






















































































































































































































APPRAISAL REPORT 
Of The Real Pn;rpetty Identified As 

A PWWI of L d  NO. 8742-R1 
MwnicCpsJii of Mgatna, Guam 

February 12,2011 

A P P ~ ~  by 
Rwmas k Elliott 

Guam CerWied General Real Estate Appraiser 
CA-10403 

P.O. Box 23003 
Banigala, GU 96921 



Mr. kxrb, Uu 
P.O. Box 10330 
T m b r g ,  Ouem Ma1 

txw Mr. Uu: 

Pumuant to your request for an appraisal of the property described herein, thim report summarizes my 

Rmlingsandconcl~re~tothemarketvalueofthe~propertydescribedag: 

A Portton of Lot No. 8742R1, Munlcipallty of H8ganl l .  

The subject property is a bkmgular portion at the east end as it fronts East O'Wien Drive, belween the north 

Agana Shopping Center park!ng lot and Eiwt O'Brien. The Agana PuMlc Swimming Pool Tennis Courts 

Mrii hmts the opposite (nolth) side of East O'Brien Drive, aaoss from the subject properly. The subject 

property is unimproved and measums a- I I 4  square maters The Zoning designation for the area 

and the subjed property is C - Commercial. 

You desire to purchase the trianguler portion of the subject site as described herein. The subject properly IS 

public land which is under the purview and administration of the Chamona Land Trust Commission (CLTC) 

andlw the Deparhmt of Land Wmpnwt (MM). Based on legai precedm, appreisas are required for 

imma&ms related to the con- of public land. The purpc.se of this appraisal is to estimate the fair 

market value of the subject pmperty (tJm described hiangular pMtion of Lot No. 8742-R1) The mtended 

use of the appraisal shall be to set a sab prim fa the subject property The Intended users of this appraisal 

are you, CLTC andlor DLM. 

I searched and reviewed various transaction records data confirmed by the Guam Association of Realtors 

and the Department of Land Management. I found closed transactions within a broad r a m  of about 

$110 to $368 per square meter. The range of lot sizes conveyed in these transactions is fairly wide as 

well, fmm the smallest at 109 square meters to the largest at 1,627 square meters. In the appraisal 

pmcass, rnerket-deriwd adjustments were applied against the d i  between the appraised 

property and the comparable transactions as displayed in the Market Comparison Table within the body 

of this report 

Nearly identical in size to Me appraised property, the sale of a 108 square mder lot located behind the 

pool grounds is regarded as the low end of Me value range as it is inferior to tfie subject property in all 

aspects except size. The b t  immediately adjoining the subject property is one you had purchased in 

September 2009 (DLM File No. 795396); Lot 82-156.RINEW measures 1.627 square meters with about 

133 lineal feet on East O'Brien Drive. Although location can be termed identimi, the significant size 



d~~ statistically places the subject value at B higher price per unit (sq. mtr.). After analyzing the 

remaining comparable t r a n m  and other fedors effecting market value, it is my opinion that the 

market value, as defined, of the fee &pie estate in the wbjd pmperty, &gent on the assumptions 

and limiting conditions as deedbed in Mi mqmt, as of February 12.2011 is: 

Myanatysesandcondusionswerp,developadin~with Stcmdard 1 oftheUnifonnStendardsof 

Profesbd Apprakd Predioe (USPAP). This is a Gummery Report pmpamd m eccadanoe with Standard 

2 of USPAP. 

I have conducted and compbted an appmbl of the subject poperty as reported M n ,  and in 

accordance wlth the Ethics Rule of the Uniform Stenderds of Appraisal Pmctice (USPAP), I must 
tlkcbsd that I was previously employed by the CLTC end I have not been employed by CLTC since 

March 2007, nor do I have any interest with respect to the subject property, the property owners andlor 
parties to the transacllon. FurthemxKe, I requasted a cnpy of the law authorhing the sale of the subject 

property and the clmt (Mr. Liu) aseW the appraisal was newsmy prior to enactment of the 

authofizing statute. On that basis, I oWetned a copy of the legislative MA and proceeded with the 

aalnm- 

Guam CertiRed Genaral Reel Estate 
CAIMX)3 
P.O. Box 23003 
Banlgaaa, GU WB21 



Premises: 

S i  Data: 

Identihition: 

Land area: 

Zone: 

Improvements: 

Hihest and Best Use: 

4 VALUATION: 

EXECUTM SUMMARY 

A triangular portion of Lot 8742-R1 near the corner farthest west, 

fronting East O'Brisn Drive and adjoining the Agana Shopping Center 

north parking lot. 

A 114 Sq. Mtr. triangular portion of 

Lot No. 874-2-R1 (1,195 sq. m h .  gross land area per record data), 
Municlpalii of Hagatna 

114 square meters 

C - Commercial 

None, vacant land. 

Consdiation with adjoining parcel to provide uniform aca3ss. 

Cost Approach: 

Sales Comparison Approach: 

Income Approach: 

FINAL VALUE ESTIMAm 

€ M e  Date of the Value Estimate: 

Effective Date of the Appraisal Report: 

Not Applicable 

$173.00 PER SQUARE METER 

Not Applicable 

$19,?oo.eo 

February 12,201 I 

February 15,201 I 

cba TWW bLd t  874-2-iZ1, b h i c i i  of Hsgsraa, Guam 
Februery2011 1 



CERTIFICATIOW OF APPRAISER 

I c e w  that, to the best of my knowledge and beM: 

I. The statements of fact c o n t a ' i  in this report are tme and correct. 
2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and 

limiting conditions, and are my personal, unbiased professional analyses, opinions and conclusions. 

3. 1 have no present or prospective interest in the properly that is the subject of this report, and I have 

no personal interest or bias with respect to the parties involved. 

4. My compensation is not contingent upon the reporting of a predetermined value or direction in value 

that favors the muse of the c l W  the amount of the value estimate. the attainment of a stipulated 

result, or the occurrence of a subsequent event. 

5. Any analyses, opinions, and conclusions were developed, and thii report has been prepad, in 

conformity with the Uniform Standards of Pmfessbnal Appraisal Praotice, and in accordance with the 

requirements of the Code of Pmfessional Ethics and Standards of Pmfessiinal Conduct of the Pacific 

Association of Professional Real Estate Appraisem, with which I am affiliated. 

6. 1 have made a personal inspection of the property that is the subject of this report: I have also 

inspected the exterior of the comparable properties utilized in this report No one other than the 

undersigned prepared the analyses, condueions, and opinions concerning real estate that are set 

forth in this appreisal report. 

7. Neither all nor any part of the contents of this report shall be disseminated to the public thmugh 

advertising medii, public relations medii, news media, sales medii, or any other public means of 

commun~cation, without the prior written wnsent and approval of the app.ker signing thts report 

8. Prior to accepting and wnducting this appraisal assignment, I disclosed that I was previously 

employed by the properly ownerlprospective dtef (CLTC); I terminated my employment with CLTC 

in March 2007 and I have no interest whatsoever with respect rn the subject properly, the property 

owners andlor parties to the transaction. 

ZJ l i l I \  
Date 

Guam Certified Real Appraiser 

Cert NO. CA-10-003 

1 Expires Oct. 4,2012 

%k&tdJ&t 87-&%Rl, ~ ~ t y  of Hagama, Guam 
2 



ASSUMPTIONS AND LIMITING C0NDITK)NS 

This appraisal report and the certification ofthe Appraiser appearing in this report are s u m  to the folknuing 

conditions and to such other spadfically limiting condlUons as are set brIh by the in the report. 

I. The Appralser assumes m responsibllii for matters of a legal nature affecting the property appraised w the 

title thereto, nor does the Appraiser render any oplnion as to the tit!-$, whim is assumed to be good and 

marketable. 

2. Any sketch in the report may show approkimate dimensions and is induded to assist the reader in vlsuallzimg 

the pmperty; the Appraiser has made no sunray of the property. 

3. The Appralser is not required to give tesUmony or appear in court because of having made the appraisal with 

referam to the pmperly in question, unless anangements have been previously made therefor. 

4. Any distribution of the valuation in the report between land and improvements applies only under the edsting 

program of utilization. The separate valuations for land and buildlng must not be used in wnjunctim with any 

other appraisal and are invalid if so used. 

I ' I  5. The Appraiser assumes that there are no hidden or unapparent conditions of the properly, subsoil, w 

n structures, which would render % more w leas valuable. Examples of such c o n d i s  indude, but are not 

limited to radon gas. asbestos, faulty mdm?id/eIecbical items. etc. The Appraiser assumes no responsibility 

n for such wndibons, or for engineering whcch might be requhed to d i i  such factom. 

6. Information. estimates, and opinions furnished to the Apprai i  and contahred in the repwt. wwe obtained 

from sources wnstdered reliable and believed to be hue and correct however, no responsibility for accuracy 

of such items f u m ' i  the Appraiser can Im assumad by the Appraiser. 

7. Neither all, nor any part ofthe content of the report, or copy thereof, lnduding condusions as to market value, 

the idsntily of the Appraiser, pmfeasional dedgnetlons, rsfsnnce to any prohdonal apprakal organlzalloos. 

or the firm or asency with which the Appraiser is connected, shall be used for any purpose by anyone but the 

clientspecifiedinthereporl,withouttheprevrouSwritten~oftheApprai. 

8. The Appraisers opinion of market value is valid only for the date specifically set forth in the repod, and the 

Appraiser carmot assume responsIbil#y for sodal, economic, physical, or governmental actions that may occvr 

after that date which would result in a change in market wndltlons. and therefoce aRed the Apprai is 

opinion. 

Speclflc CondHlons 

1. This appraisal is made as though the subjecl property Wa is unencumbered by leases, mortgages, Eens, and 

easements. 

2. Market Value, as defined in the report, Is as& under normal m i n g  and government laws, FesponsiWe 

cwnership, and amptent management 

n 8~ . .  
. - < - ,  . ,  

"H .&aFc&m of lm 8742-R1, W i  of Hu@&w Guam 
FsbnuVy 201 1 3 



I Southerly view from Agana PoobTennis Court parking area toward subject property 



I Fasterly view &om ASC parking lot toward E. O'Brien enhance and subject propmy beyoad. 





D k h u r e  

The appraiser in Mi% assignment has conducted and completed an appraisal of the subject property as 

reported herein, and has disclosed that he was previously employed by the CLTC and this appraiser is 

not now employed by CLTC, nor has any interest with respect to the subject property, the property 

owners andlor parties to the bansaction. Furthemwe, the appraiser requested a copy of the lew 

authorizing Me sale and client asserted the appraisal was necessary prior to enactment of the authorizing 

statute. On that basis, the appraiser obtained a copy of the legislative MI1 and proceeded with the 

assignment. 

II 
R 
R 

PURPOSE OF THE APPRAISAL 

The purpose of the appraisal is b estimate the market value of the subject property. The appraaal will be 

used to generally evaluate the property for disposition in accordance with all applicable laws, and 

spechically to establish andlor estimate the price for possible sale of the triangular portion to a private 

indiv~dual or entity. For this purpose, the intended users are the diint and prospective buyer (Mr. LOUIS 

Liu) and the owners and prospective M e n  of the subject pmperty (CLTCmLM). This appraisal report 1s 

restricted to the mtended use of the intended users. 



RI-S APPRAISED 
The property rights appreised are the fee simple interest, all the tights of ownership intact The rights 

are somthnes referred to in appraisal l i i  as the "bundle of righW. It indudes the rights to use, 

keep others from using, sell, rent, or otherwise dispose ofthe property. 

SmPEoFmAPPRmAL 
General data, etetistios and other relevant hbnmth wed in the development of thls apprabsal were 
acquired from Departments of Ftnanca, Commerce and Labor, Revewe and Taxatmn, Guam Visitors Bureau 
and local publications Other general and specilk data sources indude bcd umhcbddcsvelopers and 

insurance compmies. 

T h e e u b j e d ~ k c a t i o n w a s ~ l n e d h t h e R e l d b y t h e d i e n t a n d s h o w n b t h e ~ ~ ~ ~ .  Landarea 
wasexbgctedfnxntheplatmapofthesubjactptupmty, obtainedfmtheSurvey D i i o f t h e  Department 

of Land Management 

Pmpet-ly transadion data for vacant (unimprored) m e s  wee obtained from the Records Divrsion of the 

DeperbnentofLandNlanagementandfmmR~andafharPppTaisers  wereth then 
analyled as to their similarity and relmxm to the s&@t pmperty 9nd the Wemlnation of maiket value for 

the subject property Market value was M i  by analysis of rekwent market data within the 

W & a k  Compiaon Appmach. The Cost and l m e  methods wem not applied as the subjed 

properly is not currently improved. 

RepMt T w  
This ie a Surnmaty Appniaal Report campleted in accwdance with Standard 2 of lhe Uniloml Standards 

of Professii Practice (USPAP) 2008. This report contains a summary of the described appraisal 
pmcess as the required mthodology conforming to Standard I of USPAP. The opinion of value 

expressed m this report is contingent upon the &tern& of Assum- and Liming Ccnditlons in 

addition to any other assumptions and conditions conhdned within the report 

DEFINITION OF TERMS 

w- ls the most probable price that a proparty should bring In a competitive and open 

market under all conditions requisite to a fair sale, the buyer and the seller, each acting prudently, 

kmwWge&y and assuming the price is not affe&d by undue stimulus. Implicit in this defnition is the 

consummatian of a sale as of a s p d W  date and the passing of title from sa#er to buyer under 

conditions whereby: 

(I) Buyer and seller we typically motnrated; 

(2) Both palties are well informed or advised, and each acting in what l-m 

considen, his own best 

hppisal bf P PortidOl of Lot 8742-131, M u n i c i i  of Hagatm, Gnam 
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(3) A reasonable time is allowed for exposure in the open market; 

(4) Payment is made in terms of cash in U.S. Dollars or in terms of financial 

arrangements comparable thereto; and 

(5) The price represents the normal consideration for the p m m  sdd 

unaffected by special or creathre financing or sales concessions granted 

by anyone associated with the sale. 

fl 
n 

s m  CHARA~RISTICS 
The subject property is a triangular portion of the larger lot situated along frontage on the south side of 

East O'Brien Drive, adjoining the north side of the Agana Shopping Center north parking lot. The site 

appears to be slightly below street grade and is overgrown with various shrub and trees, predominantly 

tangaktangan, a pernicious, tree m m o n  to Guam. Soil conditions at inspection showed dampness 

which is typical in this area close to the Agana River and surrounding wetlands. 

FEE SIMPLE 1- is posswsion of a title fn fee or absdute ownemhip unencumbenrd by any other 

intenst or estate, subject only to the limitations imposed by the governmental powts of taxation, eminent 

domain, @ice power, and escheat 

n 
n 
n 
n 
n 

The site fronts East O'Brien Drive, about 500 feet from the intersection of E O'Brien and Route 4 in 

Hagatna. East O'Brien is a 60-foot wide right-of-way running east to wsst, originating at Route 4, 

crossing the Agana River Bridge, and connecting to Route 8 in M i .  Route 4 begins at the Paseo Loop 

and runs in a southerly direction through Hagatna, then through Sinajana. Ordot Chalan Pago, and the 

villages beyond. Route 4 is an asphalt-paved 100-foot fight of way with con& curbs and sidewalks on 

either side within the business district of Hagatna. 

HIGHEST AND BEST USE: Highest and Best Use can be defined as the reesmebly probeMe and legal use 

of vacant land or imprvved p m ,  which is physical& posW8, a p w t e l y  suppoited, f im'e l l ly  feasible, 
and that m/ts in the h C W  value. Wghest and best use reflects a basic assumption about real estate 

market behavior- that the price a buyer will pay for a property is based on his or her conclusions abwt the 

most profitable use of the site or property. Therefore, sites and improved properties tend to be put to their 

highest and best uses. HOWBW, the determination of a pfoperty's highest and best use set forth in an 

appraisal may or may not confom, to the existing use. ThB determination of highest and best use must be 

bawd on careful ccmideration of prevalent market conditions, b-ends affecting market partidpation and 

change, and the existing use of the subject property. (webrma: ~pprp*al h w i b ,  

E d a O n . ~ 1 ~ . [ P 9 g 4 1 4 , 4 1 4 , 1 P , 1 2 3 ,  (La.) 



Davelopment along East O'Brien includes the Agana Shopping Center, the Agana Swimming Pool and 

Tennis Courts, and the Mass Transit fadlily, and single and multiple family dwellings northleast of the 

bridge closer to Route 8. There are a variety of commercial buildings along Route 4 including Rnance, 

insurance, real estate companies, and retail and regtaurant facilities. 

The topography of the site is fairly level slightly below street grade. The shape of the subject lot 

measuring 114 square meters is rectangular, as is the shape of the larger host p a d .  The subject 

property is corner lot accfmible from East O'Brien Dnve and the rghtof-way shared with the Mass 

Transit facility. Utilities at the site include water, sewer, and electricel services. 

3 Land area of Lot 8742-Rl is 1,195 square meters or 12,863+1- square feet. The triangular portion 

measurmg 114 square meters is 9.54% of the gross land area as shown on record in map M M  58-FY-89. 

A survey sketch showing the adjoining property and its relation to the resulting configuration where the 

long sides of the W are nearly equal at about 26 meters or 82 feet each side, and the short side or depth 
LT .*- -, 

-I Appraisal of a Portion of Lot 8742-R1, Municipality of Hagatna, Guam 
February 20 1 1 10 



Sail oonditions h Wig area am usually damp e\l%n durn dry smem whldr may indbte hadequate n p e m A a f b m & o n s a n d l r r r l a t e r a l ~ .  Theappredser isWasoElsexpet tanU~na 

owldudonastosd ls teb i l i t y ,percok i t lon~a thercMld i tbns t tu l tmayrsqu l re ,v t~~  

n pmbskmb m the M. Hamnrar,h-soil-noPerlmtypicalhm 

~ ~ y r , a n d w e n a n d s , a s i s t h e c a e e h s r e .  

Fbodzolm 
F k o c l ~ m ~ i n h F W F b o d M a p s ~ ~ 2 0 6 ~ f o r t h 6 ~ n d s f O u a m .  The 

subject pm@y is in Flood ZMle AE esoertaf ln~aubjeet tothel%annualoh~f iood 

(100-year M). The Base Flood is that whiEh has tfie 1% ohaim of being ecpceled w exceeded in any 
given year. !3pedal Flood Hamd A R l s s a r e t h o w a r ~ s ~ s ~ l o ~ m g  by fhe 1% annual chance 
Rood and include zones A, AE, AH. AQ, AR, AQ9, V and VE. The k e  Raod elsvatkn b the water- 

a w f a c e e W a t i o n o f t h e , 1 ? 6 e n n u a l ~ ~ .  T h e ~ f k a e d e b v ~ t n & ; e s s h o w n o n ~  

~ n o e d R o o d m a p $ 1 3 W ~ p r s a u s n e s t h e l % d c h a n e e ~ E o U W m e e t w e x c e s d t h e  

markea bepth. Sowox FEMA Flood 1- Rate Uaep (FIRM) Flood Map No. WUOM IWID ,  

revised 



Most of the areas along the shoreline in Hagalna terry the A and V designations with 1% annual chance 

f!ood depths ranging from 8 to 14 feet C u m  land values do not appear to be affected by the 

designations however the opposite remains possible. Most investors anticipate higher premiums for 

development in areas requiring flood insurance. We can reasonably presume that such is the case with 

recent transactions in Hagatna propetties with similar flood potential, particulm in light of recent tsunami 

events in nearby Indonesia and elsewhere. 

ZONING 
The subject pmperty is zoned 'C' - Commercial. Other than a variety of uses including residential, 

offices, retail, and restaurant other pertinent requirements of this zoning are: 

Height limit - 6 stories or 75 feet, not including gardens and structures for 

housing of maintenance equipment 

Minimum yard - 20' rear yard depth, 20' lot width, 2,000 square feet of lot 

area. 

Parking - one space for each 400 square feet or portion thereof of floor 

area; 3 spaces for every 4 employees; minimum of 180 square 

feet perspace. 

Minimum size (2,000 sf) requirement prevents effective development of the subject triangular portion, 

leaving other considerations moot The utility of the larpr parcel (Lot 87-4-2-R1) wwM essentiilly be 

unaffected as it woutd retain the more usable areas of the site and still meet minimum yard and parking 

requirements. 

The appraised property consists of 114 square meters of land located between the north parking lot of the 

Agana Shopping Center and East O'Brien Drive. At the time of inspecfion, the entire lot was vacant and 

overgrown with vegetation. Clearing and grading have commenced on the adjoining Lot 82-1-56- 

RINEW, the property owned by the prospective buyer of the subject property. 



luaiE8fAIJDBE5lw 
~ e ~ a m l b e s t w o f a p r o p e r t y i s n o m r r \ l l y ~ w t h e d ~ e u s e t o w M & a  

pmpwtycenfmput Criterte~~hinghigMrindbesti#leksctudathoseuseathetare: 

1. f'hyslcauy pmuw; 

2.LegaRypennkpsible; 
3. F i l y  feasible; and, 
4 . t w x h d i y m .  

S t z e a n d s h a p e a m p h ~ l ~ b m d a v e l o p m c u d o f t h e ~ .  Thesrxlsaanoeofother 

development (he. W n s  Shop@ng CeMw, Trensit bulldin& 08%) B)VBS 8UPPOlt to PhYsicanY 

R I pcb)oible uses. The Wan@ar ehape is aka a gnifbmt impediment lo effadlrs development as 

. 
&a P d m  &Lot 87&%R1, Mlmioipdily of HagatnqOuam 
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lots, reducing to zem at the triangle point less than 26 fed to the west The physical characteristics of the 

smaller triangular portion, containing 114 square meten does not meet the first criteria for highest and 

best use. 

Zoning regulations allow a variaty of uses in the commercial zone, most of which would be considered 

complimentary to the neighborhood. Due to its size and shape, and current zoning regulations, there are 

no considerable development options. Severanca of 114 square meters would have little impact on the 

larger parcel and, if consolidated with adjoining Lot 82-I-5-6-RINEW would allow uniform access on East 

O'Brii Drive; frontage for the owner of Lot 82-1-58-RI NEW would increase by nearly 83 feet. 

n 
R 
n 

The feasibility and productivity aspects of commercial use for both granting and recipient lots am 

favwable in light of anticipated demand for such uses. Tha local economy will benefit from the impending 

militaty build-up on Guam as highway upgrades are now underway and several off-island companies am 

biding on, or have been awarded contracts for federal, local and private consttuclion and development 

projects. There are residential subdivision projeds planned, under development or nearing completion in 

Tamuning, Yigo, Chalan Pago, Yona and Talofofo. The commarcial zone does allow one-family dwellings 

and duplexes however development of both granting and recipient lots is expected to be complementary 

to the surrounding uses considerhg all financial, physical andlor legal considerations. 

In accordance with market expectations, physlcany possible and legally permissible uses are considered 

in light of financially feasible uses. The subjed triangular properly (114 srn) is developmentaUy 

constrained by lack of physical and legal support, and would te deemed unfeasible by the typical 

developer. If sdd to the adjoining landowner, frontage and accessibility for Lot 82-ISSRINEW would 

be improved, the net usability of the severing properly (Lot 87-4-2-R1) would be higher and effectively 

diminish or cancel the effect of s'm reduction. 

n 
n 
n 

Therefore, the Highest and Best Use of the subject parcel containing 114 square metem, more or less, is 

deemed to be consoliiabon with the adjoining Lot 82 - I -M INEW,  wlth access andlor frontage as the 

intended use. Subsequently, both the granting and recipient properties would retain optimum utility and 

develop the lots to maximum density allowed by their respective physical attributes, and in eccardance 

with zoning law. With the increased frontage for Lot 82-1-5-6-RINRN, exposure to traRic is maximized 

and the addition of 1,227 square feet would assure compliance with parking requirements andlor allow 

higher density development and thereby maximizing kmstment returns. 



VALUATiON 

The Cost and the Income approaches to value are not relevant In this assignment as there are no 

improvements on the land. 

Land Value 

To estimate the value of the site, similar properties that have recently sold are analyzed and compared to 

the subject property. In analyzing these sales, adjustments are considered for such factors as market 

condiions at the time of sale, location, size, zoning, shape, topography, frontage, and accessibility, 

among others. 

n 

In the appraisal p m ,  market-derived adjustments were applied against the differences between the 

appraised property and the comparable transacuons as displayed in the Market Comparison Table 

following. 

Market data indicates there is sporadic land s a b  acthri over recaat years within Hagatna. Search 

parametem were expanded to include older transactions, a clear indiition of low inventory andlor 

scarcity of developable land in Hagatna. 

n 
I 

n 
n 

I found 6 dosed transactions within a broad range of about $110 to $368 per square meter, averaging 

$203.86 per square meter. The range of lot 6iim conveyed in these transactions is fairly wide as well, 

tom the smallest at 109 square meters to the largest at 1,627 square meters (average 606 94 sm). The 

7 transactions found cover the period December 2005 to September 2009. There was no data 

d i e f e d  for basactions occurring beyond September 2009. 



L I n d & k + I ~ i n s t h e s u b j e c t ~ a n d i s o w n e d b y t h e ~ p r o s p e c t i v e r .  Thimeppaarstobea 

market as buyer and seller ware not affded by undue stimulus regarding the sale and no 

conmsdms were made, accorUing to the buyer. The property was made wailable for sale by ttustees of 

the O l i  T. Cnn Trust to AmerlcBn Ke* Corporetion then subsequently q u i t c M  to Keystone 

PacEflc Realty Cwparation, the current owner of the pmperty and the pmpectb buyer of the svbject kt 

Lccated near Julale Shopping Center adjoining the south boundary of the T* Law B u M i  (fonwiy 

Union Bank), Land Sale #2 was financed at 8044 of sale prica after n W y  10 months on the W e t ,  

selling at 72.5% of 'st price. Fimndng for Land purchase is not typiil in Ws market and a mmml 

adjustment is applied to reflect the e m  of such finandng on the sates price. Predominant we 
surrounding this property is mrnerdal with few resWnW uses (.i.e. Oovemors Garden Aparbnents, 

etc.), legkrlafnre dtbs, professiod setvke dAces (ettomeys, engineers, fitfe and mdty companies, *.) 

Land Sale X3 remained on the market for marly 14 months, seUing at 95% of list price. Thii property 

had been llsted sbra April 2008 when bu'rklup antklpabn was at a h i i  point and listing acZMty 

Inaeased. C o m a 1  zoned land pcices am often affectad by czmmwcbl building a a b  whlch have 

shown demtdng activity thmugh 2010. An adjwhent for market mtrectiDn is eppncable here. 

Land 86. #4 is an M-1 lot fronting Marine Corps Drive in the Anigua ma ,  Wmg at 57.5% of list price 

after nearly 10 months on the mad&. Thb sale requkes an adjustment for market cmdtbns to reflect 

moderate prics increeses during the llrne period from 2005 to 2008 (1.5% to 2.5% per year). Shilar 

I adjustments are also WIW to &as w and iw). 

ofa P& &Lot 874-241, MunicipaHty of Hsgatna, Guam 
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Land Sale W sold at 80% of list price after only 5 months exposure on the m;uket. This lot fronts West 

O'Brien Drive and was purchased for heavy equipment staginglparking purposes. 

The sue of the lot conveyed by Land Sale W8 is nearly identical to the subject proparty. This lot sold at 

100% of Iffit price afbr only 94 days on the market This property was ecquirsd for consolidation with 

buyer's adjoining lot The location of thii lot is estimated to be between the Agana Tennis Courts and the 

Agana River according to available information; no recent maps are available to pinpoint the locatton. To 

be considered also IS the slower market in 2003 to 2005 In cornperison to higher pricing levels with more 

recent sales 

A wnservattve percentage as re- market impromnt  is applied to this sale at 2% per annum, the 

minimum increase rate derived through information obtained from market participants. MLS statistics 

provide similar results however only closed sale transactions are analyzed to derive and/or support tim 
adjustments. 

The adjusbnent for market conditions applied to thii comparable sale reflects the minimum value increase 

from 2005 to 2008. Sale prices during the thne p e w  i n d i i  by the displayed transactions fluctuated 

but trended slightly upward, a refkction of the vacant land marke! activity throughout the island during the 

same time frame. 



Adjustments 

Adjustments for the various elements of comparison as d i i  below and on the following pages, am 

applied as a percentage of the property's sale prb .  

Location - Sale #3 is located on the same but opposb side of Martyr Sbwt near 
the Bank of Hawaii in Hagatna. The location of tMs lot is generaNy better than 

that of the subject property with easy aocess b Route 4, short distances to other 

complimentary uses (coffee shops, banks, professlona( offices, elc.), and 

curbside parking. Development of moat areas in Hagatna requires the provision 

of adequate access and on-site parking for proposed uses. Recent 
developme& adapted these requirements by building underground or surface 

prtcing underneath an elevated building. 



Lot Sue - Land area is measured in square meters. Market reaction to differenas 

in land area varies, depending on location as well as the degree of dRerena m 

size lnsignaicant unit price d'frencas are noted in many areas where lot sue 

variations are as much as 2,000 square meters. However, the m i t e  applies 

to the substandard (lot size of the) subject property. 

shape 

The oldest sale (Land Sale a) of the comparabb displayed is nearly identical in 

size (1 09 sm) and is mostly inferior in other aspects such as its location between 

the Agana Pool and the river within the A-(Rural) zone designation. After 

adjusbnent for location, access and frontage, the indicated pricepersquare- 

meter approximates the low end of the subject's value range. 

- Development of irregolar shaped lots tends to be di in order to 

maximize use and value. The subjed has an &mie comer point which 

renders most of the lot unusable. The comparative s a k  are all rectanguhr or near 

so, and are oonsldered better than the s&ed property. In this &ment of 

comparison, rectangular parcels are aasler to devebp than irregular lots and thocre 
that are jagged or othecwise have numarnus comers 

ToPograPhY - This chamcterMc also impacts value pertlculrvly when ejgniRcant cut-and- 

fill (or leveling) is needed to nmdnrbe lot development The subject lot does appear 

t o S n b e b w ~ g r e d e a n d t h e d s a r i n g m t h e a d p i n i n g ~ a l s o s h o w s  

similar feature. Leveling and soil c o m m  may requlre higher than usual costs f 

soil condiRcm are stii damp as on the day of inspetion The cause of soil 

dampness may be atbibuted to the low surface contours and proxhn'ity of the 
subject~totheAganaswanpweUanrbandriver. 

Fmw - This elament Mates to traf!k expowre andlor ease of m; properties 

with commerdel potential do benefit from fmntage on a primary highway or 

otherwise high frafiic roadway. Varying lavels of exposure to bamc and hontage 

fneawmenls are shown and actjustel. 

Access - This element of comparison evabbs the ingress and egress 
. . chaFactensbcs wfiich affect market value, pwthhiy if them are man-made or 

natural canstraints to accessibility. Paved roeds are a positive factor affecting 

market value, whemas unpaved mads require additionel costs to create access 
The subject end comparable propelties are ell similar m this regard. 

m s a l  of a Po- of Lot 8742-R1, Mrmicipality of Hagatna, Grram 
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Zoning - Zoning designations an, lntanded for orderly development and 

consequently Iht the devekpment op8ons for real estate. It is the use allowed 

andlor enticipated by regulatkm that affects value rathex than the zoning category 

W, as there are soma pemdtted or conditional uses that overlep 2 or mom zones. 

For example: The M-I Llght lndusbial zone allows penniW or condhal uses 

that are also permitted in the C - Commercial zone. The C - Cotnmsilill, R2- 
Multiple hueHing and A - Rural zones allow one-hniiy Wings and duplexes. 

Multiple dwellings and hotels en, permitted in the R2 zone but only allowed as a 

candifional use in the C zone. Of the zoning desigmtbna evaluated herein, the C 

category aRows higher density br numerous uses while the A zone is more 

resbi&w. 



The A, M I  and R2 zoned awnparable properties are ckemd WWor to the 

Corn-- subject prctperty and refleckd in the adjustments fw this 

element of comparison. 

"I The adjustment process has namwced the value range as indiited below. 

1 plus or minus signs. 

n 

Sale number 1 carries most weight by virtue of its recent sale date, pmximity to the subject and lowest 

netlgross adjustment. The remaining comparable sales are also weighed according to sale date and 

adjustment psrcentages. 

In weighing the comparable sales, the gross adjustment percentages are used as a guide to determine 

the reliability of the comparable sales. A lower gross adjustment tends to indicate a higher degree of 

reltability and vice versa. This percentage is calculated by addiion of individual adjustments regardless of 

T h e ~ b i n e d ~ v e l ~ a r e B u m m e d b o p r o Y k k a n ~ a f v a h r e ~ b r ~ s u b j e o t ~ a t  

$173.00 per square meter. 



RECONCILIATION AND CONCLUSION OF V W E  

In arriving at the estimate of market value, the iinal step is the reconciling of data and indicating a final 

estimate based on comparative analysis. The final conclusion of value is based upon the relevance, 

quality and reliability of data used in the analyses am1 s m  in thks repoh 

[I The appraised property is a triangular shaped lot measuring approximately 114 square meters. The 

n property fronts the south side of East O'Brien Drive in a developing m-1 area, within convenient 

distance from employment, education, recreation and shopping fecllitias. Economic and demographic 

data has been considered in light of the antidpated m i r i  build up. Considering the anticipated growth 

n in population and per-capita income, commercial and midenthi development will produce favorable 

investment returns. 

R The size and shape of the subject plopsty does not allow a reasonable use other than consolidation with 

R 
the adjoining lot, improving its frontage and acEass on East O'Brlen Drive and fortifying hihest and best 

use of the subject p r o m ,  and the granting and recipient pmpeitii. 

The value i n d i i  by the Market (Sales) Comparison Appraach takes into consideration the financ~al 

and physical characteristics of the canparable gales. These sales were compared to the subject pmperty 

with marketderived adjustments for significant dii-. Since market imperfection rarely allows 

accurate adjustments, the weigh'i process retines the adjusted market data and supprts the final 

conclusion of value. 

After giving consideration to all facton, discussed in this report and contained in thtt appraisal work file, it 

is my considered opinion that the mark& value sstimate of the property described in thk report as of 

February 12,201 1 is: 

NlNmEN THOUSAND 801EN HUNDRED DOLLARS 



Sold Date 0- 
Sold Rice 145,OOO.OO Qrcrg 
Day~CbhAarket 294 
Terms of Sale 80120 w/CFFCU 

LOO+/-%Meters 58800 
Paved 

D i i i o m  m* 
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Sold Dete 1- 
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EluycrIisme Toms 
L ' X P b w  296 
T~lmsofSale AUCasb 

L o t U - S q M W  464.00 
Acass Paved 
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M P  Fee Simple 
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A g n a  - W. Ogrlea Dr. (bebii Corm Bl* - Ea#atna 

A Sold Date 10/2612007 
Sold Price 80,000.00 (am- 
Days On Market 1 70 

II Temu of Sale All Cash 
Lot +/- Sq Meters 445.00 
Access Paved 

n Growth Clearad 
Topograph~ Level 
mi3 C 

II Dimensions Rectangular 
Ownership Fee Simple 

I I 
LandSabNa6 - m i 1 n ( ~ ~ a p o r t b . 0 r ~ e t i 6 ~ n t z )  - O I T W . O ~ ~ D ~ . ( ~ ~ L ~ B A ~ . ~ ~ P O O ~  - -tu 
Sold Date IVlOflOOS 
Sold Price 
DaysOnMadrM 97 
Tenm of Sale ALL CASH TO SELLER 

Lot +/- Sq Meters 
Am85 
Growth 
~oposrephy 
Zwmg 
Wmsions 
Ownership 

109.00 
Paved 
L i  Gmwth 
Fairly level 
A - R d  
R- 
Fee Shnple 





Thomrrs A. Elliott 
P.O. Box 23003 

Barrigada, Guam 96921 
(67 1)787-4283 

tom.e.guam@gmail.com 

ollamcations 
Experience 

Marketrng Assodste - M. B. Hecham Reab Present 
Rowding marketlngservices to buyers and sellers. includlngthe pmparatlon of listing, 
sales agreements and leases. Me visits and showings, documents and map research. 
Salesperson License NO. Rs-23l. 

Land Trust Adminiamtor - Chamon0 Land Tnrst Cornmisslon January 2005 to 
March 2007 
PuMlc Lands Adm~nistration. oreoared leases and licenses. determined use of land and 
qualification of lessees, p r G r e i  and submitted budget sta~mg, and land inventory 
rewffi to Governor and Legislature: prepared caseload for cmmlssion rn6etiW. 

m e d  &era1 ~ e a l   state m-ieer - NW m i t o  ReGsr?t 
Valuation of simple and camplex properties (vacant land, residential, commercial, 
industrial), relative to We held (fee simple, leasehold, etc.); fwf~nandng, asset 
management, p q ~ t t y  tax appeal, probate and other pufpasas. CeMed to appraise 
all property types. Guam Certified General Real Estate Appraiir CA10-003; renewal 
for CNMl appralsai licet-hw pending. 

Assmiate A p ( w a i  dppreisal Center of Nolthem California June 1986 to Oct 1991 
Initially began as an appfentice then a partner; valuauon of homes, apartment, 
comrnerclal and industrial properties: additional responsrbilies included bookkeeping 
and personnel management. 

Other Relevant Eqwrience 
Appraisals - Rof~c~ent in technical appraisal reviews: describing and 

analyzing lease agreements and oMer encumbrances on real 
estate including the evaluation of contracts and cost 
estimates for propawl slte development and wnaruction; 
appraisals for condemnation. tax a-l and court testimony. 

Land Trust Administration - Developed familiarity with government regulatiw and permtt 
requirements for the development of public lands. 

Other Proficiencies 
Computer Soffware Floflcient in Word, Exeel, Powarpornt and Access programs. 

Guam Association of Realtas 
National M a t i o n  of Master Appratsen (NAMA): member organization of Appraisal Foundation. 

Conferred MSA - Master Senlor Appraiser designation (pendlng renewal); 
Conferred A4R - Accredited in Appraisal Review (pending renewal). 

Education 
Appraisal Institute - Web-based continuing education (CN) studies. 
Kaplan Universky - Webaased studies toward Wness Management degree. 
Monterey Peninsula College - Sociology major studies. 
University of Guam - General requirements studies. 



APPRAISAL OF REAL PROPERTY 

LOCATED AT 
East O'Bnen Dnve 

Hagatna. Guam 96910 
Portion of Lot No 874-2R1 with an area of 114sqm. 

! 

FOR 
Keystone Pacific Realty Cow., ,LTD 

P.0 Box 10330 
Tamunmg. GU 96931 

OPINION OF VALUE 
20 334 

I 

AS OF 
February 17.201 1 

BY 
Victorino C. de la Pena 

Vidofs Appraisal Services 
P.0.Box 2364 

Hagatna, GU 96932 
646-0822 

vic.delapena@:mail.corn 
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~ i l n i - ~ ~ t o n e l l  CLT Pdje #? 

March 8,201 1 

Victor's Appraisal Services 
719 S. Marine Corps Drive 
Suite 201 Be,ijess Bldg. 
Tamuning, Guam 96913 

Mr. Louis Liu 
Keystone Pacific Realty Corp.,LTD 
P.0. Box 10330 
Tamuning, Cuam 96913 

RE: Portion of Lot No. 8742-RI ,  containing an  area of 114sqm. 

Dear Mr. Liu. 

Pursuant to your request, we have prepared an appraisal report in Fee Simple Interest of the 
property as indicated above. 

The accompanying report is based on a site inspection of the vacant site, investigation of the subject 
neighborhood area influences, and review of sales for similar properties. 

This appraisal has been made with particular attention paid to applicable value-influencing 
economic conditions and has been pmcessed in accordance with nationally recognized appraisal guidelincs. 
The assignment is to estimate the current market value of the fee simple interest in the subject properry. 

The subject property is appraised as a vacant pareel with a total land area of 114 square meters. 
Based on the data and analysis contained in this report, we conclude a market value of the fee simple 
interest of the subject property on February 17,2011 to be: 

TWENTY THOUSAND THREE THIRTY FOUR DOLLARS 

The above value opinion is based on an estimated exposure time of 3 to 12 months and a marketing 
lwriod of 3 to 12 months. The value conclosion stated herein is contingent upon certification and limiting 
conditions attached. 

Tbe value conclusion stated herein are as of the effective date as stated in the body of the appraisal. 
and contingent upon certification and limiting conditions attached. 

Please do not hesitate to contact me or  my staff if we can be of additional service to you. 

Respectfully submitfed: 
Victor's Appraisal Services -, ./ 

Vict in0 C de la Pefia 
C ,  0-010 

I 

J i 
Expires: 0-211 1/2011 

F o n  DCVR - WnTOTAL' appraisal software by a la rrode. im. - 1-8M)-ALAMODE 
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hdar 3 Mos. ?(. 4 5  Mm. A m y  of Put& T r i m p m b l  
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Single Fmllq Price Range S BO,.W- _ to $ Wl,MO . Pfedanhanl Value 1 170,000 
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1. HORIZONTAL CONTROL WAS BASED ON FOUNO PROPERTY 
C-S AND 1893 GUAM GEWfDC NE'IWORK. 

2. AU MSTANCE$ ARE IN FfET & DECIMALS THEREOF. 
3. BEARINGS & MSTANCES W PARP(lHESIS ARE RECORD DATA 

ALL 07HaK ARE 1885 OWD. - TO ROUTE 4 A mate 

R€FEmd# SCALE: 1' = 40' 
1. DRAWNG NO. D.P.W. &8-03. REAL ESTATE REQUIREMENTS 

YVCO&NC€ UAP OF LOT NOS. 82-1-5-8, .82-1-5-5. F ~ % ' r T  O ' B R I E N  2 : ? 1 , u . t  . - 
I 

5' t- '. 81-.4-R3 & 87-5. L.M. # 09&FW3, AS 
'..ln*'~ :D 3Y. O.P.W. C J J M I ,  DOC. N.O. 416988 . 8.74'  

SB8'05'4TE; 54. 

SWOLSjkEGEND 
TO RWTE 8 --.- 

1 49 W ; 82.23' 
NO. 4 REBAR FOUND. MARKED .PLS 62. 

@ NO. 4 REBAR FDUNO. NO KIENllFlCATKYJ 
@ NO. 4 REBAR FOUND WlTW CAP, WW€AOABLE LOT 81-1-5-6-R1 LOT 87-C-Z-Rl 
8 NO. 4 REBAR WTH PLAmC CAP SET. REC AFEA = 9 . W  * SO.FT. 

MARKET) PLS NO. 62 - 863 t S0.M. 
CWP. AREA - 9,504 i SP.FT. 

= BB1 * %M. 
LOT 82-1-5- 

LOT 82-1-5-RtONEW-3 
AGANA SHOPPING CENTER 

LOT 82-1-CRlONEW-3 
AGANA SHOPPING CENTER 

LOT 86-R1 
PREPARED BY: (PORTION) 

: PRBZWO-1M 
PROJECT NO. : 2009-lO4S.DW 

: RELD 8001( 335 ( ~ 6 2 )  
. LWE L"U / GRAND RDCI( 

PRUDEkClO R. BALACTAS 
PROFESSIONAL LAN0 SURMYOS # 62 

RELOCATION SURWY SKETCH 1 
OF 

LOT 82-1-5-6-R1 
AND I 

LOT 82-1-5-5-R1 . 

MUNlClPALlN OF HAGATNA I 



NOT TO SCALE 

GGN MONUEMNT AS NOTED CONSWDAT~ON SYMBOL 

@ #4 141EBkR W/ PIASTIC CAP FOURID. 
SET BY PLS NO. 62, UNDOCUMENTED, 
PER REF. NO. 1 

f REBAR FOUND, NO IMNTIFICATION. 
NWCUMWTED, PER REF.# 1 

#4 REBAR W/ PLASTIC CAP FWND, 
UNREADABLE TAG, UNWCUMEWTEO 
p v  .m:, w9: 1. . . 

R / W  RIGHT-OF-WAY I 
4 REBAR W/ PLASllC CAP FOUR& 
T BY PiS NO. 62, DOC. NO. 797523 

. .  . 
4 SUBJECT LOTS ARE WITHIN M E  NORTHERN APUIFW. 
A; Id0 EXIS7lNG AS-BUILT AS OF APPlWVM OF M I S  MAP. . . 
R@%?ERICES: 
t,. L.M. NO. 214-FY2009, DWG. NO. P~BOS-104, RETRA- SURVEY MAP OF COTS 82-1-5-5-RI 

.& 62-1-5-6-R1. ~. AS PREPARED BY PLS NO. 82 DOC NO. 797523, 

C,PPicOVAl PURSUANT TO TlnE 21. GUAM COM ANNOTATED. DIV. 2. CHAPTER 62, SUBOlYlSlON LAW. 11 

53-05-20 10 
-0s R. UNTACAN, GUAbl CHIEF PLANNER DATE I 
w. MAP HAS BEEN MAMINED FOR CDNFORMANCE WITH n u  21. WAM CODE ANNOTATED. 1 !%@%6 MFORAI 
% %!s. DAY 

.MmmwER 
- 

PLUL L SANTOS. PLS NO. 68. GUAM CHIEF SURLEYOR / CHEF OF CADASTRE 

IN ACCORDANCE 
I AM MSPONSIBI 
SHOWN HEAEOIP. 

THE C H A R A r n  
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0. 62, U f m O w M m ,  

t PER REF. NO. 1 

R / W  RIGHT-OF-WAY il 
4 LWBm H/ P L A S ~ ~  CAP FOUND. 

@ 

BY &S HMQ. 82, DOC. NO. 787523 I 
C $4 REBAA W/ PLASTIC G& FOUNO, 

UNREADABLE TAG, UNOOWWTU) 
PW REF. NO. 1 

? j :v & ES: 
* 1. .UL DISANCES P.NO DIMENSIONS SHOWN %FEW @R€ IN METU(S W PPQMALS THEREOF, 

UNLESS OlWifWSE iNDlCAED. I . . 

/ 2. S U R W  WAS BASED ON FFQUND 'PROPERTY caRN&s AS wow. 
! 5. BEARINGS & MSTANCES W PAWWTlESi$ A% ~~ DATA, ALL O W S  ARE 1983 6RIR 
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, 3. SUBJEC? LOTS ARE WITHIN ,THE NOR'RIIERFI ACUft%R 
j a. NO E%Sflffi AS-BUtLT AS fX APPROVAL Q f  lWlS MAP. 

7. Liii. NO. 214-MOPB, Om. NO. PRB09-104, RfTRX(WENT SURVEY MAP OF LOTS 8%-1-5-541 

I 
h 8 2 - r - . ~ e - f ~ ,  AS PREPARED BY PLS ma 62 m. MO. ~ m s .  I 

; THIS MAP HIIS BEEN EXAWW FOR CONFORMANCE YRTH TIN 21. GSiSA CODF;. *Am, 
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Comparable Sales Map 
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comparable 1 
Lot 6. &lock 22 
Rar to S U M  Within I mile 
WPrlw 246.60 

Comparable 2 
Lot 82-1-5-6-R1 & 82-1-5R1 
Pmx.10 Subpct Adjoining lot 
Sale Pfica 138.46 

Comparable 3 
Lot 951-3-R1. €st 9692 
Pmx. to Subject Within 114 mile 
Sale Price 125.12 



Supplemen$al Addandurn F I ~  Na.HTKeystme1 1 . c ~ ~  

1 Bor~oi%'er Client Keystone Pacific Realty Cprp..LTB _ _ - .. . - . - - _ 

! P r o p a y  Addless East O'Brien prive _ _ - . _ -. . . . 
61;; Hagatna . _ _ .CountyH&~?tna~ - -. %a@ Guam $ W-@910 
ien~lr" Keystone Pacific Realty Gorp.. LTD 

GENERAL ADDENDUM 

ASSIGNMENT ELEMENTS 

Owner: Chamorro Land Trust 

HorrowerIBuyer: Keystone Pacific Realty Corp..LTD 

Client: Keystone Pacific Realty Corp..LTD 

Lezal 1)escription: Portion of Lot No. 874-2-R I ,  Dac. No. 4 16998 

Municipality: Hagatna Territory of Guam 

I'urpose, Funetion of Appraisal, or Type of Valse: 

The purpose of this appraisal is to estimate the Fair Market Value of Fee Simple Interest of the subject propert). 

The function of this appraisal is to provide market data, real property information and opinion of value to the c11e1,t 

Intended Use: 

1 'I o detcrnmine the Fair Market Value of subject pmperty for the purpose of purchase. 

Intended User of the Report: 

1-1116 report is intended for use only by our client Keystone & Chamorro Land Trust. Use ofthis report by other is 
n6t inintided by the appraiser. 

( Efktive Date of AppniYI; 

February 17,201 1 

Bate i,f Report 

I March 8.201 1 

I Property Rights Appraised or Relevant Characteristics: 

I lic pnq)cllj riyllts appraised in this appraisal is the Fee Simple Interest in the subject property. 

Value to be Estimated: 

The value sought within this appraisal report is the Fair Market Value as defined herein 

Assignment Condition: 

T h u  instruction to appraiser is to determine the Fair Market Value of the Fee Simple 1"terest'of the subject 
, . 

pr , l~x I l> .  
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Rorrower;Clienr Keystone PaciE R.WISOT.,LTD _. - -A- -. - - 

Prop~ny Address East CSBrien Ddve_ _ . . - - - -- - -- - 
ciry Hasatna . County._H3*_ state -- Guam @Gods 96910 
Lender Keystone Pacific Realtv Corp.. LTD 

Scope of  Work: 

The scope of  work refers to the extent o f  the appraisal process based on the information gathered by the appraiser 
~ h r o u ~ l i  public records and other identified sources; inspection of  subject property and neighborhood; and se le~ t i o~~  
of  comparable sales within the subject's market area. The sources and data are deemed reliable. The source l l l~ra!  

deemed reliable are selected. Data believed to be unreli.able was not used in this report nor used as basis for i l ls 
balue conclusion. The report is subject to the certification o f  the appraiser and statement oflimiting conditiotis 
attached in this report. 

('ompliancc With Uniform Standards of  Professional Appraisal Practice (USPAP) 

I 111s i\ a S i ~ ~ r t s r q v  rlppruisul Report which is intended to comply with the reporting requirements set forth under 
\landarcis Rule 2-2(b) of  the Uniform Standards o f  Profess~onal Appraisal Practice for a Summary Appraisal 
ICepon. iind tlie Code o f  Ethics o f  the Appraisal Institute. As such, i t  presents only summary discussions o f  tlie 
tlata. rcaso~iing and analysis that were used in the appraisal process to develop the appraiser's opinion o f  value. 
Sc~pporring documentation concerning the data, reasoning and analysis is retained in the appraiser's file. The deptli 
of discussio~i contained in this report is specific to the needs of  the client and to the intended use stated above. Thc 
apprarser is not responsible for unauthorized use o f  this report. 

APPRAISAL DEVELOPMENT AND REPORTING PROCESS 

In preparing this appraisal. the appraiser: 

I. In,pected [lie subject site. 

7. Gathered information on comparable land and improved sales, rents, operating expenses, construclio~i 
cosr. accrued depreciation, subdivisioll developments, and capitalization and yield rates. 

3. Confirliied and a n a l y ~ d  the data and applied the sales comparison, cost and income approaches were 
applicable. 

.This summary appraisal report is a brief recapitulation ofthe appraiser's data, analysis and conclusions. 
Supporting documentation is retained in the appraisers file. 

Ownership History: 

Subject is owned by Chaniorro Land Trust (Government o f  Guam) 

I Subject Property Offerhg Information: 

1 Sdes Hislory o f  Subject Property: 

SCL. ~\b~iersIiip history.. 

Current Sales Contract: 

1 Exposure Time: 

1 The estiniated length o f  time the property interest being appraised wauld have been offered on the malket prior to 
tlic lhypothetical conrummation of  a sale at market value on the effective dare of  the appraisal; a retrospective 
e>timate hi~sed upon an analysis of  past events assuming a conipetitive and open market. Exposure time is always 
presu~ned 10 occur prior to the effective date o f  the appraisal. The overall concept o f  nasonhble time but also 
;~rlcquatc. sufficient and reasonable effort. Exposure time is different for various types o f  real estate and valuc 
la l ip  and under various miuket conditions. 

Fm TADD - WTOTAL" W soltwo by a k mode, im. - 1-WmE 



~ ~ ~ t j & + o n e l l  GLT !>ale +is 

- . .  .. ~. . .- Supplemental Addendum ' we ao. HTKMonell  .CLT 
BonowerIChnt Keystone.Pa_~@.Rea@ Cm.,LTD - -. -. 
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Market (herview*: 

1 he tin~efratlie of 3 to 12 n~onths is considered a reasonable marketing period for the subject property based all 
111arLet trends and demand /supply for real estate within the Territory ofGuam. 

Additional (Environmental) Limiting Conditions: 

The value estimated is based on the assumition that the property is not negatively affected by h e  existence of 
liazardous substances of detrimental environmental conditions. The appraiser is not an expert in the identificatica~ 
o f  hazardous substa~ces or detrimental environmental conditions. The aoaraiser's routine inswction of and inauirc\ 
about the subject property did not develop any information that indicatedany apparent significant hazardous " 

substances or detrimental Environmental conditions whish would affect the wooer& negativslv. it is possible t h a ~  . .  - - - 
lest and inspections made by a qualified hazardous subslances and Environmental expert would reveal the esistz~~cc 
o f  hazardous substances or detrimental Environmental conditions on or around the property that would negatively 
,~ll'ect i ~ s  value. 

.Ad Valorem Tax: 

tind~r the real eslate law, the assessed value in Guam 35% of market value; Land Tax is 114 of 1% of the assessed 
\slue. There are cases when rhe real estate tax is not evailabla, we then rely on the estimated tax based on our 
estimate of market value. 

h a t i o n  and Property Description: 

The subject property is located in the municipality of Mongmong-Toto-Maite in the village of Mongmong. 'I'l~e 
area is mainly developed with 1-4 Emily dwellings, condominium, apartment complexs, commercial building. 
w@ehouses and in close proximity to Agana Shopping Center and Route 8 andl. The subject property is it1 rlw 
Nlonpong area cornering the streets of Route 8 and OBrien Dr. 

I 

HIGHEST AND BEST USE: 

I he Hielrest ;~nd Best Use term is defined by the Dicliowur)~ ofReal Esfaie Appraisal, 4th E&ition as: 
I hc renx~nablt.. probable and legal use of vacant land or an improved property, which is physically possible, 
oppmpriatol~ supported. financially feasible, md that results in the highest value. 

The S~bject Property &s Vacant: 

I,egaIlall) Permissible: C Comn~ercial Zone permitted uses. There are no known covenants or restrictions for the 
subject site which would prevent any of these uses. 

Physically Possible: C Commercial Zone and other permitted uses. The Physical characteristics of the property 
permits single family use. See below permitted uses. 

Financially Feasible: The population growth rate in Tamuning has increased approximately 8%. The coastructio~~ 
activity ill Anderson Airforce b e  and U.S. Naval Base is expectedto continue as a strategic looation for the I I.S. 
Mililary. 

Moi~nally P~oductive: The maximum productive use of the property is to develop it into a c~ndominium complex. 

I Ilc \ubje~t property designated as C zoning class allows: 

I Section 6l3OJ. C Commercial Zone: 

/ (a) Use Permitted 

I I .  One-fanlily dwellings. 

2. Duplexes. 

3. Wliolesale and retail stores. shops and businesws. 

1. Amusement enterprises. 

5. Automobile Service station, including minor repairs. 

Fwm ThDD - WmTOTAL' appraisal s o b r a  by a la mode, k.- 1-BMAULMODE 
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GuriaaerCIlefl Keystone Pacjfic Realty Corp.,LTP _ -. . . .. . -. . -  - _~ 
? r ~ ; ; m y  Md~s;. East O'Brien Dnve . . - .. . . _ - , 
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t L ~ n d v  Keystone Paciflc Realty Cow.. LTD 

6. Bakeries. 

8. Offices, business or professional inclusive o f  professional healing arts offices and clinics. and banks 

9. Personal service shops, including barber shops, beauty parlors, laundromats. and the like. 

10. Repair shops. dressmaking shops for major work. 

I I. Restaurants and cafes. 

12. Studios. 

13. Otl~cr u5es whicll in the judgnmnt of  the Commission, as eveidenced by resolution in writing. arc 
similar to those listed herin. 

14. Uses customarj accessory to any of the abow listed uses, including only those accessory to 
manufacturing. storage. compounding or processing activities which are necessary for the ordinar1 
conduct of said listed uses and which are an integral part thereof. 

15. Accessory structures for the above. 

(b) Conditional Uses. 

I. Hospital and clinics. 

2. Public utility and other public buildings. 

3. Shopping Center. 

1. Recreation, ~ncluding cockpits, marinas, amusement centers, drive-in theaters. 

5 .  Multi-Family 

6 .  Hotels, motels, tourist accornodations. 

7. Air. bus, taxi, auto rental terminals. 

8. Auto sales and car wash. 

9. Parking garages and lots. 

10. Service vehicle storage. 

I I .  I.auodries and cleaning and dyeing establishments. 

I I. Scliools and churches. 

13. Parks. playgrounds, community centers. 

14. Utilities and public facilities. 

15. Accessory uses and structures fortbe above. 

The sire, shape and topography is suitable for development. 'Be  wbject is located in Mongmong-Toto-Maite Rd.: 
and in c!ose proximity o downtown Hagatns business district and Agans Shopping Center. . . 

Form TADD - WTOTAF" appraisal sohwan by a la mods, inc. - 1-WW-ALAMODE 
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. . PrPltY Address East O'Brien Drive . - . - _ .- - _ - -- - - -  - 
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~endef Keystone pacific Realty Corp.. LTD 

Ileconcilition of Highest and Best Use: 

IIc. p~c~loini~iant tqpe of  usage in the subject's vicinity i i  single family, apartments and commercial. Mixed use 
I.\ecuti\e type apartment residence office or small cominercial building will maximize feasible density while 
~iia~i~ni/iay profit would be the highest and best use of the property as though v m .  Such development would be 
;~ppmpriate for the site and consistent with the neighborld. 

LISTINGS: 

Propell) wliicl~ is for sale w~thin the neighborhood was gathered through newspapen,Realton, and MLS. The 
listing reflects the asking price for properties within the neighborhood. 

Asking Price Source 

I 01 8 I-KEM-NEW $850.000 or $725.62 MLS #lo-3341 
I\lz'il<lNf-: 1)KIVE: Lot 7-MORRAY 

Information . 

1.171.41sqm,d, Feesimple 

929sqm. C, Fee Simple 

h TAW - 'WOTAL' WW S ~ M E  by a k mode, h. - 1-800-MMllODE 
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.Lender Kevslone Pacific Realty Cow., LTD 

I hcre .II~ 1l1rc.e major approaches to value in preparation of  an appraisal report. The three approaches to value are 
tlic C'o\t Approach lo value; the Sales Coniparison Approach (Market Data Approach); and the lncome Approach 

1 he Cost Approach is based on the principle o f  substitution which holds that an informed buyer would not pa) for 
J siven prcoperty that the cost of  an equallq desirable alternative. The Cost Approach is a procedure which estimate\ 
the currcnl reproduction cost o f  the improvements, deducts accrued depreciation from all sources and adds the 
\slue of  the land. The Cost Approach is most appropriate when the improvements being appraised are relat~vel) 
new and represent the highest and best use for the site. 

The lncome Capitalization Approach derives a value indication from income producing properties by conberting 
anticipated benefits into property value. One year's income expectancy o f  an annual average o f  several years 
iticome expectations may be capitalized at a marketderived capitalization rate that reflects 4 specified income 
patteni. return on investment. Another way to derive value via the Income Appmach is by discounting the annual 
cash floes Tor a holding period and the reversion at a specitied yield rate. 

I hc Salcs Cornparis011 Approach is based on the premise that the market value of  a property is directly related to 
[lie prices c~f comparable. competitive properties. I t  is the most common technique for valuating land and i t  is the 
111~lst preltrred metl~od when comparable land sales are available. The value o f  this approach is dependent of  tlie 
;~vnilabilir> o f  recent confined sales of  properties considered comparable to the property being appraised. 'The 
L.IOSC~ sales are compared to the subject applying appropriate units o f  comparison adjustments are made for 
differences between tlie subject and closed sales, resulting in adjusted sale values for each closed sale. The adjusted 
values are then reconciled for a value conclusion. The co~nparison process is based on an analysis o f  the similarit) 
o f  dissimilarity of the parcels. The following are units o f  comparison: 

Date o f  Sales Time: 

The time o f  sale is the date that the comparable parcel is sold. In order for the property to be deemed comparable to 
the subject, i t  must be adjusted for inflation or deflaion that has occurred from the dare o f  sale to the date of the 
appraisal. Over the period covered in this appraisal, price changes attributable to time are extrscted from ii1arlc.t 
transactions and adjustment were applied where necessary. 

Location: 

Ihc atl:i:) sis of a site's locatio~i focuses on the time-distance relationship between the site and common origins or 
~lcstinations. It also is co~~cerned with the location o f  the parcel in relation to heavily travencd thoroughtares a~idlor 
inlcrscclic~~is. 
Comparable sales 3 is adjusted for inferior location. 

Adjustment considerations in the market place for added or diminished utility o f  the property caused by larger or 
smaller slte. Factors to be considered include shape, area, encroachment, o f f  site improvements, etc. which are 
enumerated in the appraisal report. View adjustments are made when a property's value is affected by a view of 
home significance Typically on Guam, properties with a biew sell at prices higher than properties without a viua 

1 I l ia  atlilressez the availability of basic urilities such as power. water, sewer, telephone. These necessities cannot be 
dclkrred uhrn the site is  developed. Any difference between the comparable sale and the subject represents and 
~ y w n " e  w111cl1 wil l  materially affect the investment value o f  the property. 

Form TADD- WLnTQTW ar~sppraisal softwm by a k mWe. Inc. - 1-80hALAMODE 
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'Topography: 

\?iuat~nent tor parcel's topography are based on the lan~l's contour, grades, natural drainage, soil conditions. aiid 
gencn~l usck~lness. On ~sland the topography ranges from level to an extremely steep cliff. This may drasticall) 
I~aiiipc~ ihc construction of  an improvemeet as well as drainage, and soil conditions. 

(jt~am's ~ o ~ i i n g  law provides for eight zones ranging from "A"- Rural the lowest Zone to "H" HoteIlReson. the 
highest. Parcels with a hiyher zone are usually considered superior to tho= parcels in lower zones that are subject 
to more stringent regulation. 

Analysis: 

A s  per attached sales comparison %rid, the three closed sales displayed are considered to be ihe most compal.ablc 
and best irldication of  value. The subject and the three cornparables are in close proximity and have similar 
characteristics. The adjusted price range is from $138.48 to $246.6, with the mean as $1.7837. We concluded !lie 
sire valuc. deriwd from this approach to be $10,334. 

Fon TAOD -'WinTD7AL' apW sonware by a 11 mods, k. - ~-&@.ALAMODE 
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ISLAND DEMOGRAPHIC AND ECONOMIC INFORMATION 

L.ocated in the western Pacilic, Guam is the southernmo4 ofthe Marianas Island and the closest U.S. possession tri 
A~ia. Guam is about 2,400 km. south o f  Tokyo, 3.360 kln. southeast o f  Hong Kong, 2,400 km east of Mamla alld 
6.000 Lm. southeast o f  Honolulu. The MarianaTrench, the deepest known ocean depth, is located southeast of 
(iuam. 

Guam lies I3 degrees north latitude and 144 degrees easi longitude ofthe equator. i t  is the largest landmass ill 
Micronesia. Guam i s  about 48 km. long, and and from six to 14 km. wide. The central and northern parts ot'rhe 
island consist o f  a limestone plateau with steep cliffs dropping down to a narrow coastal shelf. Southern Guam i s  
made up of volcanic hills with a maximum elevation o f  407 meters. Coral reefs surround thiisland except for 
openings at harbor and river mouths. 

I lie I i i s r t ~ p  and natural beauty ofGuam offer numerous sights o f  interest. Latte stones. which Sewed as founda~io~~ 
hloc6s 5)r the thatch huts of pre-contact Chamorros, are found in parks and jungle areas. The graceful remalns ol' 
\ l ~ ~ i i s l ~  bulldinp. plazas and bridges may be seen in Agam and at other locations around the island. 

I hc 111ajor hotel. busitless and residential centers are on the western side o f  the island facing the calm Ph~l~ppi~ic 
hea. A drwe along the east coast past Pago Bay and Yona, south to Talofofo and Inarajan affords spectacular \ icus 
orthe open Pacific thundering against the narrow coastal shelf. Spanish influence is clearly visible in the 
architectural des~gn of the southern village. 

Climate 

Guam's tropical climate shows little variation throughout the year. The mean annual temperature is 81 degrees 
Fahrenheit and humidity is tempered by prevailing northeast trade winds. The rainy seasori is from July through 
November. aid the cooler dry season from December through June. Guam lies in the path o f  tropical storms and 
occasionally experiences typhoons. 

I lic indigenoi~s people o f  Guam are Chamorros, a Micronesian race with mixture o f  Spanish, Mexican and Filip~no 
blued. Prcsenl daq Guam i s  a cosmopolitan community featuring large populations o f  FilipinosLJapanestt_--- 

- -. - - - - - 
"stateles~hf- ------ k . X m .  ~ r f r ~ m - t I i K o U f l o u t  Micronesia, as well as Europeans. 
Vietnamese and Indians. The following table depicts the population on Guam distributed by Ethnic Group. 

( 1:igure I : Population o f  Guam By EUmicity 

Ethnic Group Population Percent 
Chamorro 64.177 43% 
Filipino 34.327 23% 
Cnucasial? 20,895 !40/0 
Others 24,477 16.4% 
Micronesian 5,373 3.6% 
'Ibtal 149.249 100% 

1 I he pop~~lation total is inclusive o f  active personnel and their dependents, which numbered'l5.523. 
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History 

\rchanrlog~cal evidence indicates that Guam has been szttled since about 2000 B.C. The island was discoveretf ibr 
 lie weblern world by Portuguese explorer Magellan in 1521. and claimed for Spain in 1565, Jesuit missio~iarirs 
arrived in 1668 to convert the populace to Christianity. ]:or the next 2200 years, Guam remained a Spanish colo~~y 
administered liom Wexiw. 

(inam lirst became a U.S. possession in 1898 after the Spanish-American War, and was ~n as a U.S. Naval station 
until the outbreak of World War II. The island was surrendered to a Japanese invasion force in December. 1941 

On July 21. 1944, American troops landed on Guam and mptured the island in a series o f  fierce battles. More 
than 200.000 U.S. serviceman were stationd on Guam after the conclusion ofthe war. 

In 1940. administration of the island was transferred to the United States D e m e n t  of the.bterior and residents 
\were granted U.S. citizenship. In 1962 a U.S. navy security cl-ce requirement was liftedand Guam began it'> 
rapid entry into the mainstream o f  modem development. 

(t11a113 i s  a11 uni~lcorporated territory ofthe United States administered under the 1950 Organic Act o f  Guam. Plar~s 
arc u~rtlcmay to change the island's status to that o f  a commonwealtk. I t  os anticipated that this change in thc 
political relationship with the federal government would ease some legal constraints that hamper economic 
developnlent. 

The executive branch of government is headed by a governor elected by voters at large for a four-year tern). Guam 
has a unicameral legislature consisting o f  15 senators elected for a two-year term. The most m n t  election for 
governor and senator was held in 2006. The next election for senators will ba in 2008. 

The District Court of Guam, headed by a judge appointed by rh U.S, president for an eight-year term, has 
jurisdic~ion over all cases arising under the U.S. Constitu~ion, federal laws and treaties. The Superior Court of 
Guam handles all other cases arisingunder the laws o f  Guam. Appeals may be made to the Ninth Circuit Coui-t of 
Appeals or to the U.S. SupremeCourt. 

\nal>sts Comments 
(iua~n liconomy depends mainly on the US Military Spending and the tourism revenue. The United States o f  
\mrrica maintain a strong military presence in Guam as its perimeter o f  defence in  the Pacific. The US Anderson 
AII Force base is locsted in the north and the US Navy base is situated in the southem portion o f  the island. 
Mil~tary projcet are ulrdergoing renaissance. The Naval Hospital is scheduled for major renovation. In Anderson 
[IS Air Force base. $32.5 million typhoon proof bomber project started and Six B-52 bombers begun a continuous 
rotatioil signalling renewed military activity. 

Tourism is slowly catching up to its boom time statistics occasioned by the hotels renovation, chang o f  ownership 
and the completed Tumon Bay beautification I t  is still the number one i n d m  in Guam with one million tourists. 
annually. majority o f  which are Japanese. 

Lcononttc aids and recipients: Although Guam receive no foreign aid it does receive federal grants. It receiw h u g  
trarisfcr payments from general revenue ofthe US Treasury into which Guamanians pay n o ' b e  or excisr rases. 
( Inder the provision of a special law of Congress, the Guam ueasury.rather than the US treasury receives Fedeml 
iticorne !axes paid by the m i l i t a ~  and Federal government employees stationed in Guam. 

I herc \\ill he substaniial military growth on Guam. The US and the J a p w  government confirmed to cover 
~clocatioii cort of8.000 marines and about 9.000 o f  their families to Guam from Okinawa. Re& Admiral Charles 
Jcx: Lcdig. Naval Forces Marianas Commander detailed the Joint Guam Military Master plan that calls for %I 0-$15 
billions in infrastructure improvements on Guam for the next 15 years. Officials called Guam the tip o f  Spar in the 
nation defense. The Navy wants to be able to dispatch more carriers at the region on short notiffi as North Korea 
remains a threat and China builds up its military. 

Form TAD0 - WhTOTAL" apwsal sa&are by a la rrsds, hn. - 1-W-MAMOM . ' 
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Infrastructure 

All intcmational and inter-island air rrsffic movesthrough the A.B. Won Pat International Airport, centrally located 
ill Tamnning. Tlie original terminal. completed in 1982, became inadequate to handle the current level ofpassenpr 
~iiovements eipwially during peak hours. In fiscal 1990 aver2 million passengers passed though the ter~iiinal: lhih 
lipure increased to j.6 million by 1997. 

An cxtc~tsive airport expansion program with a total price tag $260 million was begun in October 1990. which the 
l i n t  phase completed in October 1996. Work included uidening the airport access road to four lanes as well as 
rlpgradi113 iht. components of the airport itself. 

I lie first construction stage included three new aprons to provide additional parking areas fpr airplanes, rasing tl~u 
I ic~lity's total number of aprons to 13. The new aprons are now able to accommodate two 747-jumbo type, three 
DC- I0  wide hody, or four 727 narrow body planes at the same time. 

hork  on the iern~i~lal building included construction o f  new gates, raising the total number from 7 gates to 16 and 
11 ipling the total site from 225,783 to 767,553 square feet. 7 he overall handling capacity was increased from 1 .SO0 
ro 5.000 pax/liour 

Over 115 acres is in the the process o f  being transferred by the U.S. Navy to the Government o f  Guam for 
construction o f  aircraft parking aprons. maintenance hangers and other support facilities. Some o f  these facilitic, 
ha\c already been leased to Continental Micronesian, the largest airline user. An industrial park providing 
lcnseliold buildings sites for airlinerelated business, adjacent to the airport to the northeast, was completed iii 
1991. 

I'lic commercial Port of Guam is located at Apra Harbor on the western coast of  the island and is the Port through 
\ \ l i~ch ~iiost or the island's g d s  arrive. Vessels arriving at the port totaled 3,301 in FY 1995; cargo rnovelnent 
througli the port totaled 1.7 million tons during FY 1997. Over the next I 0  years, almost $100 million is expctcd trr 
he invested in Port improvements. 

Dramatic increase in population and affluence have necessitated infrastructure expansion as a prerequisite for 
further econonlic development. The Government o f  Guam floated a $300 million bond issue to build new scbouls 
i~icluding a new campus for the community college and additional buildings at the University, many of  which are 
now completed. 

Tax System 

Guam's t a  system ntirrors the U.S. Internal Revenue code except for Territorial tax and investments incentives 
\vhich permit rebates on business income tau. Guam is a duty-fte port and has no sales tax or value added [a\. 
Gross receipts tax is 4%. 

Visa Requirements 

I I S. citizens do not need a passport for entry to Guam, but proof o f  citizenshipsuch as birth certificate--is 
required. In 1988, a "Guam-only" visa program was implemented, allowing citizens of  Australia, Brunei. Bunna. 
Indone.iia, Japan. Malaysia, Nauru, New Zealand, Papua New Guinea, Singapore, the Solomon Islands the United 
K~ngdom (including Hong Kong), Vanuatu and Western Samoa to visit Guam without a visa for a period not to 
exceed 15 days; travel on to other parts of the U.S. without a visa is not allowed. The visa waiver program uas 
extended ro c~tizens of Korea October 1990, and recently in July 1993 to Taiwan. Proposals are now underway to 
include the Philipp~ses in the waiver program. 

Citizens of  all other countries must have a valid passport with a U.S. visa, and a round-trip or onward ticket 
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MULTI-PURPOSE SUPPLEMENTAL ADDENDUM 
FOR FEDERALLY RELATED TRANSACTIONS 

~ r r & e r ; ~ l i ~  Keystone Pacific Reay Corp:.LTD - . . _  -- - .  I 
Property Arlaress East O'Brien Drive - ~ ~ ~ 

Haoatna County Hasatna 

This Multi-Purpose Supplementzl Addendum for Federally Related'Transaetions was designed to pmvide the appraiser wth a convenienrway to comply with the currem 
appraisal slandards and requiremem of UR Federal Deposil lnrurance Carporation (FDIC), the Offiffie of the Cwnptroller of CuIT8nCy (OCC), Tho Office of Thrift 
Supervislao (OTSi. the Resolulion Twst Corporation (RTC), and the Federal Reserve. 

I This Hulti-Purpose Supplemental Addendum is for use with any appnlsal.. Only those 
statements which have been checked by the appraiser apply to the property being appraised. 

I PURPOSE & FUNCTION OF APPRAISAL I 
i? jpurpuse oi lhe ,rppraisal is lo estimate the market value of the subject propelty as defined herein. The function of the appaisal is to.assist the above-namsd 

.irln?r in P V  lluatlng the subject propem lor lending purposes. This is a federally related transacbbn. I - 
I EXTENTOF APPRAISAL PROCESS 

The appraisal is based on the idonnation gathered by the appraiser from public records, me1  idemed sources, inspection of the subject prove* and 
necghhorhood, and selection of comparable sales within the subject market area. The original source of the cornparabies is shown in the Data Source section 
of the market grid along wim the source of coniirmation, fi available, The original source is presented tint. The swrces and data are considered reliabie. 
When conillctmg information was provided, the source deemed most reliable has been used. Da!a believed to be unreliable was not ncluded in Ule report nor 

used as a basis for the value conclusion. 

I The Reproduchon Cost 1s based on - .. - - - - 
supplemented by the appraaer's knowledge of the local market. 

I Physical depreciailn is based on the estimated effective age of the subject prJpelty. Functional andiw external depreciation, il pesent, is specifica!ly 

addressed in the appraisal report or other addenda. in estimating the site value. Ule appraiser has lel'bd on personal knowledge ot the local mate!. This I 
knowledge is based on pnor andlor current analysis of sire sales andlor abshactiffl of site values irom sales of improved properties. 

The subject propem is iocated in an area d primarily owneraccupied single flmlly residences and the Income Approach is not cpnsidered la be meaningul. 

Fo: this reason. the Income Approach was not used. 

T i x  Es'imzted Market Rent and Gross Re$Multiplier utilized in the Income Approach are based on Me appraiser's knowledge ol tha subpct market area. 
The v!lai Lnowiedge is based on pnor ancVor current rental rate surveys of residential pmpe%?s. me Gross Rent Mulfipiier is based on prior anuor current 

ana'yjls ut prices and market rates for residentla1 prope~es. 

For tn;ome producing properties. actual rents, vacancies and ewnses have been reported and analyzed. They have been used to prqect tuture rents, 
vacancies itnd expenses. 

I SUBJECT PROPERN OFFERING INFORMATION I 
According to Client - ~ - -~ - - ~ ~ the subject propelly: 

has not b n  oliwdfor sale in the past: 30 days 1 year 3 years. 

is currently offeredlor sale for S - .- 

was offered for sale within the past: Xi days 1 year 3 years for S - - - . - - -- -. . - . 
Oflering information was consitered in the final reconcillallon of value. 

Onering Information was not considwed in the final reconc~liatbn of Vae. 

Otering infoimation was not avail.abLe. The reasons for unavaiiabilii and the steps taken by lhe appraiser are explained later in mis addendum. 

SALES HISTORY OF SUBJECT PROPERTY 

4:cJrdlng ti Cl~ent  ~ - - .- - ~ -  - -- - . the subject propen). 

Has not transferred ln the past twelve months, in the past lhi!ly-six months. X/ in Me past 5 yew. 
Has lrrnsterrzd m the past twelve mmlhs. in the past thirtysix months. in the past 5 years. 
All prlor sales which have occurred in the past year are listed below and resonciled to the appraised value, eiiher in the body of Me repo~t or in the addenda I I Date Sales Price Document # Seller Ever I I 

I+-D DATA 
I 

Subject propeny is not laatad in a FEMA Special flood Hazard Area. 

Subject properry 1s located in a FEMA Special Rwd Hazard Area. 

Zone FEMA MapIPansl # Map Oate Name ol Community 

1 \I: 66000 1 00091 D 09/2m007 Haaatna 

r t ~  c:nrnunty does not pamipate in the Natiaoai Flood Insurance Program 

Tbe c~mnunty does participate in the Nailonal Rood Insurance Program. 

It is caneled hy a regular program. 

It e covered by an emergency program 
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CURRENT SALES CONTRACT 

The subiect properly e curreanoum WI!J&# 
The contract andlor escrow lnstrucbons %ce I H l t P Y a d a b W  The ulava~labil~ty of the c o n m l  is explained later m the addsnda secbon 

I Thr cini'act andlor escrow mstrucbons w e r ~  reawed The ldlmrinp w m a m s  iim conml: I 
I Contract Date Amendment Data Contract Price S N n  

--- - -  - . - . -. .. - -- - I I 
i 

The contact indicated Mat persanai p m p e t t y ~ m c g j n c b U  in the sale. 
The contract indicated that personal propelty&dd. fl wnslstsd oi . -. _ - .. -- -. - - 

~ ~ - - ~- Estimated cmthmry value is $ 
Personal p ro~ r t y  ws mtincluded in the find value esfimate. 
Personal property w&&W in the l i d  vaiue estiinaIe. 
The conbact indicated n l f i m n  ca other incentives. 
The contract indicated the ~ ~ g ~ s h i p ~  or incennves: -- . . -- 

I - ~ .~ - -- -- -~ 
if concessions or incentives exist. the comparable6 were checked f w  s ' i a r  coocessions and appropiate adjusmt were made. 8 applicable. so 
that me final value conclusion is in compliance wim the Markat Vaiue d e f i ~ d  herein. 

' ' 1  
I MARKET OVERVIEW Include an uphath uurewnent mket mnd- andlrands. 1 
I months is considered a reasonable ma&eting period for the subm p r q Q  based on See Attached Addehdum .- . 

- -~ . -- - . I '  
I ADOITIONAL CERTIFICATION 1 
I , 

The Apraiser cedles and agrees lhat I 
(I] The analyses, opinions and consiusians ware developed, and this report was p r w d .  in contomity with Me Uniform Stmixds of Pmfessimal 

Appraisal Practice PUSPAP), except that the Departure PmvlslMl of Me WPAP doss not apply. 
(2) Their cornpendon is not contingent upon the reporaim of pndetamhed v&e a dimcbbn in value that favors the cause of Me client. the amaum 

of the value estima, the attanmnt of a stipulated resun. br Me mcurrem of a subsequent event 
(3) This appralsal assignment wa not based on a requested rrinimum valuablm. a specMc valuation, or the appmMl of a loan. 

ADDFTIBNAL IENVIRONMENTAL) LIMITIN6 CONDITIONS 

I The vaiue esbmated is baseC on th assumon ~ ; d  iim property 1s rot n e g w i y  a~ected by the efistence of ~ o u s  substances or-n~ 
envirmmental condPions unless Otherwise slated in this report. me appabr Is not an e w r l  In lk ikMmkm ot hawdous substvies or debimenta I envirmmentai condiins. The m r ' s  routine lnspedion l a n d  inquiries abwt Me subjecl pmpsg did not develop any I M o ~  mat Ind'kaled 

affect UM pmperty negativelyunless otherwise stated 
m v i r o m ~  emcn wwld r e d  the edstence of I ~~~~ ~ 

razardoi substances w detrimental enbironkntai cmdi ins a& amund Me property hat woUd negaUveiy affect its value. 

ADDlTlONAL COMMENTS 

- -  ~ . - - . - . - - ~ 

- - - - - - - - 
- 

-- APF'tlMSEWS ~ ~ ~ ~ ( ~ L I U R E - & T V E R ~ I ~ C A T @ N  
- 

Elfecrive Date Fma*?, mi i Date Repaed March 8.20 n~ 
- - -  ~- -~ - p h w  # 6 4 - 6 - 0 @ 2 2 ~ - . _  

. . # cn#OQ0p... , Taxi0 # - .  

CO-SIGNING APPRAISER'S CERTIFICATION 

The co.signinp appraiser h a s m ~ n a l l y  i~nected the subject propmy. both inside and out, and has made an exterior i n s p c m  of all comparable sales 
listed in the report The repon urns prepared by the appraisflr under direct supervision of & u ~ i g n l n ~  appraiser. lhe m-signing appraiser axeph 
resuons~biiily for !he contents of the report including the value concluslo~~~ and Me iimilJng rondhs, and mnfim matthe cemica!jons apply 
iuily to the co-s~gning appraiser. 
The co-signing appraiser has nm ~ ~ r ~ p o a i ~  ipsooDd the intertar of me subpct propem and: 
has nut inspected the exterior of& sukct  prcpem and all c- saks listed in the repah 
hss inspected the eLrior of the sub'ect urooerhl and dl comDaaMe $ales listed in the moat. 

I 
. . .  . ~. 

Tne rppon was preparea oy the appraiser under direct suprvlsbn d he co-slpnmp appdscr. The co-signmg appraiser accepts responrbilhy lor me 
contents 31 tre report. ~nc.rOmg me vaiu cancLlSlOnS and me IiMw condnnns. Md confms tha the c-ons aodv fullvto th co-shnimr , ~, - , .~ .. 

I appraiser wRh fhe exception oith+ c m m i o n  regardins physkal insit ions. i h  above desdbcs rt. lsvd of ins& oerformsd bv ma 
' 

I 
~ .~~ 

co-signing apprai~sr. 
The co-signing appraiseh level oi inspection, invofverrent in the appraisal process and cefiica6on are covered ekervhsre in th addenda s m  
O( mis appraisal. I 

CO-SIGNING APPRAISER'S SIGNATURE & LICEYSUCERTIFICATION 

Cu.Slginng 
kppaiser's S~gnawre ~ ~ ~ .. Eflsctive Date . - - ___ -. Date Prepared _ 
Co-Signing Appnser's Name (print) . - _ _ _  Phone * -- 
Slate License cemicmn # . - . -. Taxlo# . L  - 
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DEFlWlTlON OF MWET VALUE: me mst p m W  pnw whrch a should bnng in a m@&w and apn rake! undw all condiirons 
R~UISR~ 10 a lair sale he buyer and saller, each mg pruw. h~!%@bb and munnhg the prim ts nol $faded by lRldue sWus ImpDnt in this 
definnion is the consunmaon of a sl as 01 a spciRed Me snd & pwmg of afk lmrn s&r to buyer under condmons m y .  (1) buyer and seller are 
typically matlvated (21 boh paiiles are well M m d  a wall W ,  each zl&i m he consMars I own best intsresr. (3) a ream& ame IS eloawed 
tor exposum in the open markst (4) paymem Is madd in terms of ash n US Man or n $nns of ftmW arrangensnts compsabkf Gwem and (51 the price 
represents the normal cms~derabon fw the pmparty soid unanatwl by ~ k l  or c n u M  flnincing a sah mmskss* gmid by anyone assmated WR 
me se 

.nqustments to me cwoparabks must bc mads for s@ a cW+e fiianehtg or s&s conmsim. Na adjtJsmm are necessary 
fw  thuse casts which are wwdy pad by selkrs'as a wii of b a d h  a !aw m a mkd area: h s e  msts are readily idsnfitiable 
s~nce fie se118r pays muse costs h vbtwlly 1 1  W m w  S p %  or CWh fmlhQ WSllWllB MI be made to the 
comparable prnpecty b j  corrpansons lo Rnamirq tMM &ad by r mkd hWtW bmter ttdf a RM alm6y Involved In the 
property or IranJacbon Any adjustneat shouM nol be &W on a nwhlorl dollar lor ddar cat of he flnanciag N concession 
but he dollar amount of my adprshwl sW appwimb Um M s  r W n  to ha fimdng or cmcwmm based m the 
appratsw's ludgement 

STATEMENT OF LIMITING CONDITIONS AND APPRAISER'S CERTIFICATION 

WNTINGENT AND LIMITING CONDITIONS: W m w ' s  cmlWm lhat a$fms in the qpraisal repal b s u b w  to rhe lollowu@ 
CmdihonS 

I Th appra6e.r will n d  be responsible for mllers of a lagal mhlm m;B M8cf Killer U'e p r o m  twg appiplsGd w Ule W to It W appr&.81 assumes Mdt 

the PB is good and mastetable and, therefore, wlll not mdM any opinim &out the ttb. lb popMy b ~ e d  on me bas& of it beit@ under responstble 
ownership 

2. The Wiaiser has pwided a sliehh in b w a l s a l  re~crt io Phow appmdma$ hnsions of b Qwemnb and s k c h  is mclrrded only to assist 
the reader ot the report in visualiring the pmpem and uderstwdng Ma appridssr's dstenrWhn of th sln. 

3 The q m e c  has m n e d  the a v W  M mws mat a? pmuldad by Me iedsrsl Emr~ency Mmmdnl Agncy (or othw data wms) and has noted 
In b apgcaisal repart w M e r  me subject sile s bated n m idsnfllad Sped Fld Heranl Araa. Blcausa fhs wdw Is not p sungor, he or she m t e s  
no guaranrees, express or @led. regxdmg this dehmmtm 

4 The appraiser will no1 gve tst imny or appw m mt hecause ha or she made an appraisal of the propsrty in queskm, b k s s  specttio arrar@mnts to do 
so have been made beforehand 

5 The apiu;user has esbmaM the vdm of the land in Ma cost approach at 8s high1 mi ba6i usl, and b s p w ~ m ~ l t s  at their contibutwy v& These 
sapara$ valumns oi We land and lmprovsments must nai be used in conpHlction any Mhar appc;iisal and are IIWI~ it hey ve sa used 

6 T& applssw has now in me repart any adverse m n ~ l o n s  (such as, needed rsplks, -, he presence ot hazudous wastes MUC 

substam, elc) Observed durlng he lspech of he subbt W W  rtSb2L-4-MKpT*gp 
t t w ~ a r ~ s o m w w b e ~ i ~ ~ ~ ~  repal, the appm has no iglwAedgs of my hidden or mpparwl omdibns of the poperty or 
aWfst? cmHranm.$I CPIiWnS (mlRleludlng the m s m  ot hamrdws mts, bkic SuLxtmws, ah) that would fW8 the propwty mxe a less valuable and 
has assumad hat there are no such CondVhIs a d  mskes no guaranlscs or wmnlbs, eapress a bn@W, rsgarWnl the eonditlm d the property The 
a p p w r  wlll not be responsible lor any such cwddlons W do sxlst or la any a $sdng that ndOhl ba requirsd to Msmva whemer such 
c&Oans exist Because the q@Se is nM an wpect in b nsM of e i w i m m M  h9ards. b rapal must nGt be considered as an 
en&- assessment of the propMty 

7 The appraim obtained Ma i d o m o n ,  estmales, and opn'ons hat mre cqmsed h ihe mppt horn sourm that ka or she m l a e r s  to h 
rsltablr and hlicres them m be me and canct The apprasw dms nol assum rasponoihlty tor b accuacy of such llerns hat wsre furnished by other 
panles 

8 me m a k e r  wdl not c%sclme the contents of Ule appnid empl as pmwded tor tn Ih Worm Standadf d R-md Appraisal Practice 

9 me appmser has based hrs n hfx appabal report and v a W h  canclusfon for an appisd hat is subpct lo sa6sfactory wmplanbn, repam, or 
allerabuns on the assumphan mat campletlon of the Mpmvtrnents vill be p e r f a  in a wbWke manner. 

10 The appnsa must podde hb or her pnw wnlm consent belam the len$r/cM specilhd m U'e mpm can b appmsal repod 
lfncluhng conclwlons am the Pmperty valua. h e  wmser's ~denaY and pmtessmal Mgmns, ad dewas to any prdwonal apprasal 
o q a r m n s  or the firm rnth winch h a  wer M assodaled) to mne olhar than the barrower the morplaDk or its sucaswcs ind asm, me martpage 
insurer consuItanls, protasslonal appralsd qammm, any SMe @ feda@y appcovsd rmtd hsnMiOn: a any d6$amm, agsnoy, a hsburnernlny 
of Ule Unlted States or m y  sble or the Msmct of Cdurrbia, excsDt lhat Me IsodericlM may cwikte tm pmpsw dasedpkw mim of the repart only to dala 
mllecdon or repomno servke(s) w lhu t  haw to O h  the a P P W 5  Pfm wrlttan WnsMlL Thn a p w s  uRmgn omeft wd wval must also 
be obawd before Me w s a l  can be canveyad by anYm to Ma PuMfe mmugh adusrlislng, pub& rslams, m, sales, or Dther media 



APPRAISER'S @ERTlFlCAllOl: Tha Appnlser cmflw and agnes that 

I I have researched Me subkci & a m  and have sebclsd a nnrknum d three rscant sales of m&s Most sirrilar and prom@ lo the sublext wbpW 
lor conslderahon m Uw sales compansan analysis and haw made a dollar adluSbnent #l!m lo lBfkEt the rWW rmth b We items of signbcant 
vrrtatlon fl a s~sl f~cam Rem in a cornpar&!+ property s superior lo, or mare kvwaMe h. the &jed pmpfsty, I have rrmfe a r@w ndplsUnenl to (educe 
:he adlusled arks pncs of iha colnpatable and, N a s Q n W  Iten: kt a ttMf&Wble poprly is !iWa to, w b favaraWe WI the iheYlbecf pmpeny. I have made 
d pobmve adjus!merd to Increase the adjsteo sales price of the wrr@W 

? I have taken ~nto cowderahon the factm mat have w Impact an wlue rn rrg davsfopmnt 81 fhe s%vab of mahGt vb4m h U?a appM repnt I have no1 
knowmgly wUhts!d any urncant mnfcmt!on horn the a p ~ s a l  r m  and I kM, to hs besl of my kronts$e, thst all sta$msnts and infwnzanon m f i n  
appraiwl report are hue and coneot 

3. 1 sfatad in !he ap!mhal repon only my own pecsanal, unbiased, ad pdessbnd W s k ,  qWm, snd comiwilow, wNeh are subjdct ~ l l y  to fhe comingent 
and r i n g  co- spectied in this form. 

4 1 have no present or prospeLZive hlml in Me pmpfsty that is the subject lo hu repat ad I I ha menl a p p s h . p m o n a l  mterwt or bas wdh 
rerpeot to lhe Pa@5pants In the b m U n  I did ml bare, e m  parti* M CmPMdy. my aMfysis Wo1 the crstma$ of wkel ralus in the apprasal rf.porl 
on the race, cdw. rell@on. sex. hanchp, lamilial status, a nahd @n of W hc rmpncth m or ompa!& ol ha subpd merry or ot ine present 
owners a e&cupanis of the propem In Me mu@ of lhe sublect m. 
5 1 have no present or contemplated fmre interest n lhe p r a m ,  sad neilhcr my current w tutura M my f a  perlwrning ma 
m s a l  is conhrqerd on appraised vabe of the pmpsrty. 

5 1 was not rewired to rewfl a predelmined value or dimtion in value ma( fawrs Ms e w e  of h cknf w any M e 4  piily, thi, writ of the value estimate 
me dnainment of a swdlc mSuH or the occurrence of a subsesuen( merit in wder to iaceive my compsflsatlMl andlar emplayw fw psrtomg the appraisal I 
did nd base Me appraaal repod on a quested mimmum valuarion. a s m  vatualkm, or the nsed to w v e  a sptcB na$zgs la. 

7 I perfomntd the appraisal m cofllmHy fhe Worm Sgndsrda of PmfesMand AppraM Practice mat wn, arlopled and pafillgated by the Appra~sal 
Stanoards Board ot lhe A p W  FowMm and that wan, kt plaa as of the efhtne d&e of W Wssl he excaptim d tic daparturs povisla, of nose 

I Standards whkhdocsnotqly I a e k n m d a $ a m a t a n ~ o f a r a a s m a b l e ~ f u ~ m m t h e ~ p e n m a r K s t i s a c M l d i t i D n k r l h ~ o f m a r k e t v d u e  
and the sUm.% I developd IS c w ~ s R n t  wtth ha mWng Urn ro$d in the nalphbafoal s&n of Uns repm, mtw I have ottmM stated m the 
r e m m m  mn 

8. 1 have personally IWW It'@ 'nteria and emor areas of the wblect ppQ ad h sxtmw of 9 listed as c m  m Pm aapraisal repon 
I bet hi I have noted any apparent a krwn adverse c d h s  in the s u b w  mtprwcments, cn the subject &e, a on any &a sfiem the ~mmedlata 
vlehRy of It'@ subpcl prw d which I wn aware Md hava nade la lhasa adwrse eondltkns in my analysis of tia pmpnty vaiw to he extent that 1 l h a @ r a * e ~ m t o s u p p w i t h e m .  I n r a b a n r a n * r u i t h e ~ ~ b m r x u c ~ a n f h e ~ o f h s ~ p ~ .  

.9 I maIy prepared Bll anclushs acd opinlans about tlte r64 state that were Set torn) in h qmM nporl. ii I M on sylMcam professional 
asststaRce from any indrcidual or W b  h fhe perlorimwe a( Ma or fhe pqx- of h mfmt i haw named ~ indiWal(s) and 
a~scosed he specrnc fasts W r n  by (ham m h e  recmiWBlim Wim of ths apWaispl rsport i 6eMy W any IwMduaI so n m d  is qd'ed to p e d m  
mp tasks. I haw mt authonzed anywfe to make a me to any ltsm in ths rwt msreton. R an unautRorizsd charga is ma& 10.w appraisal raped I will fake 
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