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Real Estate Appraisals and Consultation 

February 11, 1994 

Mr. Roy Duenas 

Dear Mr. Duenas, 

I have completed an appraisal of the real estate legally d e m i e d  as: 

Government Alley 
Municipality of Agana 

The subject alleyway consists of a total area of 38 square meters a located m 
Agana. Please be assured that a personal inspection and analysis was made of the subject 
site and that due consideration was given to all Eactors influencing vafue. In this regard, 
the accompanying report was prepared for the purpose of estimating the market value of 
an unencumbered fee simple interest in the property and contains data and analysis 
supporting my value conclusion. 

On the basis of my investigation, and m accordance to the highest and best use 
conclusion, it is my considered and professional opinion that the market value of the 
subject alley, as of January 3 1, 1994 was: 

$15,200.00 

FIFTEEN THOUSAND TWO HUMDRED DOLLARS 

A reasonable expasure time and marketing time1 for the subject properties is 
expected to be 6 to 9 months. This opinion of value is subject to the assumptions and 
limiting conditions as stated within this report. Your attention is also directed to the 
Appraiser's Certifications at the end of the report. 

- 

If you have any questions on the data or conclusions, please contact me. 

Respectmy submitted, 

APPRAISAL ASSOCIATES, JNC. 

J 2  ( I - 1 
Norma U. Mesa kobe* peryon L/ - , -: l,?~**l 1 

Staff Appraiser Guam Licensed  p praiser, LA#94-00 1 

Expiration 1 / 1 8/96 

lUniforrn Standards of Professional h r a i s a l  Practice, Statement on Appraisal Standards No. 6, Subject: 
Reasonable Exposure Time in Market Value Estimates, and Statement on Appraisal Standards No. 7, 
Subject: Reasonable Marketing Time in Market Value Estimates. 

139 Murray Boulevard, Suite 200, Agana, Guam 96910 
Telephone (671) 477-505718; Facsimile (671) 477-4424 
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Government Alley, &cipality of Agana 
February 1 1, 1994 

COMMENTS AND RECONCILIATION ANALYSIS 

Com~liance With Uniform Standards of Professional A~praisal Practice (USPAP) 

This appraisal complies with the USPAP requirements as adopted by the Federal 

Deposit Insurance Corporation (FDIC). 

Scope of the Apuraisal 

The scope of the appraisal refers to  the extent of the process of collecting, 

confirming, and reporting data. The standards clearly impose a responsibility on the 

appraisers to determine the extent of the work and the report required in relation to the 

sigdcance of the appraisal problem. A clear and accurate description of the scope of the 

appraisal is desirable to protect other parties whose reliance on the appraisal may be 

affected. 

General data include information on the social economic governmental, and 

environmental forces that affect property value. The appraisers have accumulated general 

data fiorn a wide variety of sources, including Paclfic Area regional information sources; 

U. S. Federal Governmental sources; Government of Guam sources; national, regional, 

arid local real estate organizations; and trade associations. The appraiser's educational 

background and experience is utilized extensively in the collection and evaluation of 

general data. 

Specific data include details about the property being appraised, comparable sales, 

rental properties, and relevant local market characteristics. In appraisals these data are 

used to determine highest and best use and to make the specfic comparisons andanalyses 

required to estimate market value. The appraisers concentrated on specific data related 

essentially to the subject's immediate neighborhood and the adjacent peripheral 

neighborhoods. This data is most relevant to the subject and comparables. Guam is a 

small enough community that almost every real estate transaction has some affect on the 

island as a whole. However, the appraisers primary focus was on the subject's immediate 

neighborhood. 

The appraiser confirmed the validity of all data used. Any information which could 

not be verified by a creditable source was not used. The sources of confirmation included 

public records; interviews with the parties of transactions or offerings and their agents, 

such as Realtors, bankers, developers, consultants. and others; and other appraisers and 

professionals. The appraisers made assumptions only as disclosed in the attached 

Assumptions and Limiting Conditions, or as specifically noted in the body of the report. 

The data is organized and reported factually and completely in the attached report. 

No important facts have been withheld. The quality of the report is certified in the 

attached Letter of Transmittal. 

94-0022 - 8 -  
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Government Alley, &cipality of Agana 
February 1 1, 1994 

Nei~hborhood Data 

The village of Agana is located in the central part of the island of Guam along the 

western coast. The village is bounded by the Philippine Sea to the north, the hills leading 

to Agana Heights to the south, and the residential neighborhoods of Mongmong-Toto- 

Maite to the southeast. 

Agana is the capital city of the Temtory of Guam, and is the seat of government 

and financial activities. Government buildings includes the Courthouse and Legislature 

Building. Most large banks serving Guam have their headquarters in Agana. Four of the 

largest commercial office buildings are located in Agana (Paci£ic Daily News Building, 

Bank of Guam Building, Pedro's Plaza and GCIC Building). Other large centers include 

mixed retailloffice (Julale Center) and (Agana Shopping Center). Many smaller strip-type 

commercial offices house govenment and private offices. 

Three major highways intersect within Agana: Route 1, 4, and 8. Route 1 

(Marine Drive) is the major north-south thoroughfare on the island, and leads from the 

southern villages north through Agana towards Tamuning and eventually to the 

nothenlmost village of Yigo. Route 4 leads from Route I southwest through the 

residential villages of Ordot and Chalan Pago, and then south along the eastern shore of 

the island. Route 4 also connects with Route 10 in Chalan Pago, which leads north to 

Mangilao and its schools (University of Guam, Guam Community College). Route 8 leads 

fiom Route 1 east towards the residential village of Banigada. 

Historv of the Subject 

Tile subject site is an existing pre-war government alley. Through a legislative 
- 

action Mr.  Roy Duenas. the owner of the surrounding parcels has received approval for 

the relocation of this alley (consisting of a total area of 120 sm) and the purchase of the 

remaining portion (approximately 38 sm) which separates two of his lots. By doing so, he 

can maximize the utility of the parcels (presently substandard in size) through assemblage2 

and co~lsolidating them into one large parcel that is more developable. 

Inspection of the Subiect Property 

The subject alley is located on the southern side of East Saylor Street a 40' public 

access which connects with two major thoroughfares, Route 4 from the west; and Route 

8 from the northeastern end. This pre-war alley provides public access for the properties 

in this neighborhood. The subject alley is located between two lots with a total area of 

about 38 square meters. It is basically flat and is below street grade. There is water, 

power, telephone and sewer available within the vicinity of the alley. 

The properties in this neighborhood are zoned C-Commercial. The subject 

neighborhood is located in the center of many commercial and retail facilities. The Bank 

of Guam is located across the street 6om the subject site, Ada's Professional and 

2 " ~ h e  combining of two or more parcels, usually but not necessarily contiguous, into one ownership or 
use" American Institute of Real Estate Appraisers, The Dictionary of Real Estae Appraisal, Second 
Edition 1989. 
94-0022 - 9 -  
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Government Alley, &cipalay of Agana 
February 1 1, 1994 

Commercial Center and the Reflection Center is just northeast. Numerous other business 

facilities surround this neighborhood. The lot sizes of properties encompassing this alley 
are substandard in size and which prechdes any type of development. However, since 

these lots are all contiguous to each other and title is held by one owner, assembling that 

portion of the alley not to be relocated with these parcels into one parcel would increase 

the utility of the properties, see highest and best use discussion. 

The subject's legal metes and bound measurements were not available, however, 

we relied on the measurements provided through the proposed consolidation map 

prepared by RT. Castro & Associates. We assume no responsibility for the accuracy of 

this measurement. 

Comments regard in^ "Fair" or "Poor" Propertv Ratings 

There were no conditions observed or revealed which would require classification 

as "Fair" or "Poor". 

Observed HealthISafetv Problems 

The existence of hazardous substances, including without limitation asbestos, 

polychlorinated biphenyls, petroleum leakage, or agricultural chemicals, which may or may 

not be present on the property, or other environmental conditions, were not called to the 

attention of nor did the appraisers become aware of such during the their inspection. The 

appraisers have no knowledge of the existence of such materials on or in the property 

unless otherwise stated. The appraisers, however, are not qualified to test such 

substances, or conditions. If the presence of substances, such as asbestos, urea 

formaldehyde foam insulation, is suspected, we recommend that the client require 
- 

inspection or investigation by specialists and/or government agencies. 

Special Soil Conditions 

A physical inspection of the site concluded that there were no apparent adverse 

conditions affecting the subject site. The site is not located within a slide and erosion area. 

The site does lie within a flood hazard zone, this is confirmed on Fema Flood Map 66000- 

00042B Zone A3. There are no known mineral deposits. The site is not recorded on the 

Historical Registry. 

Hiphest and Best Use3 

Definition: 

The reasonably probable and legal use of vacant land or an improved 
property, which is physically possible, appropriately supported, financially 
feasible, and that results in the highest value. 

Highest and best use is shaped by competitive forces within the market 

American Institute of Real Estate Appraisers, The Dictionarv of Real Estate Awraisa1,Second Ecfition 
1989. 

940022 - 10- 
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Government Alley, &cipality of Agana 
February 1 1, 1994 

where the subject located. It is an economic study of market forces 
focused on the subject property. 

The bene& that an amenity may contribute to the development of a 
community is not considered in the appraiser's analysis of highest and best 
use. 

Methodology: 

Determination of highest and best use for a given property is a process of 
elimiation of all possible uses by the application of certain tests to the subject site: 

1) As though vacani, This analysis will result in a decision to either leave the 
property vacant or to develop it. If the decision is to develop the site, the 
appraiser suggests the ideal improvement for the site. 

2) As improved this analysis compares the existing improvement with the 
ideal improvements, resulting in a decision of what to do with the existing 
improvements, including leaving as is, repairing. remodeling, or 
demolishing. 

Application: 

This analysis is typically performed to land and improvements separately, as their 
highest and best use may be dBcult. As the subject property is unimproved, the second 
test does not apply in this report. The analysis applies the four tests shown on the 
following page. The tests are applied in the order shown, and each succeeding test is 
applied only to those uses which pass all preceding tests. 

HIGHEST AND BEST USE TESTS 

1 .  Ph-vsical possibility: Which uses would be reasonably possible given the site's: 
size, shape, topography, drainage. access, soil and infrastructure. 

2 .  Legalpermissibility: Which uses which are physically possible would also be 
legally permissible given: zoning restrictions, building codes, deed restriction, and 
other title encumbrances. 

3.  Financial feasibility: Which uses(s) meeting the first two tests also create 
positive income or positive value. This third test can involve a development 
approach, which tests the feasibility of a specific set of circumstances in the light of 
financial criteria derived from comparable properties. 

4 .  Marimally productive: Of the possible uses which meet the first three tests, 
which use results in the highest net present land value. 

Considered as Vacant 

Physical Possible The physical characteristics and size of the property 
precludes any type of development. However, potential 
usage of parcels of this size is in assemblage2 with 
surrounding properties to maximize the utility of the parcel. 
All utilities are available to the site. 

 he combining of two or more parcels, usually but not necessarily contiguous, into one ownership or 
use" American Institute of Real Estate Appraisers, The Dictionary of Real Estae Amraisal, Second 
Edition 1989. 
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Legally Permissible: The lot is zoned "C" allowing for retail and commercial 
business operations, which in this case, are consistent with 
surrounding properties. However, the size of the parcel 
limits this development and joining the subject site with 
surrounding lots would increase the utility of the parcel. 

Financially Feasible: This analysis answers the question of whether to build a site 
or leave it vacant. For the subject site, this is answered by 
the observed demand for commercial properties. Coupled 
by the fact that the intent of the owner of the surrounding 
parcels is to assembled the properties and consolidate it into 
one large parcel of greater utility that could be developed. 

Maximally Productive: The size of the subject precludes its development in its 
present condition. The discussion above demonstrates that 
if assembled with surrounding property, the resulting parcel 
could be developed to commercial retail usage consistent 
with surrounding property usage. 

We therefore conclude that assemblage with surrounding 
properties to result in a parcel of greater utility and is the 
highest and best use of the subject property. This 
conclusion applies to the highest and best use of the subject 
property. 

SITE VALUATION4 

Sales Comparisons is the most common technique for valuing land and it is the 

most preferred method when comparable sales are available. With this method, sales of 

similar parcels of land are analyzed. compared. and adjusted to provide a value indication 

for the land being appraised. The comparison process is based on an analysis of the 

similarity or dissimilarity of the parcels. 

The appraiser gathers data on actual sales and ground leases as well as listings, 

offers, and renewal options; identified the similarities and differences in the data; ranks the 

data according to their relevance; adjusted the sales prices of the comparables to account 

for the dissimilar characteristics of the land being appraised; and forms a conclusion as to 

the most reasonable and probable market value of the subject land. 

The elements of comparison include property rights, legal encumbrances, hancing 

terms, conditions of sale (motivation), market conditions (sale date), location, physical 

characteristics, available utilities, zoning, and highest and best use. The most variable 

elements of comparison are the site's physical characteristics, which include its size and 

shape, frontage, topography, location, and view. The units of comparison applied may be 

The first four paragraphs of this section are quoted from The American Institute of Real Estate 
Appraisers, The Appraisal of Real Estate, Ninth Edition, Chicago, Illinois, 1987, pp. 301-302. 

One of the three generally accepted methods for valuing real estate: Cost Approach, Income Approach 
and Sales Comparison Approach. The Cost Approach utilizes the Sales Comparison Approach for 
valuing the land component of the overall project. The Income Approach can convert ground rent 
estimates (based on comparable transactions) into value via market-extracted capitalization rates (derived 
from comparable sales analyzed via the Sales Comparison Approach). 
94-0022 - 12- 
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acres, square feet, front feet, lots or any other unit used in the market. 

After comparable data are collected and categorized, and the comparable 

properties are examined and described, sales data can be assembled in an organized, 

logical manner. Sales are commonly arranged on a market data grid, such as the Site 

Valuation Chart on the following pages. Adjustments for dissimilarities between the 

subject property and the comparable properties are made to the sales prices of the 

comparables. 

Following is an explanation of the major categories of comparison. 

Property Rights Conveyed 

The particular rights or interests being valued on a site must be defined. This is 

especially important in appraisals that invoke a partial interest in a property, limited rights 

such as surface or mineral rights, a fee simple estate subject to a long-term lease, or a 

leasehold interest. Other encumbrances such as easements, mortgages, or special 

occupancy and use requirements. should also be identsed if the comparable sales property 

rights differ from the subject. 

FinancingIConditions of Sale 

Adjustments for conditions of sale reflect the motivations of the buyer and seller. 

The conditions under which a parcel of land may be sold could differ from property to 

property. Adjustments must be applied on a property that was sold under a-typical 

financing conditions. 

Market Conditions (Time of Sale) 

The time of sale is the date that the comparable parcel was originally purchased. 

In order for the sale property to be deemed comparable to the subject, it must be adjusted 

for Mation and deflation that has occurred from the date of sale to the present. 

Location 

The analysis of a site's location focuses on the time-distance relationships between 

the site and common origins or destinations. It also is concerned with the location of the 

parcel in relation to heavily traversed thoroughfares and/or intersections. 

94-0022 - 1 3 -  
Micronesian Appraisal Associates, Inc Addendum to the Apprasal 



Government Alley, &cipalny of Agana 
February 1 1. 1994 

Size 

The size of the comparables are adjusted for superiority or inferiority to the 

subject. Generally, it is perceived that smaller parcels are worth more per square meter 

than larger parcels. However, the appraisers have observed in transactions involving 

parcels of less than one acre, that larger lots sell for a higher per square meter price than 

smaller lots. We believe that this higher price is due to the additional space and utility that 

accompanies the larger area for this development. 

Shape 

The shape of a property defines what improvements may be constructed on a 

parcel of land. A rectangular or square property is ideal for most commercial 

construction. A triangular or wedged property may inhibit construction of specific 

improvements. A percentage adjustment is usually applied to the comparables for their 

superiority or inferiority to the subject. 

Topography 

Adjustments for a parcel's topography are based on the land's contour, grades, 

natural drainage. soil conditions, view. and general usefulness. On the island of Guam the 

topography ranges fiom gently sloping to an extremely steep cliff. This may drastically 

hamper the construction of an improvement as well as drainage, view, and soil conditions. 

Access 

Access involves the manner by which vehicular traffic and utility easements enter 

onto the property. Some examples are curbcuts, medians, turn lanes, traffic signal turn 

arrows. shipping docks, airport runways and docks, water, and gas line taps. 

Zoning 

Guam's zoning law provides for eight zones ranging fiom zone "A" - Rural, the 

lowest, to zone "H" - Hotel the highest. Each zone has permitted uses, conditional uses, 

limitations, and restrictions. Parcels within a higher zone are usually considered superior 

to those parcels iu lower zones that are subject to more stringent regulation. 

94-0022 - 14- 
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Utilities 

This addresses the availability of basic utilities, such as, water, power, gas, sewer, 

and storm drains at or near the sites analyzed. These necessities cannot be deferred when 

the site is developed and any differences between the comparables and the subject 

represent an expense which will materially affect the investment value of the property. 

The three comparable sales used in this report is the most representative of the 

subject site in terms of physical characteristics, location and size. The closed sales are all 

recent sales occurring within the past twelve months and are all contiguous to the subject 

alley. No adjustments were made to the closed sales and the final value indicate a price 

range kom $400 to $461.00 with a mean of $401. We used the mean of $401 to estimate 

final value. The h a 1  value conclusion, as of January 3 1, 1994, of 

INDICATED VALUE OF SUBJECT: $1 5,200.00 

ASSUMPTIONS AND LIMITING CONDlTlONS 

The appraisal is based on the present condition of the economy and the present purchasing 

power of the dollar. 

The subject's legal metes and bound measurements were not available, however, we relied 

on the measurements provided through the proposed consolidation map prepared by R.T. 

Castro & Associates. We assume no responsibility for the accuracy of this measurement. 

Legal descriptions, including leases. information, maps, signed or unsigned surveys, 

estimates and opinions hmished or made available to the appraiser and contained in this 

study were obtained from sources considered reliable and believed to be true and correct. 

However, no responsibility for accuracy and legality of such items fbmished can be 

assumed by the appraiser. 

Tlus appraisal assumes no responsibility for the validity of legal matters affecting the 

property. The ownership history reported in this appraisal is based on the appraiser's 

research of public records, which are assumed to be accurate and complete. It is not the 

intent of the appraisal to offer a legal opinion of title. It is hrther assumed that the 

property has good title, responsible ownership and competent management. Any liens or 

encumbrances which may now exist have been disregarded. 

This appraisal assumes that the fee simple interest in the property is marketable. 

Any maps or plot plans reproduced and included in the report are intended only for the 

purpose of showing spatial relationship. They are not necessarily measured surveys or 

measured maps, and we will not be responsible for topographic or surveying errors. The 
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appraiser has made no survey of the property. No liabilrty will be assumed for soil 

conditions, bearing capacity of the subsoil or for engineering matters related to proposed 

or existing structures. 

It is assumed that there is 111 compliance with all applicable federal and territorial 

environmental regulations and laws unless noncompliance is stated, defined, and 

considered in this appraisal report. 

When the study contains a valuation relating to an estate in land that is less than the whole 

fee simple estate, the value reported for such estate relates to a fractional interest only in 

the real estate involved, and the value of this fractional interest plus the value of all other 

fractional interests may or may not equal the value of the entire fee simple estate which is 

considered the whole. 

When the appraisal report contains an allocation of the total valuation between land and 

building improvements, such allocation applies only under the existing program of 

utilization. The separate valuations for land and building cannot be used in conjunction 

with any other appraisal and will be invalid if so used. 

It is assumed that all applicable zoning and use regulations have been complied with, 

unless a nonconformity is stated, defined and considered in the study. It is also assumed 

that all required licenses, certificates of occupancy, consents, or other legislative or 

administrative authority fiom the territorial or federal government or private entity or 

organization have been or can be obtained or renewed for any use on which the value 

estimate contained in this study is based. 

No information was hmished to the appraiser regarding the presence of Radon seepage in 

the subject site or that it has ever been used as, or part of. a sanitary landfill or toxic waste 

dump. 

Unless otherwise stated in this report, the existence of hazardous materials, and gases and 

other noxious emissions which may or may not be present on the property, were not 

observed by the appraiser. The appraiser has no knowledge of the existence of such 

materials or gases affecting the property. The appraiser, however, is not qualified to 

detect such substances. The presence of asbestos building materials, urea-formaldahyde 

foam insulation, poly-chlorinat ed biphenyl filled transformers, aluminum based electrical 

wiring, or other elements of potentially hazardous materials not currently recommended by 

the Uniform Building Codes may affect the value of the property. The value estimate is 

predicated on the assumption that there is no such material on or in the property that 

would cause a loss in value. No responsibility is assumed for any such conditions, or for 

any expertise or engineering knowledge required to discover them. 

Information provided by informed local sources, such as government agencies, financial 

institutions, Realtors, buyers, seller and others, was weighed in the light in which it was 

supplied and checked by secondary means; however, no responsibility is assumed for 

possible rnisinfonnation. 
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Possession of this report, or a copy thereoc does not carry with it the right of publication. 

This report may not be used by anyone except the client, and then only with proper 

qualification. 

The appraiser is not required to give testimony or attendance in court by reason of this 

appraisal, with reference to the property in question, unless arrangements have been 

previously made. 

This report shall not be conveyed in whole or in part to the public through advertising, 

public relations, news, sales, or other media without the written consent and approval of 

the author. This applies particularly to written conclusions, the identity of the appraiser or 

firm with which he or she is connected, and any reference to the Appraisal Institute. 

The delivery and acceptance of this report completes this assignment. 

APPRAISER'S CERTIFICATION 

I certlfy that. to the best of my knowledge and belief 

The statements of fact contained in this report are true and correct and no important 
facts have been withheld or overlooked. 

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. 

I have no present or prospective interest in the property that is the subject of this 
report. and I have no personal interest or bias with respect to the parties invo1;ed. 

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

My analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice 
(USPAP). The Departure Provision of the USPAP was not utiked in the preparation 
of this report. 

I certlfy that, to the best of my knowledge and beliec the reported analyses, opinions 
and conclusions were developed, and this report has been prepared, in conformity with 
the requirements of the Code of Professional Ethics and the Standards of Professional 
Appraisal Practice of the Appraisal Institute. 

This report is subject to review by duly appointed members and/or committees of (a) 
the Appraisal Institute and (b) any state andlor territorial licensing/certification bodies 
in the exercise of their respective appraiser review functions. 

In accordance with the Competency Provision of the Uniform Standards of 
Professional Appraisal Practice, I certlfy that my knowledge and experience are 
sufficient to allow me to competently complete this appraisal. 

I have made a personal inspection of the property that is the subject of this report. 
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No sigdicant professional assistance was provided by anyone other than the 
undersigned in the preparation of this report. 

That, as of the date of the appraisal the fair market value of the subject property 
amounts to that speciiied in the letter of transmittal. 

A 

N o m  U. Mesa 
Staff Appraiser 

, 
/ .  

Robert Peryon 
Guam Licensed Appraiser, LA#94-00 1 
Expiration: 11 1 8/96 
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DEFINITION OF MARKET VALUE: f h -  4nost probable price which a property should brrbad in a competitive and open market under 
all conditions requisite t o  a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price IS not 
affected by  undue stimulus. Implicit in  this definition is the consummation of a sale as of a specified date and the passlng of title 
from seller t o  buyer under conditions whereby: (1) buyer and seller are typically mot~vated; ( 2 )  both parties are wel l  Informed or 
wel l  adv~sed, and each acting in  what  he considers his o w n  best Interest; (3) a reasonable tlme 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; (5) the prlce 
represents the normal consideration for the property sold unaffected by  special or creative financtng or sales concessions* granted 
by anyone associated w i th  the sale. 

'Adjustments t o  the comparables must be made for special or creative financing of sales concessions. No  adjustments are 
necessary for those costs which are normally paid by  sellers as a result of tradition or law in a market area; these costs are readily 
identifiable since the seller pays these costs in  virtually all sales transactions. Special or creative adjustments can be made t o  the 
comparable property b y  comparisons t o  financing terms offered by a third party institutional lender that is not already involved in  
the property or transaction. Any adjustment should not be calculated on a mechanical dollar for dollar cost of the financlng or 
concession but the dollar amount of any adjustment should approximate the market's reaction to  the financlng or concessions 
based on the appraiser's judgement. 

CERTIFICATION AND STATEMENT OF LIMITING CONDITIONS I 
CERTIFICATION: The Appraiser certifies and agrees that: 

1. The Appraiser has no  present or contemplated future interest in  the property appraised; and neither the employment to make 
the appraisal, nor the compensation for it, is contingent upon the appraised value of the property. 

2. The Apprarser has no personal interest in or bias w i t h  respect t o  the subject matter of the appraisal report or the partlcrpants to 
the sale. The "Estimate of Market Value" in the appra~sal report is not based in  whole or In part upon the race, color, or natlonal 
origin of the prospective owners or occupants of the property appraised, or upon the race, color or national ortgln of the present 
owners or occupants of the properties in  the vicinity of the property appra~sed. 

3. The Appraiser has personally inspected the property, both inside and out, and has made an exterior inspect~on of all comparable 
sales listed in  the report. To the best of the Appraiser's knowledge and belief, all statements and information In this report are true 
and correct, and the Appraiser has not knowingly withheld any significant information. 

4. All contlngent and limiting conditions are contained herein (imposed by  the terms of the assignment or by the undersigned 
affecting the analyses, opinions, and conclusions contained in  the report). 

5. This appratsal report has been made in  conformity w i th  and is subject t o  the requirements of the Code of Professronal Ethlcs 
and Standards of Professional Conduct of the appraisal organizations w i th  which the Appraiser is affiliated. 

6. All conclusions and opinions concerning the real estate that are set forth in the appraisal report were prepared by the Appra~ser 
whose signature appears on the appraisal report, unless indicated as Review Appraiser. No change of any item tn the appraisal 
report shall be made by anyone other than the Appraiser, and the Appraiser shall have no responsibility for any such unauthorized 
change. 

CONTINGENT AND LIMITING CONDITIONS. The certlfrcatlon of the Appralser appeartng In the appralsal report is subject to  the 
following conditions and to such other speciftc and llmltlng condrtlons as are set forth by  the Appraiser tn the report. 

1 The Appraiser assumes no responstb~l~ty for matters of a legal nature affecttng the property appralsed or the tttle thereto, nor 
does the Appra~ser render any oplnion as to  the title, w h ~ c h  ts assumed to be good and marketable. The property ts appralsed as 
though under responsible ownersh~p 

2 Any sketch In the report may show approximate d~mens~ons  and is Included t o  asslst the reader In v~suallzlng the property The 
Appratser has made no survey of the property. 

3 The Appralser 1s not requlred to glve testimony or appear In court because of hav~ng  made the appralsal w ~ t h  reference to the 
property In questlon unless arrangements have been made previously made therefor. 

4 Any dtstrtbut~on of the valuat~on In the report between land and Improvements applles only under the exlstlng program of 
u t ~ l ~ z a t ~ o n  The separate valuations for land and buildlng must not be used in conjunction w l th  any other appraisal and are tnvalld if f 
so used i 

5 The Appralser assumes that there are no hidden or unapparent cond~tlons of the property, subsoil, or structures, w h ~ c h  would 
render ~t more valuable or less valuable The Appralser assumes no responsib~llty for such conditions, or for engineering which 
might be requlred to dlscover such factors 

6 Information, esttmates, and optnlons furnished to the Appralser, and contalned In the report, were obtained from sources 
constdered rel~able and believed to be true and correct However, no responslbil~ty for accuracy of such Items furnished the 
Appratser can be assumed by the Appra~ser 

7 D~sclosure of the contents of the appratsal report 1s governed by the Bylaws and Regulattons of the professtonal appraisal 
organlzatlons wtth whlch the Appralser 1s afflllated 

8 Neither all, nor any part of the content of the report, or copy thereof (tnclud~ng conclus~ons as to  the property value the 
identlty of the Appraiser, professtonal deslgnatlons. reference to any professtonal appratsal organizations, or the firm wl th  whlch 
the Appralser 1s connected), shall be used for any purposes by anyone but the cllent speclfled In the report, the borrower ~f 
appralsal fee p a ~ d  by same, approved flnanclal Instltutlon, any department, agency, or instrumental~ty of the Un~ted  States any 
state or the Dlstrlct of Columb~a, without the previous wrl t ten consent of the Appralser, nor shall ~t be conveyed by anyone to the 
publlc through advertisrng, publlc relat~ons, news, sales, or other medla, w ~ t h o u t  the wrltten consent and approval of the Appralser 

9 On all appraisals, subject to sat~sfactory completlon, repalrs, or alterations, the appralsal report and value conclus~on are 
contlngent upon completlon of the Improvements In a workmanlike manner 

ENVIRONMENTAL DISCLAIMER: The value est~mated is based on the assumptton that the property is not negatlvely affected by the 
existence of hazardous substances or detrlmental env~ronmental conditions unless otherwise stated In this report. The appraiser IS not an 
expert In the tdentlficatron of hazardous substances or detrtmental envtronmental conditions. The appraiser's routlne Inspection of and 
Inquirces about the subject property did not develop any tnformatlon that lndlcated any apparent s~gniflcant hazardous substances or 
detr~mental environmental conditions whlch would affect the property negatlvely unless otherw~se stated In this report. It is posslble that 
tests and tnspections made by a qualified hazardous substance and environmental expert would reveal the extstence of hazardous 
substances or detrtmental environmental conditions on or around the property that would negatlvely affect its value. 

ADDITIONAL CERTIFICATION. The appratser further certrfles and agrees that: 
1. Thls appralsal conforms to the Unlform Standards of Professtonal Appralsal Practlce ("USPAP") adopted by the Appraisal Standards Board 
of the Appralsal Foundation, except that the Departure Provision of the USPAP does not apply. 
2 Thetr compensation is not contlngent upon the reportrng of a predetermined value or dlrectton in  value that favors the cause of the 
client, the amount of the value estimate, the attarnment of a sttpulated result, or the occurrence of a subsequent event 
3 Thls appralsal assignment was not based on a requested mtnimum valuation, a speclflc valuation, or the approval of a loan 
Note The envtronmental d~sclaimer or the add~t~onal cert~f~cat ion are not approved or disapproved by Freddle Mac or Fannle Mae 

Date January 31 ,  1 9 9 4  Appraiser aWYdi 
Norma ,U. Mesa 

Date January 3 1, 1 9 9 4  Revlew Appra~ser , 
Freddte Mac R.Peryon LA#94001 Ex1 11 8196 Fannte Mae 

Thts form was reproduced by Untted Systems Software Company I8001 969-8727 
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