GRANT BRIEFING DOCUMENT ' vev. 2/13/13

From:

Name: Archie Trader Dept: Recreation & Parks Phone: 410-263-7958

This is a request to

[v] review, approve, and/or sign a grant agreement/award

[] other

Grant titte:  POS - City of Annapolis Nature Area

Grantor: MD Department of Natural Resources Amount: $ 1,500,000

Attestation:
Match is nof required.
[7] Match is required. Match will be met in the form of :

I attest that this asset has been approved/appropriated in *

Rec & Parks

Department Director signature Dept Date

Routing Initials Date Comments
In Out

N

originating Dept Director

N

Grants Coordinator A, o 1 AT

N

Finance Director

&

City Attorney

N

City Manager

N

Mayor

N

City Clerk

N

Finance Committee

[

Finance Dept

Return to Originating Departmeint




GRANT Briefing Document, continued

Provide a short narrative._Include:
-program description - purpose of funds - due dates

-grant period -amount of request or award |
_special features, €.g., environmental impact implications, notarization required

This grant provides for the acquisition of 22 privately owned forested lots. These lots are jocated in the Forest
Drive corridor, surrounded by residential developments, and just north of Quiet Waters Park. They are
currently slated for development as residential properties. The City shall designate this property as an open
space nalure area for public use to prevent any future development and to preserve these lots in their existing
natural state.

This nature area will be open to the public, serving both City and County residents. The City Intends to
encourage passive recreational aciivity (ie. trails, hiking, etc) in the nature area. The property has the potential
to be connected to the Quiet Waters Park and/for the County Greenway masier plan via wildlife corridors.

The acquisition of this property will ensure the preservation of the existing wildlife habitats, the tree canopy,
and the plant life located on this parcel. Maintaining the tree canopy will assist in the absorpfion of stormwater
runoff from surrounding developed areas and offer similar environmental benefits.

L |

| Examples: cash match, equipment loan, staff salaries, volunteer time, contribution from non-City agency.
2 Examples: FY_ Operating Budget, a memorandum of understanding, City Council resolution/ordinance.



101072017

/" s |C|ly of Annapolls ;
1160 Duke of Gloucester §1 GRANT BUDGET FORM
M {Annspats, MO 21401
Spker] MIERRR TSNS — J— —_ e — _— —
|
Grant Title
o o . POS - Cily of Annapoalis Nalure Area
!
o __ Grant Award ($)}_ 1,500,000.00 | ©Orginating Department{s}: |Recrealion & Parks
o ol o Dept CQLMcﬁ_(NanleIPhone): Archie Trader 410-263-7958
_ ] — L i ) B T
o 1 o o Revenus Source
Local Total per
Expenditure Account Federal State {Matching) Other Expend. Type Comments
Salaries 0.00
Benelils 0.00
Overlime Q.00
Supplies 0.00
Telephone 0.00
Efeciricity 0.00
Fuel and O 0.00
Training & Education 0.00
R & M - Equipment 0.00
Special Programs 0.00
Acquisition of Property 1,500,000.G0 - 1,500,000.00{Parkside Preserve
0.00
other {fithin) 0.00
other {fit-in} 0.00
other {fif-in) 0.00
othar {fifkin) 0.00
other (fitkin) 0.00
Total ) 0.00] 1,600,000.00 0.00 0.00] 1,500,000.00
I AR [ S B — | _ — o
TOVAL EXPENDITURES®: 1,500,000.00 _
. Hay be different from Grant Award § if there is & malch requ:ement
7XX __[Malgh is not required. , . -
: __ Deparmeat Direclor S»gnatutelDale . | . ] Department ' ]
| [, 7 S T (S, A R A ]
| Mateh s required. Match vill be metin t the form of "
ljaitest that this asset has been approved/appropriated in ? ’
- _ Department Bireclor S'gnatufelDala ) B | . Depariment -
gl [ I— o —
CommENTS; T
"~ ilExamples {inciude dofiar amounts i applicable): Cash match, equipment loan, stafl salaries, volunteer time, contbution from non-City agency. ]
@) Exaniplas: FY  oporaling budget, a memorandum of understanding, City Councl resolufionfordinance.

1074072017 S:\POS Nature Area Budget Form.dsGA_26_17 Grant Budget



Maryiand Department of Natural Resources
Program Open Space

Acquisition Application and Project Agreement

Shaded Areas For
State Uso Only,

1. PROJECT TITLE: Clty of Annapolis Nature Arga

POS PROJECT it

2. APFLICANT: Glty of Annapolis wmmw__mhwwwu 52-6000764
{County/Municipally)
3. LEGISLATIVE DISTRICT: 30 LAST POS GRANT ISSUED ON THIS SITE #: N/A
4. PROJECT LOCATICN: Stroot Addross.  Lots 87-108, Treblls Way/Tranquillty Way
CitwTawn:  Annapolls ZipCoder 27403
Counly Tax Map & 56C  Grid &  Parcel® 594 Emmﬂ_m_w?n Map # Grd Lir ard v

3. PRQJECT DESCRIPTION: Doscriptions ars wiltion nto tha-agenda tem, which ls presentod to the Maryiand Board of Publlc Warks
for npproval, Ploasa oxplals tha proposed acquisltion and be spocific. Why | il bulng dene and how dous it rutiato 1o locul recrodtion noodo?
la1t 0 new ucquisition or doey It build upon an oxlsting facitity? Provide all of tho infarmation that you fesl Is necessary io explaln and justify
tho project and 1o convines thy upproving uganclos that It ks o worthwhile acquislion. Attach a separata shevl, if necowsary,

The property to be acqulred consists of twenty-twe (22} individual lots currently slatod for development as
restdentlai propertles. These lots are part of one of the faw privately cwned foresled parcels of this slze in the City.
is locatéd In the Forest Drive corridar of the City, surrounded by other residential developments and to the north

of the Quiet Waters Park in Anne Arundel County. The Clty shalt designate this properly a5 an open space nature
area for public use to bath prevent any future development and to praserve these lots In thelr existing natural state,
This nature area will be open to public, and the City intends to encourage paselve recreational activity {l.e. trails,
hiking, etc.), as It can be connected to the Qulet Waters Park via & witdlife corridor. It also has the poteatial to be
cennacted o the County Greenwey master plan via a wildlife corridor, This acquisition wlll alse preserve life
habitats, frees and the Clty's tree cancpy, assist with stormwater runcif and provide othar anvironmantal benefits,

G. DESCRIPTION OF LAND TO BE ACQUIRED:
Agruy to bo acquired with this acqulsilion: 25 Ag.

Exlsting park sereuage: 0.0 Ac, l_us_m_ﬂ:ea ullimale ocreage: 325 Ag.
Nearest town or
community served;

Thls s o now area; X Or, an oddition to an oxisting aree [ Forazl Driva Corrldor

Thie proporly ts:  Unimproved X Or Improved [
If smproved, list all current imprevements: Identity slze, ¢ondition end future use of each Improvement, If known;

s

Hew many neres orer Wooded  3.25 Ac. Agricuitural 0.0 Ac. Floodplein 0.0 Ac,
nthe Critical Area .G Ac. (descripe)  NA
Non-Tidal Wetlangs 0.0 Ac, (describe); N/A

Tho lepography Is flat, stuep, sloping or other (doscribe):  Lovol

Subdivided? No{J] Yes X ifyes. #oflots 22 Avernge sixe of lole 6,442 squure foat

Explain Zoning:  R1B Single Family Realdence District

ts ihe property currontly belng utllizet ot its highust und best uge?  Yos [} No X

Curront Land Use: Privals Wooded $ho
Highost and Best Use:  Plonnad Dovolopment Dgvolopable potontlal -t of lots: 22
Ulltties ovalluble:  Water X Sewer X Eleeiric X Gus X Phone (]

Road Frontaga:  N/A Ft. Paved [ Unpaved []

Envirenrsontol Maizards:  Yes [ No X if thwre are any hazardu, list them and dentlfy how they will be addressed:

[

[




Acquialtion Apptication ond Project Agreement (Canl.)

14, PROJECT COSTS:

Tat: b
a. Land Cost: 5 1,500,000.00 § 1,500.000.00
b, Cost of improvements; 3 0.00 & 0.00
¢. incldentat Costs: 3 0.00 8 0.60
itomizo bolow (appralsais, e work, surveys, olc)
3
3
$
$
5
d. Tatal Preject Cost: $ 1,500,000.00
¢. POS Funding Requestod: - s 1,500,000.00
Lots §7-98
15. SELLER'S NAME: QW Propertles, LLC Owned Since! Mﬁmmwwmmw.m
since 2016.

16. TITLE WILL BE HELD BY: Clly of Ahnapotis
{MNamo of County/Clly, Deparimant)

In Fee Simple? Yes X No [ if not, piease describer  N/A

17. LOCAL PROJECT COORDINATOR:

Publle Works Buslness -

Jirn A. Beauchamp jabeauchamp@annapolis.gov

Manager
{Print Namu) {Prinl Tltio} {E~-mail Addraus)
¢/o City Attorney . ” BT
160 Duke of Gloucester Street Annapolls MD 21401 410-862-8071
{Malling Addross) (Gity) {State) [els)] {Telopheno Number)
18. PROUECT PERIOD: From: (Date of Lattor of Acknowledgement/Concurrence)

Te: September 2017 (Estimated Date of Completion)

19. LOCAL GOVERNMENT AUTHORIZATION;

As the authorized reprosentative of this Pofitical Subdivislon, | road the orms of tho "Projoct Agreement and Genosal
Conditiona” of the Program Open Space (POS) Grants Manual and { agree 1o perform all work in accordance with the

May amm Law ayd Regulotons, and with the nttachments included herewith and made a part thareof.
! " .
@W Lot x\w Bshle £ Leonacd  Acking Oy Mdomes Q\&\S

nsA._u_J.u_szm.\ {Print Name) Printi Tila) ! TDate]’

PROGRAM ADMINISTRATIVE REVIEW.
20. ON-SITE INSPECTION DATE By

21. DEPARTMENT OF NATURAL RESOURCES ~ PROGRAM OPEN SPACE APPROVAL:

{Slgnature} {EPW Approwal Dale) {Agundy ftam No.)

Rovinod 91415




ATTACHMENT (b

Maryland Department of Natural Resources
Program Cpen Space

Funding Authorization Form

Apriteils2017

Program Qpen Spoce Grants
Cepattmen! of Natural Rescurces
Tawos State Ofhce Building, E-4 H
580 Taylor Avenua
Annapolis, Maryland 21401

RE: Acguisilion of Property from QW Properlies, LLC {Parkeslde Presaerva — 22 Lots)

As the official designated by Annie Arundel County for the purpose of dispensing the
Spocity County or Balllmaro Clty

Program Opon Space apportionments for this political subdivislon, | hereby certlly that

City of Annapotis

(Applicant)
rnay apply for the followling funds on the above roferenced project.

Nam¢ of Grant Program Amount
Program Open Space $1,500,000.00
Land and Water Consearvatlon Fund $0.00
Other (specify) $0.00
TOTAL: | $1,500,000.00

Sknature — Counly Llalson CHlcer
Rick Anthony, Cirector Recraation & Parks
Type Name of County Lialson

Rovizod 01415
FundingAuthasizatlon.doc
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ATTACHMENT 3

APPRAISAL OF
THE PROPERTY OF
QW PROPERTIES LLGC
KNOWRN AS
LOTS 87 TO 108 PARKESIDE PRESERVE IN ANNAPOLIS
TREBLIS WAY AND TRANQUILITY WAY
ANNAPOLIS, MARYLAND 21403

Prepared for

Mr, Brian D. Snyder, CPPO
Precurement Cfficer
City of Annapolis - Centrat Purchasing
161 Duke of Gloucester Street
Annapctis, MD 21401

Effective Date Appraiser
February 2, 2017 George L. Peabody, MAI




Mr. Snyder page two February 23, 2017

Lots 89 through 108 are currently owned by Jeffery Sibert and
Wichawon Silbert, A representative of QW Properties, LLC has reporied fo
the appraiser that these lots will be transferred to QW Properties, LLC {in
exchange for other lots elsewhere in the subdivision), It is an assumption of
this appraisal that ali of the subject lots are owned by QW Properties, LLC. If
subsequent information s obtained indicating that this assumption Is
incorrect, then this appralsal and any estimates of value contained herein
roust be reconsidered,

This analysis will estimate the fair market value of the 22 lot subject,
assuming the subject is a phase within a larger subdivision as well as
assuming that all roadway and all major utility infrastructure work is
completed to the vicinity of the subject 22 iot phase area and/or would be
completed sc as to aflow the davelopment of the subject 22 Iot phase with
no significant off-site costs, The preperty owner anticipates that physical
development of the larger subdivision property would begin in the spring of
2018, Therefore, this analysis will project an 18 month period until
independent physical development of the subject 22 Iot phase can begin;
which is 8/1/2018. If subsequent information is obtained indicating that this
assurmption is incorrect, then this appralsal and any estimates of value
contained herein must be reconsidered.

The effective date of this appralsal is February 2, 2017, The property rights
appraised consist of the fee simple estate.

As a result of this appraisal, and subject to the Underlying Assumptions and
Contingent Conditions contained herein, it is my cpinion that the fee simple falr market
vailue of the subject property, as of February 2, 2017, was ONE MILLION NINE
HUNDRED FIFTY THOUSAND DOLLARS ($1,850,000).

Thank you for this opportunity to have been of service.
Very truly yours,
PEABODY & ASSCCIATES, LLC
George L. Peabody, MAJ

Maryland General Cerlified
Appraiser # 04-2188




SUMMARY OF IMPORTANT DATA AND CONGLUSIONS

LOCATION:

OWNER OF RECORD:

LAND AREA:

IMPROVEMENTS:

ZONING:

HIGHEST & BEST USE:

PROPERTY RIGHTS APPRAISED:

Lots 87 to 108 of the Parkeside Preserve In
Annapolis  subdivision, Treblis Way and
Tranquitity Way, Annapolis, Maryland 21403

QW Properties LL.C

1.0418 acres in total lot area plus an undefined
adjoining read right-of-way and open space
area.

Wocded site,

R1B, Single Family Residence District (City of
Annapolis)

Eventual development as single-family-detached
dwellings as defined by the subdivision plat and
permitted by tha zoning classification.

Feze Simple Estate

ESTIMATED FAIR MARKET VALUE BY THE:

COST APPROACH:
SALES COMPARISON APPRCACH:
INCOME APPROACH;
FINAL FAIR MARKET VALUE:
EFFECTIVE DATE:
EXPOSURE TIME:

APPRAISER:

N/A
N/A
$1,950,000
$1,950,000
February 2, 2017
12 months

George L. Peabody, MAl

Peabody & Associates, LLC

Page 1




PURPOSE OF APPRAISAL

The purpose of this appraisal is to estimate the fee simple fair market value of the
subject property, as of the effective date.

FUNCTION AND INTENDED USE OF THE APPRAISAL

It Is understood that the appraisal will be used by the cllent, City of Annapolis, in the
course of its negoliations to acquire the property.

The scope of this appraisal included an inspection of the sile, The inspection,
deed, assessment data, and available subdivision plat data were reviewed. Factual data
including the zoning of the property, assessment information and the availability of public
ulilities was obtained frorm the appropriate government sources angd various Anne Arundel
County officials.

The tair market value of the subject property shall be estimated by the income
approach as supported by the sales comparison approach. The ¢ost is not applicable,

Sources knowledgeabls in the local real estate market were nterviewed to preject
probable trends regarding residential and institutional properties. In addition, private
publicatiocns {investment and real estate trade joumnals) were consulted as supplemental
sources in providing information on general market perspectives and trends.

Finally, an exposure lime is estimated for the subject property.

DEFINITICN OF FAIR MARKET VALUE FOR CONDEMMATION ACTIONS
(Annotated Code of Maryland, Real Property Section, Article 12-105)

“The fair market value of property in a candemnation proceeding is the price as of
the valuation date for which the highest and best use of the property which a vendor,
willing but not obligated to sell, would accept for the property, and which a purchaser,
wilting but not obligated to buy, would pay, exciuding any increment in value proximately
caused by the public project for which the properly condemned is needed. n addition, fair
markel value includes any amount by which the price reflects a dimlnution In value
occurring between the effective date of legislative authority for the acquisition of the
property and the date of actual taking if the trier of facts finds that the dirinution in value
was proximately caused by the public project for which the property condemmned is
needed, or by announcements or acts of the plaintiff or its officials concerning the public
projest, and was beyond the reascenable control of the property owner.”
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Physical Features

Annapolis is situated in the east/central portion of Anne Arundel County; near the
confluence of the Severn River and Chesapeake Bay., The cly is imegularly shaped by
water frontage on the Severn River and severat tributary creeks. The city is roughly bound
on the north by Weems Creek and U.S. Route 50/301, to the east by the Severn River and
the Chesapeake Bay, to the south by Forest Drive (some recently annexed portions of the
City are on the southerly side Forest Drive) and the residential areas of Annapolis Neck (2
penlnsula created by the Sevem and Scuth Rivers) and, finally, o the west by the
commercial district of Parole and Maryland Route 2. Including the recent annexalions, the
City totals 7.2 () square miles, including approximately 370 acres fer the U.S. Naval
Agademy.

The Gity's topography extends from sea level in the gast {o just over 100 feet in the
southwest, The City is typically charzclerized by level or near level land {with elevaticns
between 25 o 40 feet above sea level). A dominant natural feature Is its waterways which
provide a total shoreline length of over 17 miles, more than two miles of sharetine for each
square mile of arza.

Transportation

A good gquality regional roadway network serves Annapolis, This network includes
U.S. Route 50/301 (which passes just to the northwest of the City and has been upgraded
to interstate status), 1-97, and Maryland Route 2, U.S. Route 50/301 leads west to
Washington, D.C. {24 miles from Annapolis) and east to the Chesapeake Bay Bridge and
the eastern shore. Maryland Route 2 leads north to Baltimore and south to scuthem
Maryland. 197 leads to the BWI Ajrport and the BWI/Cdenton Amirak Station and the
Baltimere Beltway.

Major arterial roadways serving the city itself include Rowe Boulevard (a four-lane
roadway which leads from U.S. Route 50/301 to the central/historic district of the city).
Aris T. Afien Boulevard/Forest Drive (which roughly paraliels the city's southwesterly
boundary and is the primary access to the easterly parts of the Annapolis Neck peninsula),
and West Street (which runs westedy from the central/historic district to the Pa role area).

U.5. Route 50/301 has. interchanges in Parole and at Rowe Bouleverd which
provide direct access to several major arerial readways that penetrate the Clty. These
arterlals include Rowe Boulevard, Forest Drive, and Weslt Street.  Also, Aris T, Alien
Boulevard bypasses traffic *bottle negks” in the Parole area and serves the residential
areas of southeastem Annapolis Neck peninsula.

Mass transit service is avallable within the City and its outskirts by bus service
provided and partially financed by the local City government. There is a State of Maryland
commuter bus service/shutile managed by the Maryland Transportation Authority (MTA},
connacting Annapelis with the Baltimore, New Carroliten and Washington Metro train
stations. This provides a much needed publicly funded commuter fink between the cities
of Baltimore, Annapolis and Washington. There is no rail service to the Annapolis area.
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in 2013, in the central biock of West Street, the Uptown at Murray Hil! residential
development featuring a total of 20 dwellings (mostly townhouses with several and single-
family-detached dwellings) was completed. Theses dwelling experienced a very rapid
sellout. Prices range from $450,000 to $550,000 for townhcuse units and $700,000 to over
$875,000 for single-family-detached dwellings.

The Knighton Garage Is a five level, 270 space parking garage in the inner West
Street area,

1901 West Street is a 300 unit apartment project on outer West Street opened for
initial cccupancies in 2007 and is currently at 30-95% occupancy.

Acton's Landing (a 79 unit condominium, fownhouse, and single-family-detached
subdivision with a parking garage) is on the old Annapclis Hospital site In the Historle
District.

Annapelis Tewne Center al Parole is a mixed use development, located on 35
acres at the intersection of Maryland Route 2, Ferest Drive and Riva Road planned to
include 675,000 square feet of retallidining/entertainment space, 115,000 square feet of
office space, 900 condos and apartments, and a 200+ rocm hotel. The project
anchored by a 170,000-square-foot Target and a 70,000 sq. ft. Whole Foods Market that
will serve as an east coast {lagship for lhe organic grocer and is said to be the second-
largest Whole Foeods in the country, Restaurant tenants include Brie Tuscan Grllle, The
Chop House, Gordon Biersch, PF Chang's, and Paladar, Other significant retall terants
include Bed Bath & Beyond, EMS, Smyth, Talbet's, 24 Hour Fitness, and Brooks Brothers,
In 2013, construction was complated on a 225 unit apartment building. In 2014
construction was completed on a strip ratail expansion. In 2017, construction is expected
to be completed on a 10 unit luxury townhouse development.

The ongoing development and expansion of Anne Arundel Medical Center; whigh is
lacated on the Medical Park campus just off Jennifer Road, east of the Annapolis Matt,
easlly accessed from U.S, Route 50/301, Bestgale Read, Jennifer Road and Maryland
Route 2. AAMC is the third largest private sector employer in Anne Arindel County, with a
workforce of more than 3,500 full and part ime employees {of which nearly 800 members
are medical staff). The Medical Park campus includes a 330,000 square foot, six-story,
316-bed, Acute Care Paviion which opened in 2001. The ACP jcins the Clatanoff Pavilion,
which is home to the AAMC Women's and Children's Centar and Wound Center; the
Edwards Outpatient Surgery Pavifion; the Donner Pavilion, site of the AAMC DeCesaris
Cancer Institute; and the Wayseon Pavilion, a medical office building. The six-story 150,000
square foot Sajak Pavillon supports the AAMC Breast Center, Anne Arundel Diagnostics
and private physiclans' offices. The most recently completed building in 2011 was the
Community Health Center. The campus is supported by 4 parking garages. A 20 bed
psychiafric ward was proposed In 2015,
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Water Orientation

It is alsg important to describe the waterways (Back Creek and Spa Creek which
are lributaries of the Severn River in the vicinity of Annapoelis Harber and at its confluence
with the Chesapeake Bay) which define the subject neighborheod. According to the Anne
Arundel County Boaling and Marina Study, published In August of 1980 by the Anne
County Office of Planning and Zoning, the Sevarn Rlver has a watershed area of 62.62
square miles and includes 11 main creeks. The river is used extensively for recreation and
shellfish harvesting. There are approximately 76 commaerclal and community marinas (the
rajority of which are not commercial in nature) with an estimated 2,000 slips on the
Severn River and its tidal tributaries {(exclusive of College, Spa, and Back Creeks). Within
the Annapolis Harbour there are an estimated 30 marinas wilhin what is known as the
Annapolis Harbor area and which weuid include Spa and Back Creeks. Of lhese marinas,
approximately 7 are private yacht clubs (no accurate slip counts are available). The
remaining estmated 23 marinas are all of & commercial nature and support over 1,700
"wet” slips.

Over recent years, Anne Arundel County and the Cily of Annapolis have
demonstrated growing concerns regarding marina siting requirements relative 1o
environmental concerns; such as shellfish beds and headwater areas. Design factors of
new marinas are evaluated as to their anticipated effects upon the environment of the site
and adjacent area in order to maintain water quality standards and minimize impacts from
marina construction. This was reflected in the County's 1979 and 1988 county matina
zoning repeals and changes as well as the City's 1987 marina related Zoning repeals and
changes. Additionally, the enactment of varicus segments of the Chesapeake Bay Critical

" Areas Law in 1984, 1988, and 1988 affecting properties within 1,000 feet of the shoreline
of the Chesapeake Bay or its tidal tributarjes, has placed further restrictions cn land use
and development potential of affected properties such as the subject. it is apparent that
the construction of new marinas will be scrutinized carefully by the appropriate regulatory
offices for both Anne Arundel County and Annapolis City. During the intervening years
since enacting of these regulatory initiatives, development approvals of a number of
marine use facilities has bean denied and many expansion plans have been denied and/or
significantly reduced in scope. Consequently, with increasing demand for slips by the
boating publlc and a stable supply of avallable slips, the vaiue of existing maritime facilities
in the markstplace has been enhanced, However, the dramatic walerfront residential
housing price Increases has placed a premium on potential waterfront regidential lots
relative to commerciai maritime land.

Maritime properties located on the creeks and inlets of the Annapolis area benefit
from their excellent iocation. Fer recreational beaters, the Annapalis area is a protected
location with direct access to Annapolis Harbor and the Chesapeake Bay, one cf the most
intensely used recreational boating areas in North America. In terms of land access, the
Annapclis area is within an estimated 30 minute driving time of an estimated 600,000 (+)
people. Additionally, the City of Annapolis, the Annapolis City Dock {home of the U.S.
Sailboat and Power Boat Shows), provides the Annapolis area maritime uses excellent
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PROPERTY DESCRIPTION

Description of the Subject Lots/Site

Location:  The subject's street address is Lots 87 to 108 Parkeside Preserve [n
Annapolis, Treblis Way and Tranquiiity Way as well as an undefined
area consisting of adjoining road rights-of-way and surrounding open
space, Annapolis, Maryland 21403. It is further identified on Anne
Arundel County Tax Map 56C, Grid 5, Parcel 594, as Lots 87 lo 108
of the Parkeside Preserve In Annapolis subdivision. A copy of the
subdivision platis appended.

TAX AGCOUNT 7] ADDRESS LOT |LAND AREA
05 665 90243058 Treblis Way 87 5549
06 668 30243995 Treblis Way 88 5 E53
06 668 50244000 Treblis Way 89 5,554
06 668 90244001 Treblis Way 30 5555
06 668 90244002 Treblis Way 91 5,555
06 668 90244003 Treblis Way g2 8,11
05 668 90244004 Treblis Way R 7.017
06 B62 90744005 Treblis Way 94 8,086
06 663 90244006 Treblls Way 95 6,325
08 568 90244007 Trabliz Way 96 5,649
06 568 90244008 Treblis Way 97 5958
06 558 90244009 Trablis Way 38 6,863
0B GBS 90244010 Tranguiity Way ) 6,108
08 568 90244011 Tranauility Vay 100 8,548
06 668 0244012 101 7570
06 668 90244013 102 8552
06 658 90244014 103 6,583
06 658 90244016 104 6433
0 658 90244016 105 6,592
06 G5B 90244077 106 7536
06 663 90244018 107 7,193
06 B68 00244018 108 9225

Size/Shape: Per the subdivision plat, Lois 87 lo 108 fotal 141,742 square feet
(3.25 acres), The average lot size is 6,442 (1) square feet, with the
smallest fot being 5,328 square feet and the largest lot being 9,225
square feet. All of the lots are rectangular in shape. The typical jot
with approximates 56 feet.
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Topograptiy:The property is generaily level, A copy of the tepography screen from
the Arundel County Department of Public Works Ut
Monuments web site follows:

Vegetation: Natural forestiand vegetation.

immediate Neighborhood: The immediate neighborhood of the subject s
residential and institutional in character. Located to the south is a
wooded area of Quiet Walers Park, Quiet Waters Park is a 340 acre
Anne Arundel County owned and operated passive and recreational
park with & miies of paved trails, two waterfront access (pedestrian
and personal watercraft only) areas, playgrounds, pavilions, plus
formal gardens, art gailery, and ice skating rink. Located to the west
are single-family-detached dwellings within the Hunt Meadow
subdivision. Located to the scuth and east are un-developed tract
areas within the Parkeside Preserve in Annapolis subdivision,

Environmental Conditions: The appraiser was supplied with a Phase 1
Envirenmental  Site Assessment  dated 5172010 which
encompasses some 32 acres of the 39 acre subdivision property.
This assessment revealed ne evidence of recognized envircnmental
conditions in connection with the 32 acres, The appraiser, who is not
trained/skllled for envircnmental assessment, observed evidence
which might induce concern that potentially foxic cr otherwlse
environmentally hazardous contamination may have occurred on the
subject site. That evidence is dumping. Environmenta! contamination
or the presence of hazardous conditions may significantly affect the
value estimated; therefore, this appraisal is contingent on the
assumption that the subject property is free from any envlronmentat
hazards. If subsequent Information is obtained indicaling that this
assumption is incorrect, then this appraisal and any estimates of
value contained herein must be resonsidered.
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TUTLE DATA

Title

The Parkeside Preserve in Annapolis subdivision subject consists of an
assemblage of 20 transactions/parcels. The transactlons are detailed on Plat 1 of the
subdivision included in the addendum,.

Per the assessment records, title to the subject Lots 87 through 98 was last
conveyed, as part of a larger transaction, frem Mildred L. Kent to QW Properties, LLC by
deed dated 10/22/2007 and recorded among the Land Records of Anne Arundel County in
Uber 18618 folio 831. The sales price is Indicated to be $1,500,000.

Per the assessrment records, title to the subject Lots 98 through 108 was last
conveyed from QW Properties, LLC to Jeffery Silbert and Wichawon Slibert by deed dated
6/27/16 and recorded among the Land Records of Anne Arundel County in Liber 29764
folic 265. The sates price is Indicatled to be $318,730. This property transferred from
Jeffery Silbert and Wichawon Silbert to QW Propertles, LLC by deed dated 6/27/18 and
recorded among the Land Recerds of Anne Arundel County In Liber 29764 folio 259, The
sales price Is indicated to be $352,200.

The assessment records indicate no other transactions within the past 2 vears.

Easements and Restrictions

A utility easement for water and sewer will cross the property.

The appraiser knows of no unusual easements or restrictions, The property is likely
encumbered by typical easements for installation of public utiliies, These easements are
typical of residential properties and are not considered to adversely affect the value or
utility of the subject site,

Listing for Sale Agreements/Contracts of Sale

The appraiser is unaware of any sting for sale or contract for sale which might
encumber the subject property.

Listing for Lease/L¢ase Aqreements

The appralser is unaware of any listing for lease or lease which might encumber the

subject property.
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ZONING

According to the City of Annapolis, the subject is zomed R1B, Single Family
Residence District,

Residence District

The R1B, Single Family Resldence District provides for single-family detached
dwellings at approximately three and one-half dweling units per acre and other uses
compatible with these single-family neighborhoods of the City.

The following uses are permitted in the R1B zoning district: cemeteries; single
family detached dweliings; public schoels and colieges; and residential and special mixed
planned developments,

Uses permitted by special exception Include: private coileges, group day care
centers including day care centers accessory to a principal religious institution; driveways,
walkways, parking or access for uses located in an adjacent nonresidential district; other
government and government-related structures, facilities and uses; hospitals and
sanitariums: institutions for the care or treatment of alcoholics, drug addicts and the
mentally Tli; institutions for the care of the aged; museums and art galieries, including
historic buildings and shrines for patrictic, cultural and educatienal purposes; philanthropic
and charitable institutions, civic nonprofit organizations, and social and fratemal
crganizations; noncommerdial recreational and social clubs, religious institutions, including
churches. chapels, mosques, temples, and synagogues; rest homes and nursing homes;
private, elementary, middie, or high schools; and vocaticnal schools,
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UTILITIES

Electricity and telephone services are available to the subject property. Water and
waste water services are avallable, however, extensions to the subject site wili be
required. Currently, water and sewer extensions are planned to be sourced through the
Hunt Meadows community.

PRESENT USE

The subject is not put to productive use. This non-use is permitted.

HIGHEST AND BEST USE

The definition of “highest and best use’, as defined in the Eifth Edition of The
Dictionary of Real Estate Appraisal published by The Appraisal Institute in 2G10, is!

“The reasonably probable and legal use of vacant land or an improved property that
is physically possible, appropriately supported, financially feasible, and that results in the
highest value. The four criteria the highest and best use must meet are legal
permissibility, physical possibility, financial feasibifity, and maximum productivity.
Alternatively, the probable use of land or improved property — specific with respect to the
user and tming of the use — that is adequately supponted and results in the highest
present value.”

An analysis of the highest and best use of a property is the most important part of
the appralsal process, for it is in terms of highest and best use that fair market value is
estimated. This study and selection of highest and best use is based upon avallable data
relative to those uses that are legal, possible, appropriate and feasible for the subject.

Physically Possible

The subject property is 22 lots. The fot area is 141,742 square feet as well as an
undefined area consisting of adjoining road rights-of-way and surrounding open space and
has an irreguiar shape. The property has leve! topography. Water and sewer lines must be
extended to/through the site.

Legally Pormissible

The subject is zoned Ri-B, Single Family Residence District. n 2015 the subject,
as part of a farger parcel, was legally recorded as the Parkeside Preserve in Annapolis
subdivislon.
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Sales volumes have recovered from pre-recession levels, Median sales prices, after falling
through 2010, Increased through 2013, and have since fluctuated. In this same market
area, MRIS list new house sales have been:

Year Quantlty  Low High Median Average
2016 12 §365000 $1,165000 $571.500 $628,524

2015 9 $464,440 $1,375000 $664,6680 $761,107
2014 8 $465,000 $1,325,000 §631.245 $776,548
2013 6 $460,000 $1,200,000 §$734,375 $670,625
2012 13 $385,000 $1200,000 $638,785 $665,588
2011 8 5440096  $852,750  $700.,142 $680,364
2010 8 $330,000 $1.350.000 $767,000 $820.667
2009 & $856,000 $2,885,000 $1.438,125  $1.639,542
2008 9 $369,900 $1,350,000  §749,900 $775.761
2007 13 $652,000 $1,585000  $86C,000 $995,018
2006 18 $424,900 $3,500.000 $814,950 $914,950

The llkely price point for subject dwellings would be in the $450,000 to $500,000

range for 3 bedroom dwellings.

Highest and Best Use, As Improved

t is my opinion that the highest and best use of the subject is eventual single-
family-detached dweiling development as permitted by the zoning classification and as
approved in the Parkeside Preserve in Annapolis subdivision, Such use is legally
permitted, physically possible, economically feasible, and provides the greatest return to
the land.

The mest likely purchasey would be a house builder.

APPROACH TO VALUE

There are three approaches to value commenly used in the appraisal of real estate;
the Cost Approach. the Sales Comparison Approach and the Income Capitalization
Approach.

Under the Cost Approach, the land ie valued as if vacant and available for
development to its highest and best use. The replacement cost new of the Improvements
is then estimated and depreciated for physical wear and tear, functional {design)
deficiencies, and external (location) problems, if any. The sum of the depreciated
replacemeant cost of the Improvements and land value is the estimated property value by
the Cost Approach,
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ESTIMATED MARKET VALUE BY THE
INCOME APPROACH - SUBDIVISION DEVELOPMENT METHOD

The Income Approach is used to estimate the fee simple market value of the
subject property, as presently existing using the Subdivision Development Methed. The
technique is defined in The Dictionary of Real Estate Appraisal, Third Edition, page 354, is:

A method of estimating land value when subdivision and
development are the highest and best use of the parcel of land being
appraised. Al direct and indirect cosis and entreprenaurial profit are
deducted from an estimate of the anticipated gross sales price of the
finished lets: the resultant net sales proceeds are then discounted to present
valye at a market-derived rate over the development and absorption period
to indicate the valug of the raw land.

The property is valued based on a discounted cash flow analysis that reflects the
net progeeds available from the sale of lots after deducting the-projected costs associated
with development of the subdlvision and marketing the finished lots during the projected
absorption perlod. Investors would estimate a purchase price of the subject property
based on an analysis of the following factors:

{1} the projected market value of the individual subject lots during the absorption
periods:
(2) the estimated costs of the physical develepment of the site;
(3) the eslimated cost of holding the properly during the remaining prejected
deveiopment

and absorption perlod; and
{#) the intrinsic risk associated with a land development project of this nature.

The sales comparison approach is used to estimate the retai! value of the subject
lots, as finished building sftes, and as of the effective date of this appraisal, The resuftant
values are then utlized in a cash flow analysis and discounted for the estimated time and
cost required to complete ali development work and achleve a total absorption of the
property, including administrative and overhead costs, the cost of money over the holding
period, and the intrinsic risk asseclated with developing a residential subdivision to
estimate a value of the property.

ESTIMATED RETAIL VALUE OF THE “READY-TO-BUILD" 22 LOT PHASE
BY THE SALES COMPARISON APPROACH

The sales comparison approach is a method of comparing recent sales of simitar
properties to the subject for an indication of value. Ofien called the “"market data
approach”, this method represents an interpretation of the reactions of typical purchasers
in the market. Basic to this approach is the principle of substitution, implying that a
prudent person will pay no more to buy a property than it will cost for a comparable
substitute property.
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Land Sale 1

Grantar. The Joseph Jowol Revocable Truat
Gronteg;  Brighlvicw Devalogment, LLC
Recorded: 20339188 Deod - Rocord Dalea: 226718 — 3716

Sn:z..w. A F

"l ARV

2695 Riva Road, Annapolls, Maryland 21401 Anne Arunde! County Tax

Map 50, In Grid 12, Parcel 217 as the Timber Creei subdlvision,
Located on tha southeastern side of Riva Road In the outer Parcle area of
Annapalis,

Land Area: 5.98 acres
improvemants: Woodaed site.
13 lot recorded subdivision with an average ot size Is 5,605 square feetl,
Sale Price: $1,105,000
Linit Rate: $184,474 per acre
$85,000 per lot
Zoning: RE, Resldential District {Anne Arunda! Sounty}

Financing:

Comments:
Sales History:
Marketing time:

Verlfled

100 10/21 518-797

Public water and sewer,

$1,762,500 from Manutasturers and Traders Trust Company (assumed to
be at market terms;)

Buyer pursued residential development approval of this property.
No other transactions within the 3 yoars preceding this sale,
unknown

assessment records, deed, plat, CoStar Group, Google Earth
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Land Sale 3

Grantor: Hogan Rent Eatate Pardners, LLC and Estate of John Prann

Grantps:  ATNF, LLC, LLC

Recardod:  20103/308 and 30085/300 Doed —~ Regord Dutws: 12710415 - 121616
and 81918 9218

Locatlen:

Land Area:

Improvements:

Intersection of Old Selomons Island Road mnd Dersey Drive, Annapolls, Maryland
21401 Anne Arundel County Tax Map 510, In Grid 6, ae first part as Parcel 382, 8,
45, and 6 and a5 second part 84 and 85, New Annapolis Townes at Neal Farm
subdlvision, as Lots 1-26 {first part) and 4 lots (second part.

Located en the eastora side of the Old Solomens island Road and Dorsey Crive
ntersoction by penhandie, plus 0.3890 acres betwoen Old Solomong island Road
ang Dorsey Road.

8.040, gently sioping te rolling topography, Irregular non-conliguous assemblaga
parcel shape

Recorg plat randy subdivislon, Wooded site and 4 small oider SFDs.
54 lownhouse lots; 24 Z0-foot-wido Interlor lots ond 26 25-foot-wide lols, Plus 4
unkngwn width.

Sale Price:

Unit Rate:

Zoning:

Utllities:

Flnanging:

Sales Histany:

Morkating time:

Commenis:

verlfled

100 2123 §17-891

$4,200,000 ($3,800,000 and $300,000)

$522,388 per acre
377,778 per lot

B2, Gommunily Shopping District, R1B, Single Family Rosldonce District, R4,
Gunersl Residential Districl (Cily of Annapolis) and C2, Commarcial Cffico Dietrict
{Anng Arundsl County)

Publlc water and sewer.
$2,640,000 from Howard bank {(assumed to be st market tarms)

Main portlon of proporty sold as raw ground for 51,500,000 In $/2013, No cther
lransactions within the 3 years proceding this sale.

unknown

Buyer purchased frontage plece fdr 4 model homes and for land area to Improve
access road intersection.

assezament rocords, docd, plat, Arundel Gounty Dapariment of Public Works
Utliitlas and Monuments web slte, third party
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Grantor:  Compass Polnt Cove, LLC
Grantoo; Pra Stone Mi, LLC
Land Sale 5 Recorded: 29770520 Dowd — Rocord Dateu: 525118 — 53016

Logation: Meridian Drive ang Old Fort Small Road, Pasadena, Maryland 21122; Anne
Arundel County Tax Map 17, in Grlkd 11, as Parcel 63, as the Stone Mil
subdivision excluding tha bulk parcel.

Located on the north side of Fort Smallweod Road In the Pasadena area,

Land Area: 25.06 acras

Improvements: Single-family-detached dwalling, of no value to buyer.
57 {ot recorded subdivislon with an average lot size Is 5,605 square feet.

Sale Price: $5.642,100

Unlt Rate: $225,144 par acre
$98,991 perlot

Zoning: R2 Residential District and 1.2 acres of RCA Resorce Conservation Areas
of Chesapoake Bay Critlcal Areas (Anne Arundel County)

Utllities: Public water and sewer,

Flnancing: $5.431,500 fram Revers Bank {assumed to be at market terms)

Sales History: Mo other transaclions within the 3 years preceding this sale.

Marketing time: unknown

Verified assassment records, doed, plat, CoStar Group, Geogle Earth

100 10/21 516-796
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LAND SALES COMPARISON MAP
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Unadjusted, the saies reflect a wide range in price; between $57,292 to $151,842
per lot, Adjusted, the sales reflect a narrower range in value; between.$85,938 to
$118,788 per lot.

Based on an analysis of the comparable sales, it is my opinion that the appropriate.
thus selected, per lot rate applicable to the subject is §110,000.

22 jofs @ 5110,000 per lot = $2,420,000
From this estimate, the cost of hoiding the Iots unth the subject 22 lot phase is

capabie of development must be deducted,

SUBDIVISION DEVELOPMENT METHOD

The Subdivision Development Methed is similar to the methodology used by
investors to analyze development property in considering a potential purchase price. In the
method, & discounted cash flow analysis [s used that incorporates all pertinent
assumptions relative to the subject property and the absorption of finished lots. The
discounted cash flow analysis requires a study of not only the market for the lots (current
and future), out also the total anticipated expenses related to the project. The indicated
revenues and expenses will be incorporated inta a cash flow analysis on a periodic basis.
By means of a discounting procedure, the net present value or market vaiue of the subject
assemblage to one purchaser is estimated.

The following is a detailed accounting of the various assumptions and parameters
incorporated into the discounted cash flow analysis.

Imporiant to the projections of the discounted cash flow analysis is the projected
change in the Consumer Price index (CPI). The lang term historical changes in the CPI
have averaged to be a 4,5% percent per annum increase, However, the recent trends in
the annua! change in the CP| have predominantly been in the 1% to 3% range.
Furthermore, maost short term projections (one to two year time frame) by knowledgeable
sources predict that the annual change in the CP1 is likely to remain in the 2,0% range.

The construction and development cost CPI is projected to track the projected rate
of change of the CPI.
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Real Estate Taxes: The subject’s current total real estate taxes are $16,097. This
amount will be used for the first period and third periods.

Administrative Overhead: This cost ihcludes general legal and accounting
expenditures as well as the developers back office expenses. The legal and accounting
costs are projected to be $2,000 per semi-annual period with no CP1 increases.

WManagement: This line item covers the estimated cost related to the development
staff and support personnel associated with the day to day administration of the project.
The complete “As Is” subject is a relatively uncomplicated project, and will only require a
small portion of a developer's managementvadministrative resources, The management
costs are projected to be $5,000 per semlb-annual period with no CPI Increases.

All of the expenses are considered within the range of similar subdivision
developmenl projects in the larger market area, and are considered supported by the
market.

Developer's/investor's FProfit

Developer's or investors profit Is the cost a developer attributes to time in the
project and the risk of invelving funds in the project with an uncertain holding period and
the reward through entreprensurlal incentive. Developer's profit is either estimated as a
percentage of the gross saies revenues or inciuded as part of the equity retum In the
projected discount rate. In estimating the level of profit expected 2 develeper will consider
adequate compensation for the devotion of time and risk, the location of the propertty,
averall quality, size, and the potential amount and types of downside risk. Historically,
developers active in the central Maryland area have indicated profit expectations in the
range of 10-50%. The lower end of the range would be applied to platted subdivisions
(including those with completion of some or all of the infrastructure) while the higher rates
would be applicable to raw land projects. In the subject’s; case the lots are legally
recorded and the subdivision developer is responslble for infrastruciure development to
the phase. For the purchaser of the 22 lot phase, the only risks would be delays and
changes in market conditions until physical davelopment can begin. The subject project
would be most similar to those projects in which the discount rate was at the lower end of
the range. The current sconomic cycle has decreased risk in real estate subdivision
development Investment and therefore has decreased discount rates.

in this anaiysis, Developer's Profit will be included as part of the discount
rate, Were profit mcluded as a fine item, the discount rate would be significantly reduced to
reflect the significant reduction of risk concems through the line item allocation of
entreprenceurial incentive {developers profit).
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DISCOUNTED CASH FLOW AMALYSIS

The identified revenues and expenses are incorporated Into a 3 semi-annual period
cash flow analysis for the subject property. Anticipated expenses are deducted from
projected revenues resulting in annual net income cash flows over the helding peried. The
annual net income cash flows over the holding pericd will be used to estimate the
indicated market value of the fee simple estate, A copy of the resulting cash flow analysis
follows:

“Ag ls” Parkoside Preserve In Annapolic

DISCOUNTED CASHFLOW ANALYSIS

. effoclivo dute s February 2, 2017
SEMLANNUAL PERIQD 1 2 3
PERICD ENOING BM/2017 201/2018 8H2018

Lots £7-108' $2,420,000 $2432,100 §2,444,281
Sales Pariad o] Iy} 1

TOTAL LOT SALES REVENUE §0 50 $2,444.2681
EXPENSES
SOFT DEVELOPMENT COSTS $0 0 $0
HARD DEVELOPMENT COSTS 30 50 50
MARKETING ALLOWANCE S0 50 30
CLOSING COSTALLOWANCE 50 $0 30
REAL ESTATE TAXES $16,007 $0 $16,097
ADMINISTRATIVE AND OVERHEAD $2,000 $2,000 32,000
MANAGEMENT $5,000 $5,000 $5.000
TOTAL EXPENSES $23,097 §7.000 $23,087
CASH FLOW -$23,097 $7.000  §2421,164
THE CASH FLOW DISCOUNTED AT PER SEMIMANNUAL PERIQD 7.00%
INDICATES A NET PRESENT VALUE OF $1,948,691
LOTS 22
INDICATED FAIR MARKET VALUE PER LOT $88,577

Discounted Gash Flow Concluslon

Applying the giscount rate to the annual flow projections indicates a net present
value of $1,848,681; rounded to $1,950,000.

Therefore, based upon the preceding inceme approach, subject to the Underlying
Assumptions and Cantingent Condltions contained herein, the fee simple fair market value
of the subject property, as of February 2, 2017 was $1,950,000.
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REASONABLE EXPOSURE TIME

Reasonabie exposure time is defined by The Appraisal Standards Board of The
Appraisal Foundation as follows:

The estimated length of time the property interest being appraised
would have beert offered on the market prior to the hypothetical
consummation of a sale at market values on the effective date of the
appraisal; a retrospective estimate based upon an analysis of past events
and assuming a competitive and open market.

Reascnabie exposure time is presumed to ocour prior to the effective date of the
evaluation. In addition, different types of properties can have varying exposure pericds
with longer perieds associated with special purpose properties or at higher price ranges.
The estimate of a reasonable exposure period can be based on an analysis based on:
{1) statistical information about days on market; (2} history of comparable sales; or
(3) interviews with market participants.

The estimated value of the properly is related to the exposure perlod for sale of the
improved site. For the subject properties, an exposure period of no longer than twelve
menths is estimated to have cocurred prior to the effective date of this appraisal.
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UNDERLYING ASSUMPTIONS AND CONTINGENT CONDITIONS

In conducting this appraisal, your appraiser has assumed that;

1. No responsibility is assumed for the legal description provided or for matters
pertaining to legal or title considerations. Title to the property is assumed to be good and
marketable unless otherwise stated,

2. The property is appraised free and clear of any or all liens or encumbrances unless
otherwise stated.

3. Responsible ownership and cempetent properly management are assumed.

4. The information furnished by others is believed to be reliable, but no warranty s
given for its accuracy.

5. Alf engineering studies are assumed to be correct. The plot plans and ilustrative
material in this report are Inciuded only 1o help the reader visualize the property,

8, it is assumed that there are no hidden or unapparent conditions of the property,
subsail, or structures that render it mere or iess vafuable, No responsibllity is assumed for
such conditions or for cbiaining the engineering studies that may be required to discover
them.

7. It is assumed that the property is In full compliance with all applicable federal, state,
and local environmental regulations and laws unless the lack of compliance is stated,
described, and considered in the appraisal report,

8. It is assumed that the property conforms to all applicable zoning and use
regulations and restrictions unless a nonconformity has been identified, descrived and
considered in the appraisal report. The property is not subject to flood plain or utility
restrictions or maratoriums, except as reported o your appraiser and contained in this
report.

9. It is assumed that all required licenses, certificales of occupancy, consents, and
other legisiative or admintstrative authority frem any local, state, or natlonat government or
private entity or organization have been or can be obtained or renewed for any use on
which the value estirmate conlained in this repert Is based,

10, itis assumed that the use of the land and improvements Is confined within the
boundaries or property lines of the property described and that there is no encroachment
ortrespass unless noted in the report.
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20, The appraisal was prepared by the appraiser for the exclusive use of the client, The
information and opinions centained in this appraisal set forth the appraiser's best
judgement in fight of the information available at the time of the preparation of this report,
Any use of this appraisal by any other person or entity, or any refiance or decisions based
on this appraisal are the sole responsibillty and at the sole risk of the third party. The
appraiser accepts no responsiility for damages suffered by any third party as a result of
refiance on or decislons made or actions taken based on this report,

21.  The Americans with Disabilities Act (ADA} became effective January 26, 1992, The
appralser has not made a speclfic compliance survey or analysis of the property fo
determine whether or not it Is in conformity with the various detailed requirements of ADA.
Recently renovated buildings such as the subject are generally in compliance. It is
possible that a compliance survey of the propery and a detalled analysis of the
requirements of the ADA would reveal that the praperty is not in compliance with ene or
more of the requirements of the act. If so, this fact could have a negative impact upon the
value of the property. Since the appraiser has no direct evidence relating to this issue,
possibie noncompliance with the reguirements of ADA was not considered in estimating
the value of the property.

22.  The appraiser was supplied with a Phase 1 Environmental Site Assessment dated
5/17/2010 which encompasses some 32 acres of the 39 acre subdivision property, This
assessment revealed no evidence of recognized environmental oo:aao:m in connection
with the 32 acres. The appraiser, who is not trained/skilled for envirenmental assessment,
observed evidence which might induce concern that potentially toxic or atherwise
environmentally hazardous contamination may have occurred on the subject site, That
evidence is dumping, Environmental contamination or the presence of hazardous
conditions may significantly affect the value estimated: therefore, this appralsal is
contingent on the assumption that the subject property is free from any environmental
hazards. If subsequent information is cbtained indicating that this assumption is incorrect,
then this appraisal and any estimates of vajue contained herein must be reconsidered.

23.  Lots 98 through 108 are currently owned by Jeffery Silbert and Wichawon Silbert, A
representative of QW Properties, LLC has reported to the appraiser that these lots will be
transferred to QW Properlies, LLC (in exchange for other lots elsewhere in the
subdivision), It is an assumption of this appraisal that all of the subject lols are owned by
QW Preperties, LLC. If subsequent Information is cbtained indicating that this assumption
ls ingorrect, then this appralsal and any estimates of value contained hergin must be
reconsidered,

24, This analysis estimate the fair market vaiue of the 22 lo? subject, assuming the
subject is a phage within a larger subdivision as well as assuming that ali roadway and alf
major utility infrastructure work is completed te the vicinity of the subject 22 Iot phase area
and/or would be completed so as to aliow the development of the subject 22 lot phase with
no significant off-site costs. The property owner anticipates that physical development of
the larger subdivision property would begin in the spring of 2018, Therefore, this analysis
will project an 18 month period untll independent physical development of the subject 22
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CERTIFICATION OF APPRAISER

| cortify that, to the best of my knowledge and bellef,
« The staternants of fact contained in thls report are true ard correct,

« The reported analyses, oplnlons, and concluslons are limited only by the reported assumptions
and lmiting conditions, and are my personal, unblased professional analyses, oplnions, and
cenclusions.

= [have no present or prospective interest in the property that is the sutject of thls report, and no
personal Interest or bias with respect to the parties involved.

» | have no blas with respect to the property that is the subject of this report or the parties
tnvoivedd with this assignmant.

« My engagemant In this In this assignment was net contingent upon developing or reporting
predeterminad results.

» My compensation for complating this assignment is not contingant upon the development or
reporting of a predatermined value or direction In value that favors thal cause of the client, the
amount of the value opinlon, the attainment of a stipulated rasult, or the occurrenca of a
subsequent event directly related to the intended use of this appralsal.

» The reported analyses, opinions and concluslons were developed, and this report has been
prepared, In conformity with the requirements of the Appraisal Institute’s Code of Professional
Ethlcs and Standards of Professional Appraisal Practice, which Include the Unlform Standards
of Professlonat Appraisal Practice.

= | have made a personal inspection of the property that ts the subject of this report.

+ No one provided signiflcant professional assistance to the person signing this report,

+  As of the dale of this report, | have completed the regulrements of the continuing education
program for Designated Members of the Appralsal Institute,

+ The appralsal assignment was not based on a requested minimum valuation, a speclfic
valuation, or the approval of & loan.

= Tho use of this report is subject to the requirements of the Appralsal Institute relating to review
by Its duly authorized represantatives,

« 1 have performed no services, as an appralser of in any other capaclty, regarding the property
that g tho sublect of this rapart within the 3-year perled immediately preceding acceptance of

this assigament
g

George L. Peabody, MAI
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ADDENDA
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CITY OF ANNAPOLIS, MARYLAND TERMS AND CONDITIONS

‘Thi faliowing terms und conditions afe applicable to thiy order ontored IMo by and betwesn the Cliy of Annapatis., Maryland (rafoerad
1o ut Buyar) und Wandor {reforced 10 45 Sallof).

ENTIRE AGREEMENT - Thiu ugrocinont consliutes 1ho enllra agreeman botwaan thg paries and the Buysr shal! not ba hound by
anty GG torme. Accuplongs of tnw ardur conslitalas aecaplanco of oll conditions hareln atatod,

MODIFIGATIONS - Mo modificatlons of ooy lype moy bo mode to Ik order, including changos in quoatly, type of goods.
aubgiitutions, dolivery dulo. prics of 3fy olior grovivion of thu ordur witheut the welilen consant ¢f the Buyer, Seods shippaec in
axcass of quanlity dealgnaled may be rofurned ol Salfor's axponce.

ASSIGMMENT « Any opuwignmont of thls ordur. porformanco of vork higreunaur, [nowhole of in port, or menlgy dug, or monley (o
bagoms duo hureunar, shall i void unless consentad 10 by Buyer in wrillng and Buyer shalt have no obligaliany o uny ssalgnes of
Sellor undir an1y aaslgnmont not condamos 16 In wrlling by Buyur.

TERMINATION - Buyor ronnrves (he right to leaninale thio ordar in wheto af in part Jor duloutl if Sulker il (o purform in ussordonca
with uny of tho requiramonts of (bl orduer, Any such \arminotion wik by wilhoui labliity to Buyar exeapt for complolad lems delbvared
and uccoiied by tha Buyor,

FREIGHT - In hoso caws wharg pricos staled sre nol F.OB. dostinatien, Saller 15 roquired o propay shangus and liut on invalco.

PAYMENT TERMS - By sccopling thiz ordor, thu Sollor agteos thot paymant torma ohall be Not 30 duys unlene alharwliv nunatnlod.
Paymant will e mada, upon rucalpt of propor Invalco I accordance with Buyar's peliclas uny procoduran.

INVOICING - Solkar must ronder on orgined lavelco In duplicaty 1o the Bl to Dapsrimant tog on thae frenl of thia orten

TAX - Buyor 5 oxempt fom Foderal ang Stato Ly for tangible persenol prepedy. Sellors dotng butinda. wilh Lhe Buyor moy nol bg
axompt fram poaylng saloy Lax to thuir suppiars for mutorsil o il contructual obligotione with (he Buyor, nor shall any Suller bo
Authorizod 10 Uss thi Biyor's Tox Exemptlon numbar In acguinng such matarlats,

PURCHASE ORDER NUMAER - Purchasa Qrdar numbar must uppear an all lvoicaed, packing slips, anlpplng noticos, Trolgind bills end
Gorroapandoncs concaerning this ordur.

COMPUIANCE - Thi: Seflar warrents full compilunce- with sppicablo Fodaral, State, loeai and municipal lawy, ordinencs ulee and
rogulations il would apply t¢ thie ordurfcaniroct,

NS PECTION - All Commoditdos Ghlverey on this order w6 Subjpcl o Inspaclion Upon FEGOIpL Ly @ raprusonlativie of the Buyar. All
rofoatod cemmadiites vholl romaln thi property of tha Salter and wilk ba foturnat at Soller's wiponsa.

LITIGATION VENVE - The portiou agrood that vonuu und jurladiction of sl Higution arlulng from thiy conlractiorder shall ba in the
Swite Courts located In Anne Arundel Counly, Maryland. Thig conlractforder shalt be comilruod pursuant 1o Marylond Law,

matlng ogalnet wny ompleyes, applicant or

ANTI-DISCRIMINATION - Saltors dolng busliuss with Buyer ara prohiblind tram discrl
mited 10 tha Bllowing: empleyew pructices,

Clianl bucause of roco, Sreud, color, national orlgln, sox or age, with ragard 1o, bul ast
tatus of puy or elher compensolion muthedu and Waining saluclion.

LEGAL RESPONSIBILITY « By uecupting this order, Sellor unturstands and sprees that (ha lloma sgwvered hersin, or seraged Lo be
randared. shell bo monutuelured, kold o parformd In aompliance wih applicnbla Fedirel, Stoto, County ond local lwe, slalutee,
Grdingncos, nios and feguiutions. Lock of Knowledge by the Soilor sholl 16 1o woy bo & couso far rolief from roupons!

LIABILITY-COPYRIGHTRATENTITRADEMARK - Sollor shalt save and hold hurmiess Buyer, it umpleyaas 2nd aganta fom lublily
for Infangement of any Uniiod States potont, tradomirk or copyright for er o azsount of the usae of any praduct sokd 1o Buyer ar unad
In the parfamnanco of this ordar.

INSURANCE - I the Soller ju requitad lo go on Ciy property lo parferm wark o sorvices, the Solier sball assumae full rospenaibilty and
wapunta 1 ohbyn all pecessry insuronGo ag roquirad by 1ho Cly.

INGEMNIFIGATION - To the axtunt ustherzod by law. Solior shall [hdentify, 3nle and hold hermipne Buyor, ko ampleyevs ond bgonts
againet any and ull cluln s, damagos, lubillly uad court awirds Including covle, GXponGos DG ptornoy fons Incuriod ag u rowult of Lay
wet or emlslon by tha Seltar, or [t employsoy, ogents, Jubcontrucly of oagknoos pursuant o the terme of this order,

REPRESENTATIVES - Al partes 10 Ihls ordur agees thal tha represuntalives namad haroln ard. In fogl, bono fide ohd poseeds tull
une conpioto auinenty to Pind sald purius.

0.8.H.A + Al chamicaly, squipmunt und malariols propoged sndlor used In the perfarmancy of the Purchass Ordee must conform to
the ptandardy mquitud by O.8.H.A, Mutorial Saloly Duta Sheels (MBDE') must accompany wuch shipmenl, whaon appliceblo,

WARRANTIES ~ Soller warrante thel gueds und survices providoed sos cubject 1o ol wironlios anaing by opurution of law fnd
confann lo speciicatians Imposed by Buyur, oll purls and matenals arc of 3 aood morkotsble guatity, nowly manufastured and lotest
madel unless olhenwise ypaciied, end ara (L or tha known purposs for whien thoy are uald. Zallor warranta that he merchandise o
Iroo und ¢lear of ull llons and encumbmnco.

FEIN NUMBER: &2-0000764 DUNS NUMBER: 07-192-2246 MD SALES AND USE TAX EXEMPTION NO: 300422381
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Westerly view of Oid Annapalis Neck Road in the viclnity of the Parkeside Praserve In Annapoiis
subdlvision.

Easterly view of Old Annapolis Nack Road in the viginity of the Parkeside Preserve in Annapolis
subdivision.

Typical view in the vicinity of the subject lots.




APPRAISAL OF THE PROPERTY OF
QW PROPERTIES, LLC
PURCHASE ORDER NUMBER 20171217-00
PARKESIDE PRESERVE IN ANNAFOLIS
SIXTH ASSESSMENT DISTRICT
ANNE ARUNDEL COUNTY
ANNAPOLIS, MARYLAND 21403

Prepared for

Mr. Brign 3, Snyder, CPPO
Procurement Officer
City of Annapolis - Centrel Purchasing
161 Duke of Gloucester Street
Annapolis, Muryland 21401

As of February 2, 2007
Prepared on February 24, 2017

Prepared by

Antoingite Wineholt, MAI
The Wincholt Group, Inc.
Post Office Box 732
Severna Park, Maryland 21146-0732




Transmital Letter
Parkeside Preserve in Annapols
Page 2

As o result of ihis oppraisal, subject (0 the underlying assumptions and contingent conditions
contained wilhin Lhis report, it is my opinion that the market value of (he fee simple ¢state of the
subject property, s presenlly existing, as of Februury 2, 2007, is cstimated a5 ONE MILLION
SEVEN HUNDRED THOUSAND DOLLARS (51,700,800).

Data, ancalyscs, computations and conclugions upon which this estimate of value iy bused wre
contained in e anncxed appraisal report togeiher with exhibits, This appraisul should beconsidered
together with the statement of conditions and assumplions enumerated luter in Ly reperl.

Pleuse contact me if you have any questions or comments. Thank you for the epportunity o be of
service.

Respectfully submitted,
THE WINEHOLT GROUP, INC.

g Jp— »\i\ll.
Npmﬂcﬁﬂg Swichia]

Antoinette Wineholt, MAI
Certificd General Appraiser
Maryluud Liccase 04-220




Section A:
Introduction

The Wincholt Group, Inc.



14,

17.

The intended user is urged to retasin an expest i this ficld, if desirad. Should any subscquent
studies, research, or investigation revesl the presence of any potentially hazardous substanes,
then any value estimate may nced to be qualified or amended.

Possession of this report, or 2 copy thereof, docs not carry witl it the right of publication.

The appraiser, by reason of this appraisal, is not required 10 give further consultation or
testimony of to be in attendance in court with reference to the property in guestion unless
arvangements have been previously made.

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

Any value estimate provided 1n the repert applies to the entirc property. and uny proration
or division of the total into fractional interests will invalidate the value estimate, unless such
proration o divigion of interests has been set forth in the report.

The appraisal wos preparcd by the appraiser for the exclusive use of the ¢lient. The
information and opinions contained in this appraisal set forth the appraises’s best judgment
in light of the information available at the time of tiie preparation of this repoxt. Any use of
this appraisal by any other person or entity, or any reliance of decisions based on this
appraisal are the sole responsibility, and at the sole risk, of the third party, The appraiser
accepts o responsibiliry for damages suffored by any third party as o vesult of reliance on
or decisions made or actions taken based on this report.

A Phase I environmendtal site assessment (ESA) was conductest on the subject property by
Geo-Technology Associates, Inc, (GTA) in May 2010. Tbe ESA encompassed
approximately 32.8 acres that included not only the subject property, but also the remainder
of the subdivision fand that is oulside the scope of this appraisal. At the time of the
envirormental site assessment, the combined property was improved with four residences
and associated outbuildings that were subsequently removed from the property. In 2010, the
larger property mcluded above ground storage tanks that were found to be in generally good
condition by the enviropmentol cugincer with no obvious indications of leakage or spillege.
The ESA slse noted some household debris, building materials and scrap metal on the
property. The site inspection for the subject revenled the presence of household debris, tires,
building materials, glass bewles, tirss and simitar items. However, the Phase I ESA
“revenied no evidence of recognized environmeatal conditions (RECs) in connection with
the subject property.” The reportalso recommended that stored vehicles, ¢quipments, ASTs,
dumped materials and cherical/petroleum containers be removed from the larger property
and be disposed of properly even though not cited 0s aREC, The presence of envirenmental
contaminetionmay significantly impact the value estimate for the subject property. Because
of the lack of 2 more recent Phase [ ESA, the property is appraised ia similar condition on
the effective date as reported in the May 2010 environmental site assessment. 1E subsequent
information indicates taat this assumption is incorreat, then this appraisal and sny estimate
of value contained herein may need to be qualified or amended.

The wwwh.a......q_..u__n Group, Inc, n - 3




LOCATION Treblis Way and Tranquility Way: Anne Arundel County Tax
Map S6C. Block 5 as part of Parcel 394 in the Sixth
Assessment District; also identified as Lots 87 through 108,
inclusive, 2s shown on the plats of Parkeside Preserve in
Annapolis; Annapolis, Maryland 21403

OWNERS OF RECORD QW Properties, LLC
LAND AREAS The platted lots range in size from 5,549 to 9,225 sgaare feet
with an avernge area of 6,443 syuare fect or 0.148 acres
IMPROVEMENTS The subject lots are presently wooded and unimproved,
ZONING R1-B, Single Fomily Residence District (Annspolis,
Maryland) ”
EIGHEST & BEST USE Completion and developreant of euch of the platied Jots with _

abase detached dwelling projected (o contain an above grade :
area in 2 range of 2400-2,600 squase fest with a two car i
gurage and unfinished basement as standard features, Homes
would be base priced in a range of $550,000 to $575,000
depending on the model and location within the development |
with options adding to the base price. |

PROPERTY RIGHTS
APPRAISED Fee simple estate
E¥FECTIVE DATE February 2, 2017 ;

ESTIMATED MARKET VALUE, AS 1S

Cost Approach Not Applicable
Sales Comparison Approach $1,6835,000
Income Capitalization Approach $1,720,000
FINAL VALUE ESTIMATE, AS IS $1,700,000
MARKETING PERIOD Not longer than one year for the sebject property, a& presently

existing, at the appraised value

EXPOSURE TIME Not longer than ong year for the subject property’, 83 presently
existing, at the appraised value
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The subject property is identified on Anne Arundel County Tax Map 56C, Block 5 as part of Parcel
594 in the Sixth Assessment District. A copy of the tax map showing the approximate location of
the subject property is on the following page. The subject property is within census tract 7026.01
and falls within the 21403, Annapolis 2ip code arca.

The purpose of this appraisal is to estimate the market value of the fee simple title of the subject
property. as presently existing, as 22 platted, but unfinished residential lots as of the effective date.
1 am competent to complete this assigament in accordance with the Competency Provision of the
Uniform Standards of Professional Appraisal Practice,

B SE OF APPRAISAT,

The appraisal is to be used as an estimate of te market value of the subject propertly, as presently
existing, to assist the client, Annapolis city government, in a possible acquisition of the property.

The scope of this appraisal included an inspection of the subject property und the surrounding
neighborhood. The recorded plats and a0 ovarall development plan for the subdivision were
reviewed to determine the sizes, configuzation, frontage and location of cach of the platted residential
sites, Additional dimensions and information was obtained from grading permit plans prepared by
LDPA. Inc., an cogineering firm, dated January $, 201 7. Demographic statistics wes obtained from
the Site to Do Busingss Online (STDBOnline). Fhe most recent recorded deeds to the subject
property were reviewed to determine the parties to the transactions and the purchese prices.
Subdivision costs obtained from the property representative ar¢ considersd os representative of the
costs necessary to complete the subject sites.

Factug! duta including the zoning of the property, availability of public utilities, asscssment
information, and census tract identification were obtained from the appropriate local. government
agencics. Information regarding the availability of public utilitics, zoning, approval status, school
capecity, and additional physical characteristics of the subject property were ohbtained from the
appropriate local government offices. Publications, both governmental, Le., zoning ordinance, Soil
Survey and critical arca overlay, and private, ie.. Metropolitan Regional Information Services
(MRIS) publications were consulted and considered in the course of completing this appraisal.

Normally, three sppzoaches to value, the cost, sules comparison and income capitalization
approaches are considered in valuing residentially zoned real estats, The subject property is valued
by the sales comparison approach and income capitalization approaches only.

The sales comparison approach is considered in valuing the subject property, 8s presently existing,
based onacomparison of other sales of platted residential subdivisions. A number of sales of platted
lots were rescarched, analyzed and investigoted and five are compared to the subject for an estimate
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of valuc of the property, The platied sales are immedistely developable and an adjustment is made
to the value estimated for the subject to reflect holding costs between the date of value and the
projected date of resolution of the court proceedings. In addition, the net value is discounted 10 2
present value as the sabject sites are not immediately developable beeause of the ongoing litigation.

In.addition, 2 vorintion of the lncome capitalization appronch, known as the subdivision development
method, is also utilized in estimating the value of the property, os presently existing. This methed
incorporates aspecis of both the sales comparison and cost approaches. The sales comparison:
approach is utilized in estimating a value of the fes simple interest of cach of the subject Jots es
finished residentinl building sites. In the approach, sales of unimproved sites were researched,
analyzed and cormpared to the subject property to estimate o value of euch of the residential lots as
finished single family sites, The sales considered wre within the general market urea of the subject
property and were selected from neighberhoods that are residentially zoned and that offer
comparable amenities and/for lot sizes. The search for sales of comparable Tots was limired to
scitlements occeming since Junuary 2014.

The gross retail value of the individual existing lots, assuming ¢ach is a finished site as of the
cffective date, is estimated bascd on a direct comparison of similar, comparable lots that have sold
within the general srea of the subject property. A total of seven lot sales are considered in estimating
a mariet value of each of the single family lots that comprises the subject development as finished
building sites. The lack of an adequate number of sules of finished sites within the immediate area
of the subjoct neecssitated the use of sites located some distance from the property in the
comparison. The estimated gross retail value does rof represent market value,

From the projected gross retail lot value are deducted the costs of road tmprovements, clearing,
grading and related infrastructure to serve the sites. Development costestimates, provided verbally
on February 2, 2017, by the property representative ere considered in the valuation and are assumed
correct. The projected costs are considered representative of the expenses to complete development
of the subject subdivision. Additional expenses including management (administrative and
overhead) during the construction period, sctrlement charges and real estute taxes are also deducted
from the estimated gross income dexived from the sale of Jots, The absorption rate is projected based
on information obtuined from the developer or broker bandling sales in ara subdivisions.

The resultant cesh flows are then utitized in a quarterly cash flow analysis and discounted for the
estimated time petiod needed to achieve a consplete sell-out of the subject property. The sales period
it based on the absorplion rates experienced by competing subdivisions within the general market
area of the subject property. The discount rate is cstimated from the market, based on expectations
of market participants, and reflects the opportunity cost of meney during the holding period and the
intrinsic risk associuted with developing o residential subdivision. The estimated value reflects the
vzlue of the property, as presently existing.

Sources knowledgeabie in the local real estate market were interviewed to project probable trends
regurding sules of improved snd unimproved residential sites in area subdivisions. In addition,
private publications (mvestment and zeal estate trade journals) were consulted as supplemental
sources in providing information on gencral market perspectives and trends.

A value is not estimated for the subject property by the cost or income capitalization approaches.
The cost approach is most applicable tc improved properties where the existing improvements
represent the highest and best use of the site. The subjeet sites are unimproved. In addition,
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Hypothetical Condition

The property is appraised 2ssuming that the subject lots are completely finished sites 25 of the
effective date. However, the subject exists as 22 platted, but unfinished lots a5 part of the Parkeside
Preserve in Annapolis subdivision as of the effective date. Therefere, the valuation employs a
hypathetical condition as 1o the finished site status of the lots nnd/or subdivision,

A hypotieticnl condition is defined in the Uniform Standards of Professional Appraisal Practice
(2016-2017 Edidon, page 3, 2015) as:

A condition, dircetly related to 2 specific assignment, which is contrary to whatis known by
the appraiser o exist on the effective date of the assignment results, but is used for the
purpose of apalysis.

Comment; Hypothetical conditions are contrary to known facts about physical, legal, or
conermic charucteristics of the subject property; or about conditions external Lo the property,
such as market conclitions or trends; or about the Integrity of data used in an apalysis.

Theuse of 2 hypothetical condition may affect the assignment results. The hypothetical condition
applies to the value of the property, os presently existing, as of February 2, 2017,

S

The property rights appraised consist of the fee slmple estate, defined in The Dictionary of Real
Estate Appraisal {Sixth Edition, page 90, 2015), a&:

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

limitations imposed by the governmental powers of taxation, eminent domain, police power,
and escheat,

DATE OF INSPECTION AND EFFECTIVE DATE OF APPRATISAL

The subject property was inspeeted and photographed on Februury 2, 2017; this date is considered
the effective date of this appraisal for the property, as presently existing. According to offictals with
Annspolis city government, the forest conservation plan as part of the subdivision review and
approval is presently under judicial review, Thecase is expected Lo the decided no Tater than January
2014 with subdivision work commencing after that dute. Aceording to the developer, subdivision
work is projected to start in April 2018,

The Wineirolt Group, Inc. — 9
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of older working couples that has resulted i a net loss of papulation in the northern and western part
of town. The increase in population in the Forest Drive corridor is the result of apartment and
condominium construction over the past few years, as well as infill construction of detached homes
on remaining lots in the Eastport area. This city trend is matched on the southern or “county” side
of Forest Drive whexe there has also been significant new residential and neighborhood commercial
development over the past five to ten yoars.

Based on statistics obtained from the Site fo Do Business Online (STDBOnling), the population of
the city of Annapelis (inciusive of the Naval Academy) for 2016 totaled 44,729 and is projected to
increase 3.8% 10 46,438 by 2021, The statistics indicate 3 total of 16,681 households in 2015 that
is forecast to increase to 17,294 or by 3.7% in 2021, The average houschold size is 2.38 and is
projected to increase slightly to 2.4 persons in five years. By comparison, the 2016 population of
the larger Annepolis area (inchusive of the city of Annapolis und Parole and based on zip code areas
21401, 21402 and 21403} totaled 74,797 and is projected to increase 4.2% to 77,914 by 2021, The
statistics indicate o total 0£ 29,975 houschoelds in the larger arce for 2016 that is forecast to incrense
031,173 orby 4% by 2021. County growth reflects the expansion of the Washington metrapolitan
aren coupled with the avaitability of land to accommodate it. Inprovements to major and secondary
highways that conneet Apnapolis ané Anne Anundei County to the Washington and Baltimore
regional employment markets, should sustain increased growth, However, total population,
houszhold counts and growth rates for the city of Annapolis and the expanded Annapolis area are
constrained as much of the land area is already improved, devoted to historicel, institutional or
governmental uses, within the limits of the Chesapeske Bay Critical Axea, or subject to other
cavironmental constraints inchuding steep slopes or wetlands. :

Ineome

Based on STDBOnline statistics, Annapolis city residents have 2 2016 median houschold income of
$75,382 annually that is projecied to fncrease by 8.6% w 81,858 per year in 2021, Average annual
nonschold income for city residents is significantty higher at 31 02,214 for 2016 and is projected to
increase o $110,408, arby 8%, in five years. Median disposable income for city residents averaged
56,598 for2016; overage disposable income is projected a $74,51  annually based on the statistics.
By comparison, income jevels increase for the expanded Annapolis area with a projected mcdian
houszhold income of $86,220 for 2016 und on average annual bouschold ineome of $116,477. The
median household income is forecast to increase 1o $95,018 annually in 2021 with = aversge
houschold income of $126,820 ar that time for the larger arca. Median disposable income or
effective buying income is estimeted at $63,158 annuatly for expanded Annapolis arca residents; the
average annual disposable income is projected at $83,792 annuzlly for 2016.

Tn addition, the employment market 5 reflected in the area’s lower than average median effective
buying income (EBI) that lags county levels a5 reflected in the chart below.
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Housing

As of 2016, the eity of Annapolis includes a total of 18,780 housing units with 88.89% occupled; the
number of units i$ projected to increase to 19,540 units in 2021 of by 4%, with 88.5% occupied o
that time. STDBOnline projects a median owner occupied house value for 2016 of $425,189 and an
average value of $519,425; the median value s projected 1o increase to $459,424 a5 of 2021 with
anaverage value of $555,654. The expanded Annapolls area includes a total of 33,696 housing units
in 2016 with 89% occupied; the numbe of housing uaits is projected to increase to 35,100 in 2021
with 88.8% projected 1 be occupied at that time. STDBOnline projects 2 rnedian house value for
2016 of $467,852 and an average value of $557,777: the medizn value i projected to increase 10
$400,265 as of 2021 with an aVerage value of $587,481 at that time. chnoxmaﬁn—w_ 512.5% of all
housing units arc OWner occupied within the greater Annapolis ored a8 of 2016 with 36.4% of
housing units rentcr oocupied.

In 2012, the Sustainable Growth and Agricultural Preservation Act of 2012 was passed by the
Marylond Generak Assembly. Theact was designed to address futureresidential development within
Maryland by cotablishing growth tiess. Specifically, these tiers delineate areas for Future major and
roimor residential subdivisions and the type of sewage systc that can serve them, The majority of
Annepolis is designated as Tier ! and Tier 2 that includes areas prasently of proposed to be served
by public sewer SySWms. Tiers 1 and 2 zlso include areas that are designated for local growth, In
Tier 1, major and minor gubdivisions are permitted and must pe served by public sewer. Major and
sinor subdivisions are alse allowed in Tier 2: majot subdivisions must utilize public sewer while
minor subdivisions may use On-site septic systems &3 an interim sotution il public sewer becomes
gvailable.

Residential Marker

An analysis of settled homes sold through the Metropolitan Regional Information Systen: (MRIS)
within the expanded Annapoliy ared (based onthe 41401, 21402 and 21402 zip codes) wos made for
the period covering January 2013 through Janwary 2017. Based on a review of MRIS stadistics,
total of 68 dwellings sold throughout the Annapotis ares duting January 2017. An annualized
volurae of 816 units is projected for 2017 based on the partial year results and would be significantly
lower than the prior year. Seitled prices ranged from $134,900 for a twe bedroom, two bath REQ
to $1,675,000 for o four bedroom, 3v4 bath home in downtown Ansnapolis. A totat of 10.3% of
January 2017 volume represented short sales (two units) or sales of bank owned assets (five units);
no foreclosures ocourred.

According to 4 YEview of MRIS statistics, a total of 1,224 dwelling units soid in the expandsd
Annapolis area during 2016, Prices ranged from $58,900 for a two bedroom, one bath unit
$6,125,000 for u five ‘bedroom, fiver batlh waterfront estate. Unlike the prior yeal, the bulk of
poxtial year 201 6 volume i$ concentrated inthe $200,000 to less than $300,000 range that accounted
for 21.6% of partial year sewlements. Dwelling units trading at prices of $300,000 to less than
$400,000 represented 20,9% of volume with homes selling at prices of $400,000 to less than
$500,000 accounting for 16.7% of settlements for the year. A total of 113 units or 9.2% of all
rransactions occuzred as short sales {23 uaits), foreclosurcs {four units) or transfers of bank owned
assets (86 units).

Pased on an analysis of MRIS srtistics, & total of 1,168 dwelling units getdled in the Jarger
Annapolis aree iR 2015, Serttled prices runged from £$62,000 for a two bedroom, one bath

——
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level, 110,000 + squere foot Lord & Taylor Department StOte wak completed ia late 1998 as an
expansion 1o the 1,060,000 + square foot mall, Along with the Lord & Taylor expansion, an
additional 12,000 square feet of specialty stores were added at that time. A 45,000 squarc foot free
stending movie theater with o one level, structured above grade parking garage for 260 cars was
completed in 2000. In November 2007, the owners of the mall gorpleted a 240,000 square feet
“lifestyle” ¢xpension of thecenter, in addition to adding appreximately 1,000 parking spaces in three
garages. The expansion increased the size of the mall by approximately 20% to approximarely 1.5
million square feet making the center the largest shopping mall in Anne Arundel County. Mall sales
repariedly everaged $386 million annuzlly as of 2004-2005 and were projected to increnss ta $570
million with completion of the expansion. Rentai rates for the expansion space are rumored Lo be
in the $70.00-580.00 per square foot renge with significant poss through expenses. Given the
substantial and diverse forms of development in the area, Parole not only serves as 4 regional
shopping arca, but has olso become 4 major employment cenler over the post ten years.

The Annapolis Towne Centre at Porole is a large mixed use project in the larger Annapolis arca.
Ground was broken in December 2005 on the $400 million project that is planned to inciude more
them 1,700,000 square feet of building improvements, including 625,500 square fect of retail, 91,700
square feet of offices, a 200 room hotel, 630 residential units and 5,510 parking spaces when fully
complete. Whole Foods, Targel, PF. Chang, Bed, Bath & Beyond, and Anthropologie are some of
the existing tenants in the Main Street style project. As part of the project, residential condominiums
and apartments were 4350 constructed in two lowers. The sales pace for the condominiums was slow
with more demand for the apartments resuiting in an anction of remaining for sale units sbout three
years apo. Addidonally, the Crosswinds at Annapolis Towne Center is 2 new apartment project that
consists of 215 units, The site contains on area of 1.8155 acres or 79,084.7 square feet that sold at
a price of §7,500,000 indicating 4 rate of $34,884 per potential unit. Building construction is
complete with leasing ongoing.

A significont redevelopment project was completed within the past ten years along the Inner West
Stroet corrdor within the ¢ity of Annapolis. The Sever Bani Building is 2 five story office and
bank building that contains a gross Improvement area of approximately 82,250 squarc fect. Abank
branch with additional retail units leased at 2 rate of $35.00 per square foot, tripls nel, cecupy the
first floor, The second and third floogs are used as corparals offices of the bank with the fifth floor
aceupied by a law office. Offices were leased at rates of at least $31.00 per square foot on a full
service basis according to the leasing agent,

In addition to the Severm Bank project, Park Place is 2 mixed use development along West Strect ond
Taylor Avenue, The project will be developed in two phases with the initial phasc consisting of an
office building, a 225 room hotel, a parking garage conststing of 1,056 spaces end 166 residential
condominivms. Construction of the firstphase was completed in 2007, In mid-2008, the shell office
building was sold in its entirety to thie plumbers’ union for partial owner occupancy. The luxury
condominiums were offered for sale 2t prices of upproximately $450,000 or more and sales slowed
with the housing slurap, Mere récent settlements are in a range of approximately $300,000 to
$650.000. Phase 2 of the project is to include 42 zdditiona) condorminiums and 3 second office
building. insddition, 8land trade between the devaloper of Park Place and an adjoining owner will
allow construction of a 1,200 seat theater 25 part of the project.
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Aceording 10 Transwestern, o commercial brokerage firm, the Anne arundel South office market
(includes the subject area) consists of a total of 7,242,803 square feet with a direet vacancy level of
11.2% and slightly higher rate of 11.4% if sublet space is included in the vacancy calculation as of
the end of January 2017. Transwestern reports that 126,500 square feet of new space is presently
under construction in the submuarket; the mmarket posted positive net absorption of 23,000 square feet
during the fourth quarter of 2016 with. 116,000 squase feet of positive net absorption posted during
the year.

CR Richard Eilis (CBRE) reports on office vacancy rafes troughout the Baltimore motropolitan arca
in its publication Market View Baltimore Office. According to the geographic delineation of the
brokerage, the subject erca is part of the Annapolis office submarket. The market contains 2
combined area of 2,400,359 square feet with an overall vacancy rate of §.4% at the end of the fourth
quarter of 2016. The market posted posizive net absorption of 79,252 square feet during 2016 with
20,890 square feet absorbed during the fourth quarier. No new office space is currcntiy under
construction. Asking rental rates for Class A space average §26.14 per squars foot while rates over
a1l building classes average $25.18 per square foot on & full service basis n the Annapolis
submuarket. By comparison, the catire Baltimore metropolitan office market is operating at an
overall vacancy rate of 14.3% with asking rates averaging $23.79 per square foot for Class A space
and $22.44 per square oot over afl building classes on 4 full service basis.

Rental rates for the better quatity office buildings in the Annapelis submarket typically range from
320,00 10 $35.00+ per square foot on a full service basis for new buildings with a pre-detesmnined
expense stop typically in the range of $7.00 to $10,00 per square foot, Older buildings or those with
{imited parking, lease at rates of $12.00 10 $22.00 per square foot on a full service basis. Itis also
common practice 1o add & core factor to the net usable area of the leased space o reflect cach
tenant's proportionate share of common areas. The corc factor typically ranges from 10% to 12%
of the net rentable area in this market. Historically, the market was unwilling to compensate
property owners for core arcas of greater than 12%; however, as building designs become more
distinctive and feature amenitics like fitness rooms, tenants were more willing tocontribute tohigher
core factors. In addition, ares landlords are atempting o shift utility costs to the tepanls as 8 way
of controlling escalating energy SXpenses. However, with higher vacancy rates tenants are
negotizting for free rent, reduced rates and higher tenant improvement allowances; however, the total
umount, of concessions continues to decline.

Industrial Market

According to CoStar, the Annapolis warehouse market consists of a total of 40 buildings that
together contein & cornbined arca of 786,385 square feet. No direct vacancy is Teported for these
buildings as of Februury 2017, however, the vacancy rate increases 10 3.2% if sublet and other space
are inciuded in the caleulation. The market posted no net absorption or Jeasing actlvicy thus far for
the year. Rental rates average $10.75 per squere foot on a triple net basis within the warehouse
submarket.

The Annapolis flex marke? containg an arca of 1,589,784 square feet in 62 buildings based on an
analysis of CoStar statistics. A rotal of 142,110 square fect, or 8.5%, is vacant as of February 2017;
the vacancy taie increases to 13.1% when sublet space is includsd in the caloulation. The matket
gave back & total of 667 square fect thus far for 2017 on 18,069 square feet of leasing activity. Flex
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From $10.00 to $42.00 per square foot with an average rate of $31.04 per square foot on o triple net
basis based on the CoStar statistics,

According to MacKenzie, 2 regional brokerage fivm that trecks retail, office and industrial rental
rates ond vacancy levels throughout the Bultimore metropolitan area, the entire Baltimore
metropolitan area consists of 2 total 6F 2,346 retail buildings witha combined area of approximately
101 million square feet 15 of the end of the second quarter of 2016, The cntire Baitimore market i
operating at & direct vacancy rate of 4.54% as of the end of Junc 2016 that is down from 3 rate of
5.049 as of the snd of September 2013 according to MacKenzie. The metropolitan market absorbed
2 total of 45,040 squarc feet during the second quarter of 2016, The average asking rental rate of
$18.83 per square fool on 2 triple net basis is slightly higher than the raie that characterized the
market one year carlier. According to MacKenzic, the Annapolis retail submarket is operating at 2
vacancy rate of 2.9% a5 of the end of the second quarter of 5016 and is lower than the 3.25% rate
that charzcterized the market as of the end of the fourth quarter of 2014, The Baltimore metropolitan
retail submariet includes 2,246 buildings witha combined aren of 100,959,553 square foet as of the
end of the September 2016 according 1o thie brokerage. The market is operaiing at 3 vacancy level
of 4.33% with positive absorption of 209,422 squace fect and an average asking retail rental rate of
$18.74 per square foot on 8 tripic net basis as of the end of September 2016. Individuat submarket
vicancies are not aveilable for the third quarter.

Conclusion:

In conclusion, the Annapolis axea will continue to be the conter of local and state government,
aithough services and tourism will also grow in importance. Increascs in population counts and the
aumber of households will continue to be modest because of the lack of available development land
and the large nurmber of institutional and government facilities located withiz the neighborhood.
Redevelopment of existing improved parcels will become more prevalent s much of the land area
is already improved. The area is o desirable location because of the quality of life and access O
water-related activitics. Residential parcels will continue to be develeped with multi-family or
towphome uses because of the relative scarcity of building sites and development land. In
conclusion, as the growth of the arca continues, the already timited supply of land available for
residential, industrial and commercial development will diminish further, cnhancing property values
in the neighborhoed.

ROPER CSCRIPT

Locoiion The subject property is located at the intersection of uniraproved Treblis and
Tranguility Ways south of Forest Drive within the corpordte limits of
Annapolis. The property is identified on Anne Arundel County Tax Map

56C, Block 5 as part of Parcel 594 in the Sixth Assessment District.

Legal Status The subject property i3 farther identificd as Lots 87 through 108, inclusive,
as shown on a plat entitled, “parkeside Preserve in Annapolis” as recorded
among the land records of Anne Arundel County in Plat Book 338, pages 44
through 50, inclusive and in Plat Book 339, page 1. A reduced scale copy of
the recorded plat showing the subject sites is included on the following page.
Additional piats for the project ¢ inciuded in the appendix to this report.
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Cverall Plan

Lot Descripsion

Lot Sizes

Shape

FrontagelAccess

Topography

Soil Classifications

Environmental
Asseszment

The entire Parkeside Prescrve int Annapolis subdivision includes atotal of 66
single family sites and 86 wownhome lots for a total of 152 units, A deawing
showing the layout of the entire subdivision prepared by LPDA, Inc.. dated
October 22, 2014 is included in the appendix to this report.

A uible listing each of the platted sites by lot number, street address, land
uren, amount of frontage, shupe, street locatior and physical featres ot
characteristics s included on the following page. The description of the
subject lots is based on the recorded subdivision plats.

The subject sites range in size from 5,549 10 9,225 square feet with an
everage area of 6,443 squore fect or 0.148 acres based on the recorded plats.

Each of the sites is regularly shaptd based on the recorded plats.

Therecorded sites will have frontage along either Treblis Way or Tranguility
Way. Treblis Way is shownasa varishle width city right of way on the plats;
Tranquility Way is plalied as a 44 foot wide city right of way. The amount
of road frontage for cach of the sites is ineluded on the lot description table.

Level

According to the Web Soil Survey pubtished by the United States Deparunent
of Agriculturs, Newural Resources Congervation Service, the dominant scils
comprising the subject property consist of the Annapelis and Donlonton
varieties. Annapolis loamy sand (AoB with 2 to S percent siopes) presents
slight Hmitations for development with dwellings with or without basements
and small commercial buildings, moderaze Limitations for development of
ronds and strects and severe limitations for onssite septic focilitics.
Donlonton fine sandy loam (DB with 2 to 5 percent slopes) presents
moderate to severe development limitations. However, it is an assumption
that cach of the subject 10ts is copuble of supporting improvements given the
surrounding, long standing development on surrounding preperties onsimilar
soils,

A Phase ] environmental site assessment (ESA) was conducted on the subject
property by Geo-Tedinology Associates, Inc. (GTA) in May 201C. The ESA
sncompassed approximately 32.8 acres that included not only the subject
property, but also the remainder of the subdivision land that is outside the
scope of this appraisal, At the time of the environmentsl site assessment, the
combined property was improved with four residences and associated
outbuildings that were subsequently removed from the property. In2010,the
larger property included above ground storage tanks that were found to be in
generally good condition by the environmental engineer with no obvious
indications of leakage or spillage. The ESA also noted some household
debris, building materials and serap metal on the ‘propetty. The site
inspection for the subject revealed the presence of houschold debris, tires,
building materials, glass bottles, tires and similaritems. Howuver, the Phase
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Flood Harard Ared

Critical Area

Noise Zone

School Capacity

Subdivision Cosis

Amenities

1ESA “revealed no evidenceof recognized environmental conditions (RECs)
in connection with the subject property.” The report 8150 recommended that
stored vehicles, cquipments, ASTs, Jdumped materials and
chenmeal/petroieum containers be removed from the larger property and be
disposed of properly even though not cited as a REC. The presence of
cnvironmental contamnination my significantly pmpact the value estirnate for
the subject property- Because of the lack of a more xeeent Phase 1 ESA, the
PrOPETTY 3% appraised in similar condition on {he effective date a3 reported in
the May 2010 environmental site assessment. If subsequent information
indicates that this gssurmption 18 ineorrect, then this sppraisal and any
estimate of vaiue contoined herein may need 10 be qualified or amended.

The subject property lies entipely within 2 Zoae X flood hazard aren as
determined by the Federal Emergency Mianagement Agency (FEMA) 8
shown on flood map panels 24003C 02536 and 24003C 0234F, cach with an
effective dale of February 18, 2015, Zone ¥ denotes oreas outside the 100
year flood

The subject propetty is located entively outside the Bmits of the Chesapsake
Bay Critical Area.

The propernty i outside the Timits of the Airport Noise Zone (ANZ} that
suzrounds Baltimore/Washingten Tnternational Thurgood Marshall Alrport.

According 1© information obtained from the Boaxd of Education, students
from the subject subdivision would strend Hillsmere Eiementary Scheol,
Annapolis widdle Schiool and Annapolis High School. School capacity is in
adequate &l Annapolis High School for 2018. However, residentizl
cubdivisions cannot be recorded without ndequate school capacity.

Subdivision development £0Sts AC projected by the property representative
at an average cost of 75,000 perlot for the cotite subdivision with the cost
for cach of the subjoct Lot projected ot 3 100,000 with e additional $10,000
for engineering and similar soft costs. The cost estmate was provided
verbally as a derailed estimate could not be obtained. For purposes of this
appraisal, fhe projected cosLis assumed tobe an noncﬂgﬂoﬂovnomaéﬁmo: ofthe
expensts NECEssiry to complete the subject lots s finished building sites.

Amenities for te subject subdivision will include open space and forest
conseryation lend. According to the plats, 13 areas are desigoated 28
permanent open space and are identificd on the plats os Open Space A
through M, inclusive, that 0. ma&o«noﬂﬁn 2 combined area of uﬂ@noxﬁaﬂn&.
19525 acres ot 850.5 10 squars fect. The entire property contains a totad of
pine copservation areds identified as Forest Conservation Eosements A
through 1,inclusive. The forest conservation easements encumber atoralarea
of 14,4737 acres oF £30 473 square feet according to the plats.

The Wineholt Group, fne. i 22



According to representatives of Annapalis City government, a verbal offer of $1,500,000 or $68,182
per platted lot was made by the city to the property fepresentative. According fo city officiais, this
was merely a verbal offer and not a firm price or sctual negotiation.

Encumbering Leases

None of the subject lots 15 currently lensed as of the effective date to my knowledge.

ASSESSMENTS AND TAXES

All tax assessments are established by the State Department of Assessmnents and Taxation (SDAT)
with tax rates set by the individual jurisdictions. Assessments for the 2056-17 tax yeor are based on
100% of full cash vajue and sll properties within Annapolis are reassessed once every three years.
The current real property 1ax rats for the city of Anpapolis for the tax year beginning July 1, 2016
and ending June 30, 2017, is $0.640 per $100.00 of nssessed valuation (¢ity), $0.548 per $100.00
of assessed valuation (county) and $0.112 per $100.00 of assessed valuation (state) for a total tax
rate of $1.309 per $100.00 of essessed value.

The individual subject lots were added to the assessment rells of Anne Arundel County, as plat
recording triggered an ont-of-gycle valuation, On the following page is 2 table Listing the lot
number, address, sccount number and full cash values of each of the subject sites for the current
assessment cycle. Renl estate toxes are calculated by applying the current tax rates 1o the full cash
value for each of the subject lots, Projected real estate taxes for FY 18 are estimated af 2 total of
§19,796.01 indicating an average rate of $889.82 per platted lot.

Conclusion

Plat recording triggered an out-of-cycle reassessment of the individual lots. The full cash values
appear to be within market ranges based on a survey of other assessments and tax liabilitics for
single family sites in the area.

KA G

According to the Department of Planning and Zoning for the city of Annapolis, the subject property
is zoned R1-B, Single Family Residence District. The purpose of the zoning district is to provide
for single farnily detached development. Following is a description of the zoning classification.

Uses

Cemeteries, single family detached dwellings and public schools and colleges are permitted inan
R-1B district. Residential and special mixed planned unit deveiepments sre permitted subject 10
additionnl standards. Private colleges, day care centers, hospitals and sanitaxiums, institutions for
e care and trestment of alcohiolics, drug addicts and the mentally ill, muscums and art galleries,
noncommercial recreational ond social clubs, religious institutions, rest and nursing homes and
certain schools sre permitted by special exception in the zoning district.
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Bulle Regulations

Bulk regulations require 2 minimurm lot size of 12,500 squaxe fect and lot width of at least 80 feet
for single family dwellings aod day care ¢enters. The minimum lot size increases 1o 40,000 square
feat with a minimurn lot width of 120 feet for philanthropic and eharitable institutions, recreational
and social clubs and religious institutions. Development with ians, health and medical institutions
T museums require s minireum lot area of two acres with height limited to 35 feet or 2V: stories.
Yard requirements for single family development include  front yard of nt lenst 30 feel, interior side
yard of at least 10 feet or ot least 15 fect for o comer Jot, and a reas yard of 40 fect. For planned
developments, bullc regulations are determined through the planned development process. The
subject property is part of a planned unit development for zoning purposes.

Conclusion
“The use of the subject property as a recorded residential subdivision consisting of 22 single family

lots as paet of 4 larger PUD is permitted within a R-1B zoming district. Development with single
family detacked dwellings is permitted in the zoning district.
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ZHIST AND BEST {JSE

Highest and best use is defined in The Dictionary of Real Estate Appraisal, (Sixth Edition, page 109,
2015) as:

The reasonably probable use of property that results in the highest value. ,_ﬂu.o. four naﬂn—..‘_m
the highcst and best use must meet are Jegal permissibility, physical possibility, financial
feasibility, and maximum productivity.

An analysis of the highest and best use of 3 property is the most important part o.m the appraisal
process, for it is in terms of highest and best use that market value is estimated. The highest and best
use of the subject property, as unjmproved or as improved, is selected from among those uses that
are physically possible, legally permissible, financially feusible and provide the greatest retum to
the lund.

HEGHEST AND BEST USE, AS UNIMPROVED
Physically Possible

The subject property presently consists of 22 platied lots within the Parkeside Preserve in Annapolis
subdivision within Anne Arurdel County. The lots range in size from 5,549 10 9,225 square feet
with an average size of 6,443 square feet or 0,148 acres. The individual sites are regularly shaped,
level with road frontage along either Treblis or Tranguility Ways, both public xights of way. The
area is convenient to the Washington and Baltimore metropolitan arces as well as to downtown
Annapolis. The Anee Arundel County location is desirable because of the proximity to employment,
good access to the regional road network, quality of the schoal system and the aveilability of
shopping and recreational amenitics,

The seil classifications may impact development of the subject Jots; however, given the surrounding
development on similar soils, it is assumed that cach of the Iots could support a residential dwelling.
Based on demeographic statistics, area residents enfoy relatively high household and disposable
income levels. The immediate area of the subject property is primarily developed with residential
uses, although institational uses consisting of schools and churches are within the immediote
neighborhood. Comunercial uses are generally confined along the major roadways and within
reasonable proximity to the subject property. Given the physical limitations, a number of uses are
physically possible on the subject lots.

Lepally Permissible

The subject sites are zoned R-1B, a residential classification that permits development at a density
of 3.5 units per ncre. The property consists of 22 recorded lots for development with single family
delacked homes. The subject lots are part of the larger Parkesids Preserve in Annapolis subdivision
that consists of a total of 66 single family residential siies and 86 townhome lots. Residential
development is legally permissible on the property.

Financial Feasibility

A number of uses are possible on the subject property given the physical characteristics and current
zoning. OFf the penmitted uses that are physically possible on the property, xesidential development
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An analysis of settled homes sold through the Metropalitan Regional Information System (MRIS)
in Anne Ayandel County was made for the period covering calendur years 2013 through 2016, A
total of 6,155 dwelling unies sold through MRIS in Anne Arundel County during 2016 as compared
1o & sales volume of 8,101 units in 2015. Following is 2 table that compares results for 2015 and
2016,

Crntcgory 2015 mé Chango

Totd 30ld volume $2,903,804,398 $3,349,725,592 15.4%
Units sobd 8.101 2,155 13.0¢6
Avcrage told prics $A54,461 $365.890 Z.1%
Detochot s0ld price 5402610 $409310 1.7%
Attached sold priee $169.010 280,545 A%

Avernge days on market 3¢ 75 -12.8%

Sales volume continued to increase through 2018, The numbet of unirs sold in 2016 increased 13%
over 2015 levets. In addition, the dollar volume for 2016 increased 15.4% over 2015 and likely
reflects the increase in the number of sales of both detached #nd atiached homes. In addition, the
average sold price for 2016 is up sbout 2.1% aver the average for 2015, The average price for a
detached home increased 1.7% between 2015 and 2016; attached product prices increased by 4.3%
during the same period. In addition, the average days on market was eleven days shorter in 2016.
Of the toiel number of scttlements included in MRIS for 2016, opproximately §6.3% of settlernents
were of detached units with townhomes end condominiums comprising the remaining 33.7% of
volume. As with prior years, the bulk of sales volume is concentrated in the $200,000 to less than
$400,000 price ranpe in the county market with a total of 4,920 or 53.7% of volume occurring within
this price bracket.

A total of 8,101 dweliing units sold through MRIS in Anne Arundel County during 2015 as
compared to a sales volume of 6,933 units in 2014. Following is n table that compares results for
2014 and 2015.

Category 2014 20158 Chunge

Tatal solt volumo $2.544,672.026 $2,903,894,308 14,1%
Unitz sold 6,933 8,101 16.9%
Average sold pries $267.038 5358,461 -2.3%
Detached zold price £415,969 $402,010 +3,2%
Autached zold price 5272,148 $269,010 -1,2%
Averogo dnys on market 83 36 3.6%

Sules volume for 2015 is up 16.9% over 2054, In addition, the dollar volume for 2015 is 14.1%
higher than the prior year and likely reflects the increase in the number of sales of both detached and
attached homes, The avernge sold price for 2015 is down abowt 2,3% over the 2014 average. The
average price for a detached home decreased between 2014 and 2015; attached product prices also
decreased, but by a lower percentage over the same period. However, the average days on market
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aumber of 2013 senlements inctuded in MRIS, 2,155 or approximately 32.3% of settlements were
of townhomes and condominivms with sules of detached dwellings comprising the remaining 67.7%
of volume. As with prior years, the bulk of sales volume ks concentrated in the $200,000 toless than -
$400,000 price range.

The MRIS settlements typically exclude new homes that are sold in-house; many of the new
subdivisions throughout the area scll at base prices above $400,000 with options adding significantly
10 the base model price. The statistics ndicate a continuing trend of “'price creep” with more new
detached homes selling at prices of mere than $400,000 while townfiomes routinely sell at prices of
$300,000 ormore. As with prior years, the number of homes selling at prices between $100,000 and
$200,000 no longer accounts for the largest market segment. The aumber of dwellings selling at
prices below $100,000 accounted for 4,1% of sales volume for 2011 as compared to levels of 2.4%
of velume for 2010, 2,7% in 2013, 3.2% for 2014, 3% for 2015 and 2.5% for 2016. Properties
selling at prices of Jess than $100,000 typically represent foreclosure or shost sales.

Sales volume continues o be uneven for improved properties, but sellers with some cquity appear
content to hold the price even if the marketing period is extended. Downward pressure on pricing
is occurring for properties nearing forectosure or when an adjustable rate reset makes the payment
wnaffordable for the borrower, In addition, sellers seeking to relocate will tend to accept areduced
price if buying anoiher house that is also attzactively priced. The number of bank foreclosures
remnains a concerm in some areas as lenders prefer to shed underperforming loans from portfolios.
Many of these propertics are listed by ares renl estate ogents at prices that reflect o shortened
marketing period s the primary goa! seems to be 1o divest the asset or Joan' with secondary
consideration given to sarning any additional retum. The gencral consensus; however, is that the
area will fare much betier with regard to price changes than many arsas of the country or even within
Maryland becsuse of the proportion of government related and high tech jobs. With a more stable
economy and job market, hiouse prices can be expected to inerease with typical matketing periods.

Morigage rates are stitl below 5%, but with higher energy costs and continuing, although lessening,
job unecrtainty, constmers CONCiALE to remiuin cautious about purchasing a home. Natiomally,
absorption periods range from 12 to 240 months according to the Pwl Real Estate Investor Survey
for the seeond quartes of 2016 (most recent with absorption paces) with a mean absorption pace of
101 months down from 122 months two-three years ugo and longer than the 604 month period that
characterized the market throughout 2007 and 2008, The projects surveyed contain significantly
larger areas and the size sxplains the lengthy ubsorption pericd. Absorption rates are typically faster
for small projects in high growth arcas, while loager time periods are necessary to sell lots in larger
projects in less desirable areas,

The survey pasticipants are splic evenly on the use of adiscounted cash flow analysis or comparable
sales in valuing development land tracts, Comparable sales analysis is not always applicable in the
local residential market due to the lack of an adequate number of current sales of subdivisions at
various stages of the approval process. Growth zates for lot pricing vary by market and the investor
survey reports a maximum {ncrease of §% with ar average increase of 4% in pricing for the second
quarter of 2016 as compared to a meon change in a range of -12.5% to an increase of 3% annually
with an averuge change of -1,4% for the fourth guarter of 2008 and a rate of 1.88% for the second
quaster of 2009, Average growth rates for development expenses for the second quarter of 2016 are
in a range of 1% to 5% annually with an avernge increase of 3.3%; expenses include infrastructure
costs, amenities, advertising, real estate taxes, administrative fecs, contingency and miscellancous
orother expenses. Participants did not expect any declines in fot pricing 83 of the sccond quarter of
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Prices of the lots in this section increased $15,000 cack. The builder added the lot price increase to
the base price of each of the models.

Tanyard Cove North

Development continues in Tanyard Cove North with Richunond American Homes constructing
single family detached dwellings as weil as townlome units in the carrent phase. According 1o the
broker, the current phase consists of 47 townhomes, 46 single family sites in addition to villas, The
community includes a clubhouse and pool in addition to open space arcas and wails for residents,
The project also includes water access. Richmond is corrently offering a total of four, two story
models divided into at least three or four bedrooms, 2% baths and a two car garage. Living areas
range from 2,250 to 3,006 square feet with base prices in a range of $429,090 to $469,990. One
additional model is offered that is largely 2 one story model with a loft. The ane story Avery
contains a living area of 2,499 square fect divided into three bedrooms and 214 baths that is base
priced at $454,990, Marketing of the single family lots commenced in February 2015 ond 2 total of
29 were sold orunder contract 25 of October/November 2016 for an average absorption pace of 1.45
per month or 4,35 per quatter (more recent informution could not be obtammed). The dulder posted
an average absorption pace of 1.5 lots por month or 4.5 per quarter for the first pbase of single faxity
units that consisted of 24 Yots. Richmond Americart is also offering rownhomes and villas in the
subdivision.

Village at Stepien's Woods

The Village at Stephen’s Woods is 2 24 ot infill subdivision in Amold, Community amenities are
limited to recreation area and open, space, Lots range in sixe from 7,794 1o 15,025 square faet with
most in the range of 8,000 to 11,000 square fect, The builder, K Hovnanian, offers six models that
range in size from 2,480 1o 3,456 square feet divided into four bedrooms and 2¥% or 3% baths with
options adding approximately $100,000 1o the base price according ta the agent. Completed package
prices are averaging in the mid-$700's, Marketing commenced in April 2016 and a total of 22homes
are sold for un average absorption rate of 2.1 per month or about 6.3 per quarter.

Stonepointe

Stonepointe is 2 19 lot subdivision located on Reece Road in Severn. Lots range in size from 6,900
to 9,081 square fect with an average area of 7,768 square feet or (176 acres. The builder offered
seven base models that range in size from 1,640 square fect for the Bedford to 2,528 square feet for
the Randolph. Models are divided into two, three er four bedrooms and each features 24 baths with
a two car garage and unfinished lower level. Models are base priced in e range $431,900 10
$430,900 when sold out with the builder offering $20,000 in ficc options and $10,000 in closing cost
help. The model opened ebout March 2015 sad alt lots are sold as of July 2016 (although dwelling
construction remains) for an average absorption pace of 1.1 lots per month or 3.3 lots per quarter,

Kaplan's Preserve

Calatlantic (formerly Ryland Homes) intends to construct detached dwellings on 36 lots comprising
Kaplan's Preserve in Severn, The property is platted as Kaplan's Purchase, but is marketed as
Kaplan's Preserve by the buildez. The butlder purchased ten lots in August 2015 but did not open
the subdivision vntil January 2016, The broker hundling the subdivision reports that seven sites are
sold for an average absorption pace of 0.54 lots per month or 1,62 per quarter 63 of February 2017.
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quarter after uan initial settiement of seven lots. According to the buiider, a total of five homes are
presently under contzuct for an average absorplion pace of 2.5 per month or 7.5 per quarter,
Marketing of the dwellings commenced in December 2016,

Wilson's Grove

Wilson's Grove is a subdivision consisting of 182 single family sites to be developed in four phuses
located in the eastern pact of the Gambrills neighborhood. Overall, the residential lots range in size
from 10,000 to 15.520 square feet with an average sxea of 10,605 square fest or 0.243 acres, The
subdivision features significant areas devoted to open space, forest conservation or recreation areas,
Tn addition, & pool and clubhouse were compileted in July 2015, The developer/buiider intends to
construct two story homes on sbout $0-95 of the lots with another builder building on the remaining
lots, Broclkfield, the original builder and developer, histerically averaged nine sales per querter.

NVR entered the subdivision in March 2016 and recently revamped its mod! line for homes to be
built in the subdivision, The builder cumently offers four, two story models on 48 lots. The
Lengwood model contains a living aren of 3,531 square fest divided into at least four bedrooms and
344 baths with garage parking and an unfinished basement as standard features. The model is based
priced from the low $710's. The Empress contains an area of 2,906 square feet divided into at least
four bedrooms and 214 baths with the model base priced in the low $670's, The Tyler is anew model
that contains an area of 3,641 square feet divided into at least four bedrooms and 3V baths with a
base price in the upper $720's. The Stratford Hall is the largest model and contains an area of 4,159
square fect divided into at least four bedrooms and 4% baths, The model is offered in the upper
$750's. Development work and construction of dwellings continue in the subdivision, According
to the builder representative, a total of 27 lots are sold for an. average absorption pace of 2.5 lots per
raonch or 7.5 lots per quarter. The builder added new models to the product line and now includes
a number of upgtades thar would have been priced as options. Before the redesign, options would
2dd on average $200,000 to the base price, but now add about $70,000 25 the base madels now
include many upgrades. Lots are purchased on o takedown. arrangement at a rate of $295,000 per
finished sile.

Shipley Meadows

Shipley Meadows is 45 lot subdivision in Jessup in western Anne Aruadel County; the subdivision
adjoins Arundel Woods, Lots range in size from 9,864 to 19,701 square feet with an averags arca
of approximately 14,286 square feet or 0.328 acres. Thelots sre regularly shaped and amenities will
be limited w open space and conservation and recreation arcas, Dan Ryan Homes is acquiring the
lots on a taiedown agreement. Dan Ryan curzently offers six base models that range in size from
2,345 10 3,521 square feet for the largest Biltmore model; dwellings can be expanded to include a
morning room, additional baths and/or bedrooms. Each of the base models is divided into four
bedrooms and sither 2V or 3% baths with a two cer garage and basement as standard features. The
models are currently base priced in a range of $509,990 1o $599,990. Six models are planned that
will include four bedrooms, 2% or 3% baths and two car garages with living areas projected at 2,335
10 3,521 square feet, although homes can be expanded, According to the agenthandling sales in the
subdivision, a total of seven lots are sold in the First section consisting of 20 residential lots for an
avernge absorption pace of approximetely 1.2 Jots per month or 3.5 lots per quarter. Lot absorption
is quicker,
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each ineludes four baths and three bedrooms. According to the agent hendling sales in the
community, sales starled in September 2016 and 1o date o total of nine units are sold for an average
absorption pace of about two per month or six per quarter, The agent indicated that buyers do not
wish to wait to customize & unit os the townhomes are nicely appointed with a number of eptions.
Therefore, the builder is to start construction on the next building without any pre-sales to meet the
demand of potential buyers, According to the broker, seitlod prices of the units average $500,000.

Craftstar Homes at Village Greens of Annapolls

Craftmark Homes intends to build 89 townhomes as part of the Village Green subdiviston off of
Forest Drive in Annapolis. OF the tota] number of {ots, 12 are live werk units that must include an
owner occupied commercial use on the first floor of the townhome with the owner's residence
confined to the top two floors. These lots are slightly larger mnd have a width of 24 feetand zll sold,
The remaining interior sites are roughty 20 fect wide, ulthough tsete is some veriability between lots,
and will also be improved with three story buse madel townhomes divided into three bedrooms, 2b:
baths and & two car garage, Current base prices for these models average $379,900. The final lots
are under construction 4t this time and the broker teports that the builder will show “no merey™ for
buyers as these are the only remaining sites ond have gated access. According to the agent, a total
of 77 units are sold for an average absorption pace of 1.54 units per month or 4,62 units perquiter
over the sbsorption period that commencedd in late October 2012, Units contain an arca of
approximately 2,450 square feet, The broker reports that the reraining sites when improved will
be listed in & range of $475,000-$480,000 even though most scttlements of units ranged from the
bigh $300's to the low to mid $400'.

Primrose Hill

Crafimark Homes is also building lownhomes and detached dwellings in Primrose Hill in Annupolis
off of Milkshuke Lane. The development is to include six detached dwellings in addition to 23
townhome units. An historic house that currently improves the site is to be “painstakingly
renavated” by the builder as part of the project, The buiider intends to offer the Annapolis model
with three elevations including slab on grade, an English basement or with o full in ground basement.
The detached dwellings are to be placed on zero lot line sitwes and wiil contain living areas of
approximately 2,900 square fest, According to the broker, the deteched dweblings ave to be offered
at prices of $630,000 with the townhomes buse priced in a range of $470,000 to $450,000 for the
three story units planned to contain a gross area of 3,000 square feet. Site clearing and grading are
currently underway.

The Enclave at Spa

X Hovnanian purchased 36 townhome sites as port of the Enclave at Spa development on Spa Road
within the corporate limits of Annepolis. Lots range in size from 1,758 to 2,378 square fuet with an
average area of 1,935 square foot or 0,044 neres, Lots ore mostly 24 feet wide with a depth of
approximately 71 t 91 feet depending on the site. The builder purchased the sites for $2,440,000
indicating a rate of $67,778 per potentiat lot in November 2016, K Hovnanian intends 1o offer thres,
threc level townhomes in the development. The St. John and Hopkins reodels contain 2 living area
0f 2,387 square feet divided into three bedrooms and 242 baths with a two car front load garage. The

1, Mary's is lorger containing an area of 2,798 square feet divided into three bedrooms, 2% baths
and a two cor garage. The builder has not yet released pricing for the units except that the starting
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Based on the absorption paces of arca subdivisions, a sales pace of six single family sites per quarier
is projected for the subject property and is within the range of the small lot subdivisions surveyed.
The scieered absorption pace is within the range of sbsorption paces and reflects the betterconditions
in the arcs housing market and the lack of new sinple family detached units in the Annapolis area.
A few builders continue to purchase lots nt Tates that represent 20-404% of the settled home/unit
prics with the majority paying approximately 30-48+%, The actual percentage of the let cost would
be lower based on the ratio of the lot price to the price of the dwelling mclusive of upgrades or
options. The chenge in the conforming loan limit from $560,000 1o $494,500 may impact purchases
of higher priced propertics in the future and could affect the subject, :

Highest and Best Use, As Vacant

The highest and best use of the property is for development of the 22 recorded lots that comprisc the
subject property. Completed single family homes would be base priced in a range of $550,600 to
$575,000 depanding on the model and location within the subdivision. Dwellings would be divided
into at least three bedrooms, 2V baths and feature a full, unfinished basement and garage parking
as standard iterns. The residentinl usc of the property is legally permilted, physically pessible,
economically feasible and provides the greatest retum to the land.

APPROACH TO VALURE

The cost, sales comparison and ingome capitalization approaches are typically considered in the
nppraisal of real estate, The cost approach is based on the understanding that market participants
relate vatue 1o cost, In the cost approach, the value of the land is added to the current replucement
or reproduction cost of the improvements after dedueting depreciation from all causes atzibutable
to the building. Entrepreneurial incentive may be included as part of the value estimate. The cost
approach is particulacly useful in estimating the value of new or well maintained properties or for
property types that transfer infrequently such as churches, funeral homes or other special purpose
uscs,

The sales comparison approach is based on the principle that value is directly related to the prices
paid for competitive or comparable properties, Value is estimated using the sales comparison
approach by unalyzing the market for similar propertics and comparing these properties to the
subject property. Compacstive analysis focuses on market reactions o the similarities and
gifferences that Influence value, Blements of comparison may include the property ights conveyed,
motivations of boyers and sellers, physical attributes, location mnd income characteristics.

The income capitalization approach measures the present value of future benefits. There sre two
methods of income capitalization. Direct capitalization is a method thatconverts income forasingle
yeor into a value indication, Yield cupitalization is a method that discouats future periodic income
streanns at an appropriate rate for an indication of the value of the property under consideration,
Market participants may use some combination of both direct and yicld capitalization in analyzing
investment alternatives.

In zddition, the subdivision development method is an eppropriate valuation technique when
subdivision and residential development represent the highest and best use of o parcel of land, This
method is o variation of the standard income capitalization approach, which also incorporates
elements of the sules comparison and cost approaches. Used whenever there are no truly comporable
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SALES CO T

The sales comparison approach is an appraisal procedure that compares recent sales of simiiar
properties (o the subject for an indication of value for the property under consideretion. The principle
of substioation holds that the value of a property tends 1o be set by the prices paid for properties of
similar utility and desirability, The sales comparison approach is applicable to the valuation of all
types of real estate, provided that an. adequate number of sales occurs within the matket, The sales
comparison epproach is more relizble for propertics where theze are an adequate number of transfers
to indicale pricing levels and trends in the market.

The procedure for employing the sales comparison approach includes: (1) researching the market
for sales, listings and contracts to find comparable sales in terms of property type, sule dats, size,
condition, location and zoning; (2) verifying the data as factual and that the transaction reflects on
arm's-length transaction; (3) selecting a relevant unit of comparison; (4) comparing the selected
comparable propertics to the subject property or eliminating the comparable; and (5) reconciling the
value indications to u point estimate or range of value. The unit of comperison uged in valuing the
subject property is the price per platted residential lot. Other units of comperisen can be used, Lew
price per front foot; however, this basis of comparison is not used in the subject market,

According to The Appraisal of Real Estate (14th Edition, page 390) “Elements of comparison are
the characteristics of propextics and transactions that help explain the variance in the prices paid for
real property.” The ten elements of comparison typically considered in the sales comparison
approach include: (1) rezl property rights conveyed; (2) financing terms; (3) conditions of sale; (4)
expendirares made immediately after purchase; (5) market conditions; (6) Jocation; (T) physical
characteristics; (8) economic characteristics; (9) use or zoning; and (10) non-realty components of
value.

The following five sales are considered in estimating a value of the subject property based ona direct
comparison of ather platted subdivisicons that sold throughout Anne Arandel County. The unit of
compurisan is the rate per platted residential site, Following are the comparable sales.
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Land Sale 1
Project

Locatlon

Grantor
Crantee
Recorded
Sale Darey
Zoning
Utilities
Land Area

Improvemenis

Sale Price

{Init Rates

Finaneing

Comenents

The Enclave on Spa

1-36 Enclave Court; Annc Arunde} County TV 51F, Block 13 a5 Pargel 1318 Inthe
Sixth Assessment District; atso Ideatified as Lots | through 36, inclusive, s shown
on o plat ¢ntitled, “The Enclave on Spa”” 25 recorded among the land records of
Ange Arundel County in Plat Book 340, pages 10-115 Annapolis, Maryland 21403

Lily Lorraine Clow

K Hovnaniun Homes of Maryland, L.L.C.

303367309

11/15/16; 11423716

R2 and R3, Genera Residence Districts (City of Annapalis, Maryland)
All public

3.819 acres or 166,366 square fest

Property formerly improved with 2 one story brick and concrete block automobile
repair facility that contains an enclosed area of 12,417 square fect and originally
construcled a4 least 50 years ugo. The building was razed to allow for
redevelopment of the supporting land. Approximately 60% of the supporting site
was paved and fenced.

$2,440,000 based on the deed price
$1,232,000 assignment fest
$3,672,000 total acquisition cost

$061,508 per acre or $22.07 por square foot of land
$102,000 per platted dwelling unit

Cash o the seller

Sule of 1 regularly shaped parcei of land that is gencrally level, mass graded and
mostly atroad grade, The property is split zened with 3,809 acres zoned R3 and the
remainder zoned R2, both resldentlal zoning classifications. Approximately 2.597
acres of the parcel lics within the Limiss of the Chesapeake Bay Critical Area with
0.812 ncres or 34,559 square feet outside the critical nrea. The property is lobe
developed ag 36 townhomes as part of the Enclave on Spa project. Petroleum
contamiration located on the site and the developer snd the Maryland Department
of the Environment agreed on & Remediution Action Plan (RAP). The property sold
with ali environmental approvals.

K Hovnanian intends to offer threg, thiree level townhomes in the development, The
St. John and Hopkins models contain « living area of 2,387 square fect divided into
three bedrooms and 2V% baths with a two car front load garage, The St Mary's fs
targer containing an urea of 2,798 square fzet divided into three bedrooms, 24 baths
und 1 {wo car garage.
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Comments

Marketing Period

Vorified

Assemblage of scven parcels that is irregularly shaped, level 1o sloping and mostly
wopded. This portion of the property is now piatied and will be developed a3 the
Annapelis Townes at Nenl Farm subdivision that includes 50 townhomes Jots that
range in size from 907 to 1,296 square fact with an average arca of approximatcly
1,105 aquare feet or 0.025 acres. According to the acller, the combined sitc was
purchased raw without any subdivision appravals and sold 19 o platied subdivision,

Parcels 64 and 65 lic between Dorsey Drive and Old Solomons Island Rond. The
combined parcels are triangular in shape,. level and were improved with detached
dwellings in poor condition at the sale date; all improvements were razed.
According to an area broker, the property will be developed with four model
townhomes as part of the Neal Farm project, However, the site sald as raw acrengs
without subdivision approval.

Parcels 6, &, 45, 60, 70, 391 and 392 of the sale property acquired by the selier In
August 2013 in two transactions with a combined purchase price of §2,100,000
indieating & rate of 342,000 per potential lot; Parcels 64 and 65 acquired by
personal representatives in March 2015 as part of ap estate sale; projected at luss
than one year for the purchase of the platted subdivision; no additional recorded
transfers of any of the parcels comprising the sale property within the three years
preceding the Lransfer.

Representative of Scller, Broker, land records and inspection
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Land Sale §
Profser

Location

Grantors
Grantes
Rucorded
Sale Dates
Zoning
Utifitles
Land Arex
Sale Price

Unir Rates

Financing

Comments

Markering Period

Verificd

Patuxent Woods Soutl:

1303-1315 {add) Patuxent Woods Drive; Anne Arunde] County TM 29, Block 9 ns
Parcel 302 in the Fourth Assessment District; also identified a5 Lots T through 7,
inclusive, as shown on a plat entitled, “Patuxent Woods South™ as recorded among
the land records of Anne Arundel County in Plat Book 347, pages 27-28, inclusive;
Odenton, Maryland 21113

Jenny Gny Atas and Terry Lee Atas

Chesapeake Custom Homes, LLC

MNat yer recarded

2/23/17; Not yet recorded

RS, Residential District (Anae Arundel County, Maryland)
All public

1.7213 acres or 74,980 square feet

$805,000

$467,670 per acre or $10.74 per square foot
$115,000 per platied dwelling unit

Assumed cash to the seller

Property consists of seven recorded, but unfinished residential sites that rungo in
size from 4,535 to 6,683 square feet with an averagie arel of 5,457 squere feet or
0.125 acres. Subdivision plso includes 27,271 square fest 0r 0.6261 zeres of forest
conservation land and 31,876 squarc feet or 0.7318 acres of open space.
Subdivision costs are projected at a rate of npproximatety $42,000 per recorded lot.
The piatied lots were purchased by an area builder who intends Lo construct two
story dwellings divided inte at least thtoe bedrooms, 214 buths with unflinished
basement and garnge parking &s standard features, No pricing information for the
models could be cbtained.

Property not listed for sale as a mutuad friend of the buyer and seller alerted the
purchascr that the property was available; minimal marketing time; no additonul
recorded transfers of the property within the three years preceding the sale.

Represeatatives of Purchaser, land records and inspection
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Additional Information

In addition, 719 Ammapolis Neck Road within the immediate vicinity of the subject property is
currently Tisted for salc at a price of $1.2 million indicating a rate of 557,143 per potential site or
$200,000 per scee including any existing improvements. The property consists of two parcels that
topether contain a land area of six acres that is zoned R-1B with public utilities availabie. According
to the broker, the site can be potentially subdivided inte a total of 21 single family sites, although
a more realistic yield would be about 18 lots, The property is cumently improved witha cell tower
that is leased. The property was originally listed ot the current price in October 2015 and remaing
available for purchase at this time. The agent reports that two parties ar¢ showing some imerest in
the property at this time.

Adjustments

Sales are normally adjusted to reflect the progerty rights conveyed, conditions surrounding the sale,
financing, changes in market conditions and physizal characrenistics, including location, zoning and
size. Following is o comparison of the sale properties to the subject.

Sale 1 is the purchase of 36 platted lots in Annzpolis, Sale 1 is adjusted upward to reflect the
agsignment fee paid by the purchaser and to reflect the townhome usc of the property as these lots
typically sell for less than single family sites and downward to reflect the above average
development cost of the subject lots, Sale 2 is the purchse of SO platted lots in addition to two
parcels thae witl be used to support additional townhomes. Ssle 2 is adjusted upward to reflect the
Tazing costs paid by the buyer, smaller lots and inferior location and downward for lower
development cests. The comparisen is based on 50 lots as Parcels 64 and 65 axe not yet subdivided.
Sale 3 soid in May 2016 as a piatted subdivision consisting of 57 lots that are similar in size to the
subject property. The sale is adjusted npward to reflect razing costs paid by the buyer angd downward
to reflect the higher development cost of the subject. Szle 4 is also a recent sale that includes the
purchase of B4 platted sites, Sale 4 is adjusted upward to reflect razing costs and downward to
reflect the sugesior locaticn, fower number of lots and lower development cost. Sale 3 is the 2017
purchase of seven platted 1o1s in Odenton. Downward adjustments are made to Sale 5 to reflect the
smaller number of lots ond lower development cost: an upward adjustment is made for lacotion.

In estimating a rate for the subject property, some consideration is given to the values indicated by
each of the sales, as the transactions reflect reasonably recent settlement dates and current market
expeetations, Before adjustment, the sales indicate 2 range of $67,778 10 $318,429 per platted site
and a range of $83,900 1o $89,242 per lot after adjustment. Each of the sales is the purchase of
platted residential land with development of consisting of single family or townhome tnits, Sightly
more consideration is placed on the value indicated by Sale 3 because of the similarity in the number
of units, planned development of the sites with single family dwellings and the comparable 1ot sizes,
Consideration is also placed on the rates estimated by Sales I and 2 because of the fairly recent
settlement dates ond Annapolis locations. Sales 4 and § are purchases of platted subdivisions that
contain a fewer number of lots than the subject property. However, reliance is also placed on the
rates indicated by these sales beeause of the similar lot sizes and proposed development consisting
of single family detached dwellings.

Baved on an analysis of the comparable sales, an averagé rate of §85,000 per potential residential
unit is projected for the subject property.
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22 units @ $85,000 per platted unit $1,870,000

However, final adjustments are made 10 the estimated vaiue 1o reflect the waiting period before werk
can commence on the subject lots becouse of the court case and helding costs, During the holding
period, the property owner/developer will be responsible for the payment of real estate tuxes in the
amount of $19,796 (rounded). Therefote, the net value of $1,850,204 ($1,870,000 less tnxes) Is
discounted ot g rate of 10% to January 2018 or for 13 months until resclution of the court case.
“Therefore, the discounted value of the property is estimated as $1,694,844 or $1,695,000 as rounded
(51,850,204 x 0.91603} present value factor).

Avariation of the income capitalization approach, the subdivision developmentmethod, isalsoused
{0 estimate the fes simple market value of the subject property, as presently existing. The technique
is defined in The Dictionary of Real Estate Appraisal (Sixth Edition, page 223, 2015} ast

A method of estimating land value when subdividing and developing a parcel of land is the
highest and best usc of that land. When all direct and indirect costs and entreprencurial
incentive are deducted from an estimate of the anticipated gross sales price of the finished
lots (or the completed improvements on those lots), the resultant net sales procecds are then
discounted to present value at a market-derived rate over the development and absorption
period to indicate the value of the land.

The property is valued based on a discounted cash fow amalysis that reflects the net proceeds
available from the sale of lots after deducting the projected costs associated with development of the
subaivision and meriteting the finished lots during the projected ubsarption period, Investors would
estimate a purchase price of the subject property based on an analysis of the following factors:

(1) theprojected marketvalue of the individual subject lots during the absorption period;
(2)  the estimated costs of the physical development of the site;

(3)  the estimatcd cost of holding the property during the remaining projected
development and absorption peried; and

(4)  the inwinsic risk associated with o land development project of this nature.

The sales comparison approach is used 10 estimate the mazket value of the subject lots, as finished
building sites, and as of the effective date of this appreisal, The resultont values are then utilized in
a cash flow analysis and discounted for the estimated time and cost required to complete all
development and achicve o total absorption of the property, including administrative and overhend
costs, the cost of money over the holding period, and the intrinsic risk agsociated with developing
a residential subdivision to estimate a value of the property, a5 presently existing.
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Lot Salc 5

Location

Grantors
Grantees
Recorded
Sale Dates
Land Area
Zoning
Utilitles
Improvements
Sele Price
Financing

Unit Rates

Commenis

Marketing Period

627 Chuse Stroet; Anne Arundel County TM 51F, Bloek 10 as Farcel 281 in the
Sixth Assezsmont District; also identified as Lot 20 as shown on a plat eatitled,
“Revised Plat of Lots on Spa View Avenue & Greenficld Streot” as recorded among
tw Jund records of Anne Arundel County In Plat Book 10, page 7, Annapolis,
Murylund 21401

John 8. Wohlgemuth und Carelyn C. Wohlgemuth

Timothy Dutwiler and Lindsay O'Den

27854/154

111714, 12/4/14

4,131 square foot or 0.095 acrey

R2, Single Fumily Residence District (Annepelis, Maryland)

All public

None st time of salc

$265,000

Cash to the scliers

$265,000 pot single family revidentinl lot
£64.15 por square foot or $2,794,336 per uere

The property was purchased for development with o two stary dwelling of the
purchusers, The lot is regular in shape, level, 91 road grade and lies entirely within
the limits of the Chesapenke Bay Critieal Aren. The site hay frontage along Chase
Street (formerly Greenfield Street) of 57.74 feet with an averuge dupth of 80.88
foet, The site is now improved with a two story detoched dwelling.

Proporty originally listed for $308,000 in Qotober 2012 #nd reduced to $299,000
wher placed under contract about 18-19 menths later; no ndditional arm’s length
recorded transfors of the property within the throo years preceding the sale

Broicer, MRIS, land records and inspection
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Lot Sule 4

Location

Grantor
Grantee
Recorded
Sale Dates
Land Area
Zoning
Utillties
Improvements
Sele Price
Flrnancing

Unit Rates

Camimenis

Marketing Period

Yerified

115 Granada Avenue; Anne Arundel County TM 51F, Block 10 as Parcel 338 inthe
Sixth Assessment District; also Idontified es Lot 10 as shown on a plat entitled,
“Spa Creek Property, Plat B" as recorded smong the lund records of Anne Arundel
County in Plat Book 18, page 15; Annapolis, Maryland 21401

Philtip Doubleday Hale, Special Administrator

N.MV. Lid,

30539/363

3087 3NTNT

9,116 squore feot or 0.209 acros

R2, Single Family Residence District (Annapolis, Maryland)

Al public

None ut time of sule

§373,000

Cash to the seller

$373,000 per single farmily residential lot
$40,92 per square foot or 31,782,348 per acre

The property was purchased for dovelopment with a Two story dwelling of the
purchesers, The ot is regular in shepe, lovol, st rond grade und Les entirely within
the limits of the Chesapeake Bay Critical Arss. The site has frontege along
Granada Avenuo of 61,93 fect with an average depth of 118.82 feot,

Property originally listed for $350,000 in November 2016 when placed under
contract four days later; no additlonal am’s length recorded trunsfers of the
property within the three years preceding the sale

Broker, MRIS, land records and inspection

The Wincholt Q.R.SS e, 34




View of Sale 5

View of Sale 0




Lot Sale 7

Lecation

Grantars
Grantees
Recorded
Sale Dates
Land Area
Zoring
Lhilities

Tmprovements

Sale Price

Financing

Unit Rates

Comments

Muarketing Period

Verified

123 Sumner Road; Anne Arundel County TM S1C, Block I as Parcel 762 in the
Sixth Assesament District; also identificd as Lots35 through 38, inclusive, inBlock
1 as shown on a plat entitled, “Section A, Blocks 1 to 12, Admizal Heighty" as
recorded in Plat Bock 20, page 8; Annapolis, Maryland 21401

Terry ©. Sears and Tanje A, Scars
Weiskopf Building Contractors, Inc.
29790/85

SI2T6; 116

14,400 aquaze fect or 0.331 scres as combined
7,200 square feat or 0,165 acres as individunl building sites

R{, Single Family Residence Disteict (Annapofis. Maryland)
All public

Propesly improved with a brick rancher divided into four bedroom and wwa baths
built in 1962 as well a3 a detached garage and earport. The improvements are of
no contributing value and were razed o allow for redevelopment of the lots,

3365,000

$600,000 indemnity deed of trust, security agreement and assignment of contracts,
jeases and rents with Hamilton Bank at undisclogsed terms (assumed to be atmarker)

$182,300 per single fumily residential Jot
$25.,35 per square foot or $1,104,125 per acre

The property was purchased for develepment with two, two story dwellings. A
dwelling is currently under construction on onc of the building sites and is listed at
a price of $624,500 for the four bedroom, 2% bath dwellings with a two car garage.
A foundation s now in pince on the remaining building site. The lots are regular
in shape, leve! nad at coad grade. Bach of the building sites has frontage of 60 feet
along Sumner Road with an even depth of 120 feet.

Property listed at 2 price of $379,900 as an improved site for 40 days prior o
contrae! ratification; no arm’s leagth recorded transfers of the property within the
three years preseding the sale

Broker/MRIS, land records and ingpeciion
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Adjustments

Sales are normally adjusted to reflect the property rights conveyed, conditions surrounding the sate,
financing, changes in market conditions and physical charscteristics, including location, zoning and
size. Following is 2 comparison of the sale properties to the typical single family lot for the subject

property.

Sale 1 sold in July 2015 and is the purchase of a lot in West Annapolis on Melvin Avenue, one of
the mjin rogds through the arez, Sole 1 is adjusted upward for changes in market conditions and
downward to reflect the superior location. Sale 2 is also in West Annapolis, but is near Wardour,
one of the premicre neighborhoods within the city, Sale 2 is adjusted downward for location and
upward for changes in market condltions and for finished site status. Szle 3 sold in November 2014.
Sale 3 is adjusted upward for changes in market conditions and size and downward for location.
Sale 4 is also in Murray Hill and reflects the most recent transaction. Sale 4 is adjusted downward
for location and average lot size; no other adjustment are made. Sale5 is in Eastport and is adjusted
upward for time and lot size and downward to refleet the superior logation. Sole 6 is the oldest
irensaction, bul is included because of the similar lot size. Sale 6 is adjusted upward for changes in
market conditions and location because of the surrounding industrial uses, Sale7 is adjusted upward
for razing cosis, changes in market conditions and site status: no other adjustments are made.

Conelusion

On the following page is a table showing the adjustments considered in comparing the sale
propecties to the typical residential lot proposed for the subject property. Unadjusted, the sale prices
reflect 2 range of $175,000 o $373.000 per residential site. As adjusted, the safe prices reflect &
range of $204,488 10 $287,438 for the Typical lot. The sales represent purchases of residential sites
for the construction of detached dwellings. Each of the sales is zoned for residentinl development
and is or will be developed with a single family home, Consideration is placed on the values
indicated by cach of the sules becouse of the reasanably recent seitlement dates, Anmapolis locations
and generally similar lot sizes. Least reliance is placed on the rate indicated by Sate 4 because of
the larger lot size, although the sale is the most vecent transaction. Sales 1, 6 and 7 are most similar
to the subject for [ot area and consideration is placed on the rates indicated by these sales. Each of
the sales is located within Annapolis and consideratior. is placed on the rates estimated for each of
the sales because of the location. The sales are residentially zoned, regularly sheped and served by
public utilitics. A thorough search was conducted to find sales finished lots within the vicinity of
the subject property, but few ¢ould be found that contain & sirilar lot aren a5 the subject sites.

Based on o1 analysis of comparable sales, an average rate of $220,000 per finished site is projected
for the typical lot in the subject subdivision es of the effective date. The retail value of the potential
subject lots as finished residential sites is projected at 4 total of $4,840,000. Aggregate retail value
does not refleet market value.
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ESE T

The market velue of the subject property, as presently existing, is estimated based on a discounted
cash flow analysis or subdivision development method of the income appreach. The subdivision
development method is similar to the methodology used by investors to analyze development
properly in considering a potential purchase price, In the method, a discounted cash flow analysis
is used that incorporates #ll pertinent assurmptions relstive to the subject property and the abserption
of finished lots, The discounted cash flow analysis requires a study of not only the market for the
lots (current and future), but also the total anticipated expenses related to the project. The indicated
revenues and expenses are incorporated into a cash flow analysis on o quarterly basis. By means of
a discounting procedure, the net present value or market value of the subject property to one
purchaser, i.e., bulk value, is estimoted. Following is a detiled accounting of the various
assumptions and parameters incorporated into the discounted cash flow analysis for the subject
property, os presently existing.

Potential Revenues

Potential Sales Price The nggregate retail value or potential sales price of the subject sites was
estimated at a toal of $4,840,000 (22 lots @ $220,000 per lot).

Holding Period The holding period is the projected length of time necessary for the 1013 to be
developed (infrastructure instzHed) and sold. The subject property presently exists as 22 platted
residential sites. As discussed in the highest and best use section of this report, it is my opinion that
the subject could reasonably anticipate an average sales page of six lots per quarter with all of the
finished sites projected to be sobd within four quarters. An additional period of about one year is
projected for resolution of the eotrent court case and to start development work,

Typically, in larger residential subdivisions, the sales pace will approximate a "bell” curve, with the
sales rars inereasing as the project progresses and sustaining increased sales activity through the mid-
point of development wilh sules tapering off toward the end of the sellont period. Current takedown
agresments for comparable subdivisions in Anne Arundel County and in the larger metropolitan area
provide for o minimum number of lots to be purchased each quaster. Ofien these agreements
indicate that a minimum of one to six single family lots must be acquired monthly by the builder
with the rates for townhomes typically faster because of the need to purchase all of the lots

comprising a specific buliding.

Therefore, the total development/seliout period is projecied to be nine quarters in duration with 3
portions of the first five quarters devoted to resolution of the court -case and comstruction of
infrastructure.

Swles Price Adjustment  Some current residential lot contracts typicaily include annual escalators
ranging from 3-49% beginning in the second or third year of the absorption poriod, Anescalator of
3% annually is included beginning in the second year of the cash flow analysis given the improving
housing market.
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The subdivision costs used in the valuation of the subject property are based on the cost
estimates provided by the property representative and are ossumed correct, For purposes of
this sppraisal, the toal projected cost of $2,420,000, inclusive of certrin soft costs, is
assumed 10 be an accurate representation of the expenses necessary o complete the subject
lots ns finished building sites. If subsequent information indicates that this assumption is
incorrect, then this appraisal and any estimate of value may need to be qualified or amended.

Englrecring Soft costs for bonding and enginecring charges are projecied at a rate of $10,000 per
lot for a total of $220,000 for the subject project. The bulk of the engineering cost is divided evenly
between periods 4 and S with the remainder included in period 6 of the cash flow,

Site Development Site development costs are projected at a total $2,200,000 by the property
representative, The bulk of the expensc is included in the sixth aod seventh periods of the
discounted cash flow with additional expenses incumed in periods 8 and 9 to reflect a typical
development program.,

Contingency A contingency of 5% of development cosls is included in the projected expenses for
the subject property to reflect cost incrzases or unforescen conditions. Contingency expenses are
included in periods 4 through 9 of the discounted cash flow, The projected contingency expense
reflects the possibility of cost ncrenses a5 the development sstimate is not based on a current
contracior bid,

Adminisirative and Overkead This nccount covers the cstimated cost required to staff and support
the personne] associated with the day to doy management and administration of the project and is
estbmated a7 a tate of 1,5% of lot sales. The expense is based on costs incurred by other subdivisions
and appears reasoncbie,

Real Estate Taves The investor/developer is responsible for the payment of real sstate taxes during
ownership. The subject lots were assessed as of January i, 2015 for the FY'16 through FY'18 period.
FY 18 roal cstals taxes and charges ure projected ot a total of $19,796.01 indicating a rate of $889.52
per lot for the subject sites. FY'18 real estate taxes ate inciuded in period 3 of the cash flow analysis.
The property would be reassessed as of January 1, 2018 for the FY19-FY2l cycle. As no
information is available regarding the full cash values when reassessed, real estate taxes are based
an the retaif lot value and assume constant tax rates. The projected rate pet lot is then applied to the
number of ots outstanding when a payment would be duc.

Settlement Costs Settlement costs are estimated to be 1% of the total sales and are deducted as an
expense as lots are sold.

Marketing Allowance/Sales Commissions For marketing finished Jots, local real estate companies
typicaily charge between 5% to 10% of the sales price as 1 commission, depending upon the price
of the lots and the number of sites. In this analysis, the developer/property owner is projected to
incur marketing costs in the amount of 19 of lot sales for the subdivision. The rate is less than
normally charped by arce brokers; bowever, a majority of builders will sell finished lots without the
benefit of professional real estate services. Generally sales commissions ave paid more frequently
onaw land deols than on finished lot sales negotiated on o take down schedule.

Legal and Accounting Legal and accounting charges are estimated at a rate of 1% of gross income
and are deducted as an expense as sites are sold.
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thet the funding would only be available for projects in good locations with proven absorption paces
and for borrowers with adequate cash reserves on hand, Given the current prime rate and lender
expectations, it is reasonable to assume 1 mortgage rate of 6.75% for 70% of the cost of the project.

The subject property is appraised as  platted residential subdivision consisting of a total of 22
residential lots thatenjoys 2 good Location in Annapolis within the Ballimore metropolitan area. The
discount rate is computed as follows:

Mortgage Position T0% x 6.75% = 0.0473
Equity Positicn 30% % 25% = Q0750
Discount Rae 0.1223 or i2% as rounded

Based on current marked conditions, with consideration given to both historic and anticipated
fluctuations in applicable interest rates, & discount rate of 12% annually is selected as appropriate
to the anticipated cost of capital, whether equity or borrowed funds, The rate is within the range
indicated by 2 survey of developers and buildets ctive in this market.

Net Present Worth of the Subject

“The net present worth of the subject property, as presently existing, unencumbered by any contraots
of sale, is projected to be $1,717,588 or $1,720,000, 25 rounded, based on the discounted cash flow
analysis,

Conclusion

Therefore, bused upon the preceding analysis, subject to the underlying assumptions and contingent
conditions as contained within this appraisal report, it is my opinion that the fes simple market value
ofthe subject property, as presently existing by the subdivision development method, as of February
2, 2017, was ONE MILLION SEVEN HUNDRED TWENTY THOUSAND DOLLARS
(52,720,000}

RECONCILIATION AND FINAL VALUE ESTIMATE

Cost Approach Not Applicabie
Seles Comparizan Approach $1,695,000
Income Approach $1,720,000

Reconciliation involves a review of the reliability of the data used, the relative applicability of the
approach to tie type of property being appraised and the relative appiicability of the approach iz
light of the definition of value sought. The subject property consists of a total of 22 platted building
sites in Annapolis, & desirable area in Anne Arundel County. The property is valued by the sales
comparison and incorne approaches that are considered applicable to the valuation of a bulk holding
of residential sites similar to the subject,

The scles comparison approach is considering in estimating the value of the sxisting platted lots that
comprise the subject preperty. In the analysis, a total of five sales of other platted subdivisions is
compared to the subject to estimare 2 value based on a direct comperisen, Two of the propertics arc
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of constructing the dwellings. Many builders in the local market indicated an uptick in both sales
and traffic during the past 12 to 18 monds. In addition, recent Jot price increases in several arex
subdivisions suggest that the market continues to improve.

Given the relative attractiveness of the county and its relative cconomic strenpth within the region,
this trend should continue for the foresecable future. Existing housing inventories can be expected
to diminish, as the development of new housing is slowed by extended processing time, increasing
reguietions and development costs, The subject development will offer new detached dwelling units
in an area with littie new residential construction of single family homes and with good aceess o the
regional road networks, Baltimore, Washingtor: and Annapolis metropolizan arcas that should appeal
to buyers. To coaclude, it is my opinion that the subject property is marketable of the appraised
value, Assuming the subject property is aggressively marketed, the subject property, as presently
existing, could reasonably be sold to 2 doveloper/investor or a horne builder within twelve months
at the appraised value,

Reasonable exposure time is defined by The Appraisal Standards Board of The Appraisal Foundation
as follaws:

The estimated length of time the property interest being appraised would have been offered
on the market prior to the hypothetical consummation of a sale at market value on the
effective date of the appraisal; a retrospective estimate based upon an analysis of pust events
and assuming 4 competitive and open mariet,

Reasonable exposure time is presumed to occur prior to the effective date of the appraisal, In
addition, different types of propertics can have varying exposure periods with longer periods
associated with special puzpose properties or at higher price ranges. The estimate of n reasonable
exposure period can be bassd on an analysis based on: (1) statistical information about duys on
market; (2) information gathered through sales verification; or (3) interviews with tnarket
participants.

Inestimating a reasonable exposure period for the subject property, consideration s giveniothetime
periods experienced by similar residential properties, The sales included in this report had relatively
short exposwre periods because the propertics were purchased by builders who wished to construct
residential urits on the lats, The estimated value of the individual lots is related to the exposurc
perlod for the sale of the sites. The subject property preseatly exists as a platted residential
subdivision. For the sabject property, an expesure period of not longer than one yerr is estimated
to have occwrred prior to the effective date of this appraisal.
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nowledge and belief:

The stutements of Fuct comained in thls report wre true and correct.

The reporied analyses, opinlons, and conclusions are limlied onfy by the reporied nssump
2 sonat, impartizl, and unbiased prafessior cs, opinians, und conclnsions,
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The reporied analyses, opinions, snd conclusions were develaped, and his seport his been prepared, tn
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Widbigion32e

Tocatod on or near Annspolis Nock Rord and known ng tho “Kent Property” nesr
Annupolis, Morylund und ug genaraily desorlbed on the plat of the Kent Property as
shown oo Liber QW 107, puge §39, recordsd among the aforsesid Land Records,

BEING the fo simpla propery wiich, by Deed doted Junc 23, 1987, end secorded In
the Lond Records of the County of Anne Arvadol, Marylind, wis granled ord
conveyed by Losmuel Thomas lent wnto Lemunl Thomaz Kant and Mildred L. Kenty
the z0id Lemuol Thomoa Kent having since depurted this life,

_M.Omonw_mﬁ with the bulidings and ‘mprovements thermoa erccled, made of being: wad all and

gvery, tha rights, ulleys, wiys, waters, privilogss, app and ad ges thoreto belongling, or

in anywige ngperizining.

To Have and To BHold te sl wact of ground snd premiscs above doseribed and

mentloncd, pnd horoby Intended to be convayed, dopether with tho rights, privilagos, appustonunces
wnd ndvintagea tharato balenging e ning unlo ond (o the proper use and bonefit of the sald

QW Prapertics, LLC, in fee nw.m.us. o

AnNg tho Grantor hiersby covenants that sho hax not dono or aulfered to be done any Ay, marter or
thing whatzaever, 1o oneumber the property horeby conveyed; that zho wili warant speclally the
property heroby granted; nnd that sbe will exccute such further asuurunces of tho znme as moy ba
raquisile.

A5 WIMNESS the hand and acul of said Grantar, the duy and yoor firut sbove wriltes.

WITNESS:
r
E&F EKE&.H@:

Milgrad L. Kent

STATE OF MARYLAND w...
COUNTY OF ANNE ARUNDEL

I heraby cortity thet on this 22™ duy of Dotober, 2007, bofory e, the mubseelber, » Notury
Publio of the State and County aferesald, personally uppuarcd Mildted L. Kent, the Graritor hasain,
known 16 me {or authatsctorlly proven} to ba the perzon whose pama Lt subsarlbed 1o the within
Inotrumont, and ucknowlodged tho cama for the purpDscE theroin  gootoined, and further
acknowledged tha forepeing Deed to be hor act, and in my presence slgaed and sosled the samz,
pgiving outh wader penalilon of perjury that the considormtion recited horoln ls eorrset.

1 herounto sclany hend und offlolal Zoel.

mw_ba. Public

My commiislan explras__f2ed i 1 0%

o upervizion of the

THIS 1S TC CERTIFY that the wlthin Decd waz prepore
Muryland.

undenlgnod, s Attomey duly admined te practleo bufors the Cb

>~E3aﬂ\/

h
d
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8 FBUNEFE the hand and 16al of asld Trantar, he duy and year first bove weltten.
WITINESS: QW PROPERTIES, LLC
@y aF, Lot M leecunae
&“@ e ty: e T el (sen
(L Authorized Agent, Mannging Member
Irfva P sien.

STAYE OF MARYLAND w‘ s

COUNTY Oﬂ%

[ horcby <ertify that on thia ag* doy of I“a@‘lan , 20l , before mo, tho
ﬂ:c“u:wz.. & Netory Fublle of thu Swmte and "County aforosuld, porcnally appearcd
Sl o Boralid , Authorized Agent/Manuging Member-on bahalf of QW Propurties,
LLC, o Maryland Limlted Linbitity Company, known lo ma (or satfsfuctorlly provan) 1o be the
pesson whoae norte i3 ubseribed o the within Instroment, and acknowlcdged the sema for the
pucposos tharela ined, and further ocknowledged the foregoing Deed 10 be it net on bekall’ of
QW Prepertles, LLC, and In my prosence zigned and eealed the same, glving cuth undor penoltios of
porjury thut the conslderation recited hergin ig Comeet,

M WITNESS WHEREQF, | hereunte sct my hund ond official scal.
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LARLIR A ATTACHMENT &

Mid-Marylasd Title Camphny, oo,

No. 5339-04

Tux 136 G000 9005 0259

»H,THW UOGQ. mude thiy 22% duy of Octaber, 2007, by und between Mildred L. '
GRANTOR, and QW Pyopartlos, 1.1, GRANTEE,

- Witnesseth -

That for and in consideration of the sum of Ous Million Five [lundred ‘Ihousand
Dallars 007100 (31,500,000.00), which lnciudes the amount of any outslending Mortpage or Decd of
Trust, 1 any, the rectipt wherzof I hereby acknowledyed, the suid Grualor doca geunt and sonvay 10

the =nid QW Propectics, LLC, in feo simplo,
Arundol, Stute of Marylund sod deserlbed

S

N S1a0

2

=007, Prs

1
n

COUNHTY CIRIUIT COURT (12

ARUNDE

I that lot of yroond situuie in the Caunty of Ande
fallews, that is 10 suy:

PARCEL 394, Tux Account Mo, §300 Y005 0259

AEGINNING for the First Lot or Paccel of ground sitwuted tn Anne Arunde! County,
being known and deslgnnied ax Lot Mo, 4 on the Plat of the Dlvislen of the Keat
Peopesty siluated in tho Second Eleetion Dlstrict of suid County, deseribed 45 Toliowy:
BEGINNING FOR THE SAME at tha divislen tne of the Lot 4 and 5 and in the
entor of the County Rosd lending Lo Annapolls Neek at the Nortl West comar of Lot
4, and tunnlnp thence South 34 degrecs 15 minutca West 130] feet to the outline of
the whole pareei of ground, of which ihis pareel is u part, in the second fine thereni’
and running with o part of sid yecond line, South 65 dogrees 30 minutey J.m 4l
foct, mere or lass, te the divizion Hne of Lat 4, the hozein dexeribed lot, o ;

HE 4 ma
i FEE 2.0

immodiately to the East thereal, and running thesca along and with tha suid i m_m i T .08
tine North 24 degrees 35 minutes Enst 1230 tegl, mare or las, 1o the cen mqwr iy hm“um@.q&.
road firit herein mentloned, und thenee runaing down the center line of S%:ﬁ:m_q.__.:.. ﬂ.masng
North 47 degreon 45 minutes Weu 178 fect to the place of bepuging. 3510400
CONTAINING 8 ncroz, morg o leus. Read Al feet 4 953

A% JES Bk Bt

BEGINNING for he second lot or parect of ground situated la Anne ArandelBoBiul? 113
Dreing known as 1 port of Lot 2, suid Lot 2 belng shown on Ui Plat of the Division of
the Kent Property, balng ail of the Lot 2 rcmuaining and not previously conveyed
away: BEGINNING POR THE SAME ut inc Southeast corer of Lot Mo, 2, oy
hown o th Plat of the Diviglon of the Kent Property filed or intended to be lied
with the Deed fram Amells Turer, ct al., to Deanly Kent, et ok, shid Decd being
dited the 31 dny of Junuury i914 and dely recorded in Liber QW. No, 107, folle

130, the first beginning point of seid lot nd running and binding on suid lot line 287
feet, more or Toss, to the divizlon ling betweon Lets 2 and 3 on suid play deseribed,
and thenes runting in a northerly diveetion vn suld d n line betwesn Lots 2 nad 3
309 fect, moee or less, 1o the southermmost houndary line- of lot conveyed te J. W,
Harrdz (See Deed recorded In Liber FiS.R. , folia 127 for description of the Harelu
lor)thense running swith und binding on the nid southwestsramost dhvislon line of
the Harris ot 30 fees, meres or luss, to the end thereof, and thence yunning ina
portherty dirgetion bindimg on the suld Harrls lot on ihe eartarmmon dide thoreof 322
feel, more or leas, to interscot the beglnning polnt of w ene sere parcel of land
cenveyed to Jancy nad Archic Browa by Decd dated the o' of November, 1945, and
duty ruvorded smong-the Lund Recouds ol Anne Arundel County in Liber LH.H. 346,
lalio 110, thonee rannlng with und binding on the southernmas boundary line of suld
lot of ground in an cuatorlydircetion lor 238 feet, more or loss, 10 interice) the ikth
and iinul line of the catire lot or parcel known s Lot £ an the plat aforanuid, nnd
theace ranning n o southerly direction 635 Lt mors or less, to the pluce of
beginming, Cemlomiag | S A3 Gerty more of jeis

Fer a total o 9.6553 acres more or jess.
Gepator further selis, asaigng and convoya any and ol right, ttio wnd mtcredt b the
sbove described properly and any cosomonts and/or rights of wiys including bul not
lirlled to thowe granted and cutabllehied by davuments at Liber 4089, puge 197 uad
Lilicr 4080, pape 200 appunenant therclo und any other rights, sitlo and iniereut that
Grantor may have In uny nolghbering andfer contlguous propurty, or appuitsnancol

\\GNm..m TR ANNAPOLIS

" GEPARTMENT
=vuid QLS PAID TO
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CERTIFICATIQN OF EXEMPTION FROM WITHHOLNG UPON
DUSPOSITION OF MARYLAND REAL ESFATE

AFFIDAVIT OF RESIDENCY OR PRINCIPAL RESTDENCE

File Number; _S889-114

Property! 745 Apnanolly Rapd, Annapoily, MDD 1403
o4

Based on the certificstion below, Transferor olaimy exemption from the tux withholding requircments of § [0-912 of
the Tex-General Article, Anpotated Code of Maryland. Scction 10-212 provides that certuin tox puyments must be
withireld and paid when u deed or gther Instrument thut affeets o chunge in ovmcrship of renl property is presenied
for recordution. The requirements of § 10-912 do not apply when u Lansferor provides o curtiflcation of Marylund
residence or cerlification that the trangferred property is the transforor's principul residence.

4 . Sy

Nume of Teansfeear

: . 2. Reasou fi i h
ﬁ\ 1, Trensfuror, am a roxident of' the State of Morylund,

Transforor is o resident catity under § 10-912(A)(4) of the Tux-Generu! Artlele of the
Annotured Code of Maryland, { um an agent of Transforor, ard I huve nuthority to sign
this document on Transferor's behaif.

3 Although I am no longer u rosident of the State of Marylund, the Propurty is my

_ﬂﬁﬁn:.nn_ néa_vw:&_nns%ﬁan:nn_H_wow.;w_u_a_u,._,nnnaonuuu:o:s.:::._nmﬁa
oo Depurtment of Assessments nnd "I'ixation,

Under penabty of perjury, I certify that I huve cxamined this declaration and that, to the
best of my knowledge, it is true, correct, and complete.

w:. g;mim

.n_eénn 7

3b.. Entity}

Witnes/Attest Nome of atity

By

! Name
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COUNTY CRIUT COURT Lard R us) RPO

BOOIK: 29764 PAGE: 255

Mid-Maoryland Tille Company, Tne,
Flle No. 586504 . .
Tux 10 i 06 668 $0244079 .

00 568 90241080
06 668 20244081
06 668 90244082
06 668 90244083 . Lk = Baerd {w Tanes)
{6 668 90244084 wgnaﬁ.ﬂm ogu.v. wﬁma.@u
06 664 90244085 o rant ATk o Wt
06 GGE 90244086 Refwrence! Contra) §:
06 648 90244087 L& - Dued (Wilh Tuxes)
06 G6B H0244088 mm_,m:mmwm . 4009
06 GGE 90244080 ¢ Tearsfor Tax 3,016.80
06 668 90244090/ o Wanbos gl Tio
06 64K 50244001 = 1rnke . -
06 558 00244097 TTeln: 1.bad
Formeely; 06-000-5004-6002/06-000-0004 6093 L P
Totu), 3,641, 65
o6/30/2016  Ag:03
LLn2-J8

ﬂH@ {8 MWeed, mue o 2 _dayof OWer MG byund botwed ARG, SG09EL - s

SHhert ond Wichowoen V. Slibere. GRANTORS, and Y Proportiey,  GRANTE ﬂ“ﬂ”ﬂ“mﬂﬁ.o.—.; -

The withln named Grantor and Giranteo caterod into un Agrecment on Septombor 27, 2003, os
umencded (she “Agraement™),-whoroin it was srecd that the Grantor hereln (SHbeny would convey
the Gruntac herein {QW Proporties, LLC) the below deseribed Innds of the Gruntor in uxchange for
lands of tho Grantss to ba sl ltanooualy deeded 10 he Grantor,

Tha prergquisites for the Agrooment, as amended, have beea satisficd und now the Qrantar-
and Grumee are hbig 10 complele thalr transnctlon, P

4 P 00,

1 M« Vil cmnw_mw,n Qw_mhon.... praperty  based upon the present ussossed value af tha Qruntar'y

proporty (F+3A33:08) for Paroc! One (originu tax uctount H05-000-9004-6092) nnd ($30,400.00)

for Parcal Two {originad tin uecount #06+000.9004-6093) which necount numbtrs, us a resuly of the
recardution of o subdivision plat, have buen asslgned the wax becount numbers iated nbove,

@ﬂgnmmﬁw #3838, 680.0 o&%ﬂ

. . “hree rcwmﬂnn_ﬂ_mi;‘ “hrce Thavdondss ihtundrs!
That for ank i consiULLALION of the sum of Farce-Hondred-Fory-Fhomsmm-Five
Flurdred=Firrip-Tluos-Rollies ($390:533-00), and other good and vulunble consideration, which
includes the umount of kay outstanding Marigage or Deod of Trust, I any, the recolpt whereof |s
hereby uchnowledgad, the sald Grantors do prant und convey 1o the ssid QW Propertles, LLG, In ?..n
simple, a1l that [ot of ground slibute In the County of Anne Arundel, Stute of Muryland andl deseribod
us follows, (hat i to suy:

PARCEY, 591, Tux Account No, 6000 2004 5092 (foriner Pureel vundor nnd (ux
account numhor)

28R
All that lot or parcs] ol land frem the orlginel comveyance to Thomes L, Kem w.“ i
designnted az Lot No, 3 in the deed of purtlilon as racorded among, the Lund Rocords - - m
A in G. W. No.107, Folio 136, duted Junuary 31, 1914, Fy m .
. [
ﬁm..wﬁ. SAVING AND EXCEPTING thorofrom n ‘pureg!of lnnd conveying 2.1 acres TRk
o :u.”.m.n ) conveyed o Elward Kent and wife by Doed duted’ November 9, 1945, and recorded o "m 2
e among the Land Retordd in J.H. M, 346, 1z2. X

=y k o
H a ﬂ o ALSG SAVING AND EXCEPTING thorefrom the lot contiialng 2.1 ucros more or nﬁ m

Ot N lews conveyed 1o Adn Kent by decd dnted the 9™ duy of November, 1945, und [
ES .En 0 recordod among the rasordg in { gr ) HLH, 346, fol )
ORE S G e g W.P;UN ng,?d. 8y
A A

ACCT L0005 G2 O {p

r\r?._ ARL IS AS
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L COUNTY CIRCUT COURT (Ler 3 Ry

ANNE ARUN

HBOOK: 209764 PAGE: 261

ZAY the Grantors hersby eovenunt that they have not dono or sulfersd 10 bt dong any set, mattor or
thing whutzocver, 1o sncumber the proporty Rertby conveyed; thut thuy will warram speclally the
proporty horchy gratitad as 10 tho property that the Grintar recuived by Deeds il Book 5058, puge
103 and Book 8396, puge 326; that they will wareant cpegl ly the suid property; and rthat they wi
exocute such turthor aswuronces of the snme au may be requisite, The Crontors make no warranty or
reprezentition af title ua te the inigroat in the remalning property described heroin,

m.m it BYS the hands and seads of suid Graniars, the day und your first sbove written.

WITNESS: .
% %M \% (Seaty

i Joffrey S. Silbagy, 107 7

& % % {Scal)

Wichuwon ¥, Silbert

m%>4m0q5>_~<r>zb W?
COUNTY QF ANNE ARUNDEL

I hergby certifi that on this |N\iﬂm.l duy of m M Al Ll _, before me, tha

subscriber, u Notary Pubtic of the Stnic and County aforssuid, personally appoercd Joltrey 8, Sifbert
and Wlchuwon V. Sitber, the Grantors hercin, known to me (or sullafuciorily proven) to be the
personn whote numas are subccribed to the within instrumont, ond uoknowledgod iho same for the
purposey therein cantaingd, and turthor ueknowicdyed the faregaing Deed 1o by thete net, and n my

prezence stgned and sealod the same, ghving cath undsr penalties of petfury that the consideration
% COrracl,
N WITNESS WHEREOF, I hereunto et my hund snd oftie! .
Jasemol, m?aﬁ_a_s
Notory Putilic
Ao Annco! Couty, M1 Notary Puffle
My cotmnlusion expires L8
THIZ 18 TO CERTIFY that the within Deed wag prepars r undes (e suporvision of the
underslyned, un Atornoy duly sdmittad to praciice betors the Go als of Muryland.

Attomney “\

AFTER RECORDING, PLEASE RETURN TQ;
Mid-Maryland Title Compnay, Tne,

900 Bevtgnte Rond

Sulte 200

Annupolis, MD 21401




G7/15/2316. Printed 031202017,

Se

iz availa

3.HISA C

G

784, . 02

g

{Land Recoris) RPG 2

Y CIRCUIT COUR

£ ARUNDEL COUNT

]

-+ DOOK: 29764 PAGE: 263

MARYLAND Certificatlon of Exemption from Withholding Upon 2016
FORM Disposition of Maryland Real Estate Affidavit of
WH-AR Residence or Principal Residence

Baged on tha cortificstion below, Trakeloror clalms axemption
from the tax withholting requirements of £10-912 of the Tax-
General Artlcle, Annotatea Cowe of Maryland, Section 10-912
provides that certoln tax payments must bs withheld and

In gwnarship of rool proparty Is presented far racorgation. The
requirements of $10-912 do nol spply when a transferor provides
a certifcation of Muryland rasidengo or certification that tha
transferred property Is the transferar principai resldenca,

pold when b deed or othar Jnstrument that uffegts o change

%, Tranoferor Infarmation

WA f e il

Namao of Teonatorar

2. Rougons for Examption

Residant Stotys @ i, Tronsferdr, am a restdant af the State of Marylond.

Transfaror |2 2 resldent entity 26 dofinud In Codg of Murylund Regulations
{COMAR)03,04,12.028(11), I am an agent of Teansforor, and I have suthorlty to sign this
dacument en Transferor's behalf.

Princlpsl Rosldenca Although I am nio longer a roakient of the State of Moryland, the Property 3% my princlpat
rezidancy ac dofined i IRC 121 {printipal resldence for Z {two) of the lagt S (five} voors) and ¢
Currently recorded s such with tha State Departmant of Astessmonts and Taxatlon.

Undur panaity of perjury, I certify that I Kovo oxaminad thiz doclaration and that, to tha bust of Hry

[
o

knowliodgoe, It o n...-\ax)..ne....nnn. ahd complete.
Michgwon S fbect”

}
- Individual Tranct, xn&\\

WhAtsE Hama §
n_n:nz_.a

3b. Entity Transforors

Wikno si/araze Npme of Latity

oy

Nurho

Thia

165-40




