. Egan has applied his expertise to a wide
range of valuation problems. Property types appraised
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include residential properties with particular emphasis on
mansions, extraordinary dwellings, historical properties,
estates and unique homes; industrial properties such as
manufacturing plants, industrial buildings, laboratory
facilities, warehouses, flex buildings, research and
development facilities, warehouses, flex buildings,
research and development facilities, quarries, landfills,
food processing plants, and waterfront facilities;
institutional properties such as churches, schools and
nursing homes; hotels and motels; railroad rights of way;
office buildings; service stations; shopping centers;
regional malls; department stores; operation centers; golf
courses; cemeteries; and acreage and building sites.
Property interests appraised include fee simple estates,
leasehold estates, reversionary interests, leased fee
estates, life estates, air rights, and easements.

Mr. Egan is a graduate of Temple University with a
Master of Education degree; and a graduate of West
Chester State College with a Bachelor of Arts degree. He
has also completed courses in real estate appraisal
presented by the Appraisal Institute and other
professional appraisal and real estate organizations.

Mr. Egan has participated in assignments in 13 of the
continental United States for private individuals,
corporations, governmental agencies, law firms, and
lending institutions in connection with the sale and
acquisition of real estate; corporate dissolutions;
mortgage financing; ad valorem, income, and estate tax
litigation; bankruptcy proceedings; security offerings;
condemnation matters; and portfolio management.

Mr. Egan has been qualified as an expert in the valuation
of real estate in the Courts of Common Pleas of
Philadelphia County, Pennsylvania; Delaware County,
Pennsylvania; and Chester County, Pennsylvania; and in
various judicial and quasi-judicial proceedings
throughout the geographic area he has served.





