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Ron Reeder Appraisal Service, Inc.
1837 Walnut Street
Murphysboro, IL 62966
618-687-4051

July 29, 2025

Mr. Steve Schauwecker
First Southern Bank
301 E. Main Street
Carbondale, IL 62901

RE: Property Appraisal: ~ RC Cabins, LLC
295 Panthers Den Road
Makanda, IL 62958
Dear Mr. Schauwecker:

Please be advised that I have completed an appraisal report on the above-referred property to estimate
the fair market value in Leased Fee and Fee Simple as of July 29, 2025. The appraiser is using an
updated income and expense statement provided by Mr. Schauwecker, which was updated with the
expertise of Mr. Schauwecker and Mr. Cooks accountant.

As a result of the inspection of the property, my analysis and conclusions from the market data, it 1s my
opinion the estimated fair market value “asis’ .

Based on the appraisal described in the accompanying report, subject to the Limiting Conditions and
Assumption, I have made the following valuation conclusion for the real estate and FF &E.

$1,427,000
One Million Four Hundred Twenty-Seven Thousand Dollars

“The America Society of Appraisers has a mandatory program of continuing education for designated
members. | have successfully completed this program for the cycle ending December 31, 2028.”



This appraisal has been prepared in conformity with the Code of Ethics of the National Association of
Independent Fee Appraisers and USPAP. This appraisal has been prepared in conformity with the
Code of Ethics of the National Association of Independent Fee Appraisers and USPAP. I certify I
have no present of contemplated future interests in the property beyond this estimate of value. The
appraiser has performed an appraisal on this property is the past three (3) years.

The market exposure time preceding March 18, 2025, would have been over 12 months.  “Exposure
time is a retrospective opinion based on historical data.” The estimated marketing period as of March
18, 2025, is over 12 months, Date from sales- Costar. “Marketing time” isa “forecast that is
made looking forward from the effective date.” '

The following appraiser sets forth the pertinent data gathered, the appraisal techniques used, and the
reasoning leading to the opinion of value. The analyses, opinions and conclusions were developed based
on, and this report has been prepared in conformance with, the guidelines and recommendations set
forth in the Uniform Standards of Professional Appraisal Practice (USPAP).

The intended use and user of our reports are specifically identified in our report as per the engagement
letter. Any intended user who has not entered into a written agreement with Ron Reeder Appraisal
Service, Inc, 1n connection with this report. No other use of use or users of the report is permitted by
any other party for any other purpose. Dissemination of this report by any party to any non-intended
users does not extent reliance to any such party, and Ron Reeder Appraisal Service, Inc, will not be
responsible for any unauthorized use of such report, its conclusions, or contents or any part of the
appraisal report.

Thanks for using Ron Reeder Appraisal Service, Inc. If you have any questions or comments Ron Reeder
Appraisal Service, Inc. will glad to assist in any manner. This appraisal has been prepared according to
Standard Rule 2-2 of the Uniform Standards of Professional Appraisal Practice.

Thank you for allowing me to be of service.

Sincerely,

Ronald W. Reeder, ASA, IFAS
Certified General Real Estate Appraiser
IL License # 553.000163

Exploration: 09/30/2025
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Summary of Important Conclusions

Property Location:

Property Rights Appraised:
Fee Owner of Record:
Buyer:

Land:

Real Property Improvements:

Total Square footage:

Age:

Effective age

Remaining Economic Life:
Condition:

Legal:

Flood Zone:

295 Panthers Den Road
Makanda, IL 62958

Leased Fee and Fee Simple
RC Cabins, LLC
None
6.66 acres irregular shaped
Cabin #1 - 768 square feet.
Cabin #2 - 624 square feet
Cabin #3 - 728 square feet.
2,120 square feet
Cabin #1, 2013, 12 years
Cabin #2, 2015, 10 years
Cabin #3, 2015, 10 yeas
10 years
40 years

Average

see in addendum

17181C0125, Zone X- 05-02-2008

Has not sold in the past three years
Last sales date: 06/22/2015, Comb to

Sales History:
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Zoning:
Highest and Best Use as Vacant:
Highest and Best Use as Occupied:

FF & E:

Date of Inspection:

Effective Date of Appraisal Report:

Date of Appraisal Report:

Actual Density to Use:

Currently Use Legally Conforming:

RC Cabins, LLC
Legal use
Cabins

Cabins

Included with furniture to operate as
cabin rentals

March 18, 2025
July 29, 2025
July 29, 2025
Legal Use

Current use legally conforming

Zoning Change Likely: A zoning change 1s unlikely

Intended User: Mr. & Mrs. Cook

Intended Use: Estimate the market value for personal use

Purpose: Estimate market value to determine the market value
to determine the market value for sale purposes.

Total Units: Three (3)

Stories: One (1)

Total Rentable Unit: Three (3)

Not listed for sale on the open market at time of
the 1nspection.

Listing Price:
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Tax ID #:
Taxes:
Assessed Value:
Parking:
Market:

Hypothetical Condition:

Extraordinary Assumption:

Sources:

10-18-2000-011

$4,094.36

$50,903

On-site parking, asphalt

Local or Regional Investor
No

Yes, the site 1S not contaminated
if found to be contaminated the
appraiser reserves the right to
reappraise the subject property.

Union County Assessor

Union County Recorder

Union County Treasurer

Legal Description

Measured exterior of building by Appraiser
by Ronald W. Reeder, ASA, IFAS
Pictures were taken on the interior

and exterior of building.

Postal Address

Egyptian MLS

Costar

FEMA Flood Map

Aerial map, Union County assessor
Zoning - Union County

Met with Mr. & Mrs. Cook on-site

Mr. Schauwecker provided the income
updated information to Ronald W Reeder



Exposure Time:

Exposure time 1s presumed to occur prior to the effective date of the appraisal. It is the estimated time
the property interest being appraised would have been offered on the market prior to the hypothetical
consummation of a sale at market value on the effective date of the appraisal. Exposure time 1s
different for various types of real estate and various market conditions or price ranges. Value
estimates made 1n this appraisal assume an exposure period of over twelve months with a reasonable
asking price.’

Marketing Period:

The marketing period is defined as an opinion of the amount of time 1t might take to sell real or personal
property interest at the concluded market value level during the period immediately after the effective
date of the appraisal. *

* The Dictionary of Real Estate Appraisal, 6th Ed, 2015, page 83

Intended User of Report:

This appraisal 1s to be used by Mr. Steve Schauwecker and First Southern Bank, Carbondale IL, and no
other user may rely on our report unless specifically indicated in the report. Intended User - the intended
user 1s the person (or entity) who 1s the appraiser. Intends will use the results of the appraisal. The client
may provide the appraiser with information about other potential users of the appraisal, but the appraiser
determines who the appropriate users are given the appraisal problem to be solved. Identifying the
intended users 1s necessary so that the appraiser can report the opinions and conclusions developed in
the appraisal in a manner that 1s clear and understandable to the intended users. Parties who receive or
might receive a copy of the appraisal are not necessarily intended users. Parties who receive or might
receive a copy of the appraisal are not necessarily intended users. The appraiser’ s responsibilities to
the intended users are 1dentified in the report, not all readers of the appraisal report.

4., Appraisal Institute, The Appraisal of Real Estate, 14th. ed. (Chicago, Appraisal Institute, 2013,
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Summary of Appraisal Techniques

Address:
Zoning:
Land:

Real Property Improvements:

Parking:

Construction:

Gross Building:
Rentable square footage:

Rents:

Non-Realty Items:

Date of Appraisal Inspection:

Effective Date of Appraisal Report:

Date of Appraisal Report:
Estimated Values:

Cost Approach

Income Approach:

Sales Comparison Approach:

295 Panthers Den Road, Makanda, 1L

None, legal use

6.66 acres

One (1) story frame cabin — 768 square feet
One (1) story partial inground cabin-624 sq. ft.
One (1) story partial inground cabin-728 sq. ft.
On-site for each cabin

Class D and C

2,120 sq. ft.

2,120 sq. ft.

Sunday through Thursday - $209/night
Friday & Saturday - $260/night

FF & E
March 18, 2025
July 29, 2025

July 29, 2025

Considered- Not developed

$1,427,000
Considered-not developed
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Final Estimate Market Value: $1,427,000

One Million Four Hundred Twenty-Seven Thousand Dollars
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Scope of Work

The client has assigned the appraiser to develop an opinion of the subject’s leased fee
value, based on the “as 18” leased fee value. The appraiser has made a determination as
to the scope of work necessary to solve the client’s appraisal problem. The appraisal 1s
based on the scope of work 1n accordance with USPAP Standard 1 (Real Property
Appraisal Development). The report has been prepared in accordance with USPAP
Standard 2 (Real Property Reporting), 1s communicated in an Appraisal Report type,
and USPAP defines the Scope of Work as:

“The amount and type of information researched, and the analysis applied in an
assignment. Scope of includes, but 1s not limited to, the following: the degree to which
the property 1s inspected or identified; the extent of research into physical or economic
factors that could affect the property; the extent of data research; and the type and extent

of analysis applied to arrive at opinions or conclusions.”
Type and Extent of Inspection:.

Physical inspection of the property being appraised was conducted by Appraiser,
Ronald W. Reeder, ASA, IFAS on March 18, 2025. The inspection included
observation of the subject as well as the neighborhood 1n which 1t 1s located. The land
was 1nspected on the date of viewing. The building was constructed at the time of
inspection. The land was inspected for topography, landscaping, potential floodplain
1ssues, utilities, drainage 1ssues, surrounding land uses, and other characteristics that are

relevant to the value of the site and improvements. In addition, the appraiser performed
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an observation of the market area to determine demographics, land uses, employment,

traffic flows and patterns, area factors, zoning, and land use compatibility issues. ~

2. McKissock, Report Writing and Cases, 30-hour course.



Chapter 2 - Premises of the Appraisal

Confidentiality/Trade Secrets
Statement of Limiting Conditions/Authenticity
Purpose and Use of the Appraisal
Definition of Fair Market Value
Property Rights Appraised
Extent of the Appraisal Process
Owner of Record
Location of Realty
Legal Description
Areas of the Parcel
Transfers within the Past Three Years
Property Tax Assessment Information
Area Data and Trends
Neighborhood Data
Conclusions: City and Neighborhood Data



Statement of Limiting Condition

Contingent and Limiting Conditions:

The appraiser’s certification that appears in the appraisal report 18 subject to the following

conditions:

1.

The appraiser will not be responsible for matters of a legal nature that affect either the
property being appraised or the title to it. The appraiser assumes that the title 1s good
and marketable and, therefore, will not render any opinions about the title. The
property 18 appraised on the basis of it being under responsible ownership.

The appraiser has provided a sketch in the appraisal report to show approximate
dimensions of the improvements, and the sketch 1s included only to assist the reader of
the report in visualizing the property and understanding the appraiser’s determination
of its size.

The appraiser has examined the available flood maps that are provided by the Federal
Emergency Management Agency (or other data sources) and has noted in the appraisal
report whether the subject site 1s located in an identified Special Flood Hazard Area.
Because the appraiser 1s not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.

The appraiser will not give testimony or appear in court because he or she has given
an appraisal of the property in question, unless specific arrangements to do so have
been made beforehand.

The appraiser has considered the cost approach and did not use it due to 1t 1s difficult

to estimate the depreciation which could mislead the reader of this report. The
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appraiser was to estimate the leased fee value and not the sales comparison approach
value. This does not mislead the reader of this report.

The appraiser has noted in the appraisal report any adverse conditions (such as needed
repairs, depreciation, the presence of hazardous wastes, toxic substances, etc.)
observed during the inspection of the subject property or that he became aware of
during the normal research involved in performing the appraisal. Unless otherwise
state in the appraisal report, the appraiser has no knowledge of any hidden or
unapparent conditions of the property or adverse environmental conditions (including
the presence of hazardous wastes, toxic substances, etc.) that would make the property
more or less valuable, and has assumed that there are no such conditions and makes no
guarantees or warranties, express or implied, regarding the condition of the property.
The appraiser will not be responsible for any such conditions that do exist or for any
engineering or testing that might be required to discover whether such conditions
exist. Because the appraiser 1s not an expert in the field of environmental hazards, the
appraisal report must not be considered as an environmental assessment of the
property.

The appraiser obtained the information, estimates, and opinions that were expressed in
the appraisal report from sources that he considers to be reliable and believes them to
be true and correct. The appraiser does not assume responsibility for the accuracy of
such items that were furnished by other parties.

The appraiser will not disclose the contents of the appraisal report except as provided

for in the Uniform Standards of Professional Appraisal Practice.



0. The appraiser has based his appraisal report and valuation conclusion for an appraisal
that 1s subject to satisfactory completion, repairs, or alterations on the assumption that
completion of the improvements will be performed in an efficient manner.

10. The appraiser must provide his prior written consent before the lender/client specified
in the appraisal report can distribute the appraisal report (including conclusions about
the property value, the appraiser’s identity and professional designations, and
references to any professional appraisal organizations or the firm with which the
appraiser 1s associated) to anyone other than the borrower; the mortgagee or its
successors and assigns; the mortgage insurer; consultants; professional appraisal
organizations; any state or federally approved financial institution; or any department,
agency, or instrumentality of the United States or any state or the District of
Columbia; except that the lender/client may distribute the property description section
of the report only to data collection or reporting service(s) without having to obtain
the appraiser’s prior written consent. The appraiser’s written consent and approval
must also be obtained before the appraisal can be conveyed by anyone to the public
through advertising, public relations, news, sales, or other media.

Authenticity
The original appraisal will be signed in blue ink. If this is not present, the appraisal report 1s

not complete and original.



Scope of Work

According to USPAP-2024-2025, the scope of work is the amount and type of information

researched, and the analysis applied in an assignment. Scope of work includes but is not limited to the
degree to which the property is inspected or identified; the extent of research into physical or
economic factors that would affect the property; the extent of data researched; and the type of analysis
applied to arrive at opinions or conclusions. In this assignment, the scope of work 1s briefly
summarized as follows.

The appraiser began the assignment by defining the appraisal problem. This was accomplished
by reviewing information relating to the legal description of the subject property, Union County
Records, information from the owner and from the Egyptian MLS service. The appraiser physically
mspected the subject property and the surrounding market area. Ronald W. Reeder, ASA, IFAS,
inspected the property on March 18, 2025.

Ronald W. Reeder, ASA, IFAS, assembled information relating to the subject property
including, without limitation location, size and shape, access, shape and relation to other buildings.
The appraiser obtained information from the Union County Courthouse, the Assessor’s office. The
appraiser obtained information from the County of Union regarding the permitted uses under the
subject property’s current zoning designation. The subject property 1s of legal use.

The local and regional market was researched for information relating to sales



of similar properties. The appraiser verified the sales with the MLS or the assessor’s office.
The appropriate valuation procedures were applied in the development and reconciliation of
the market value estimate for the subject property. The appraisal was ordered to estimate the market

value for personal use only.

Use of the Appraisal

The use of this appraisal 18 to aid the client in estimating the market value of the subject

property for personal use only. Mr. Steve Schauwecker, First Southern Bank, Carbondale, IL, ordered
this appraisal, Carbondale, IL, to estimate the market value of the subject property for loan
underwriting purposes only.

INTENDED USER

The Uniform Standards of Professional Appraisal Practice — 2024-2025 Edition
(“USPAP”) defines “intended user” as:
“The use or uses of an appraiser’s reported appraisal, appraisal review, or appraisal consulting
assignment opinions, and conclusions, as identified by the appraisers based on communication with
the client at the time of the assignment.”
The “intended use” of the Appraisal Report 1s to develop an opinion of market value of the fee simple
estate of the subject property, for guidance in estimating the market value of the subject property for

loan underwriting purposes only. It is not intended for any other use.



IDENTIFICATION OF THE CLIENT
AND INTENDED USERS

The Uniform Standards of Professional Appraisal Practice-2024-2025 Edition (“USPAP”)

Defines “client” and “intended user” as follows:

1. Client. The client if the party or parties who engage and appraiser (by employment or contract) in a
specific assignment. On this basis, the client if identified as Mr. Steve Schauwecker, First Southern
Bank, Carbondale, IL.

2. Intended User. The intended user is the client, and any other party as identified, by name or type, as
users of the appraisal, appraisal review, or appraisal consulting report by the appraiser on the basis of
communication with the client at the time of the assignment. On this basis, the intended user is Mr.
Steve Schauwecker, First Southern Bank, Carbondale, IL. All other parties who rely upon this report
without written consent do so at their own risk. No other use 1s acknowledged or anticipated (unless

noted herein).



Definition of Fair Market Value

The most probable price which a property should bring in a competitive and open

market under all conditions’ requisite to a fair sale, the buyer and seller, each acting
prudently, knowledgeably and assuming the price 1s not affected by undue stimulus.
Implicit 1n this definition 1s the consummation of sales as of a specified date and the
passing of title from seller to buyer under conditions whereby: (1) buyer and seller are
typically motivated; (2) both parties are well informed or well advised, and each acting
in what he considers his own best interest; (3) a reasonable time 1s allowed for exposure
n the open market; (4) payment 1s 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 property sold unaffected by special or creative financing or sales
concessions™ granted by anyone associated with the sale.

* Adjustments to the comparables must be made for special or creative financing
or sales concessions. No adjustments are necessary for those costs which are normally
paid by sellers as a result of tradition or law 1n a market area; these costs are readily
identifiable since the seller pays these costs in virtually all sales transactions. Special or
creative financing adjustments can be made to the comparable property by comparisons
to financing terms offered by a third-party institutional leader that is not already involved
1n the property or transaction. Any adjustment should not be calculated on a mechanical
dollar for the dollar cost of the financing or concession, but the dollar amount of any
adjustment should approximate the market’s reaction to the financing or concessions

based on the Appraiser’s judgment.

Effective Date of Appraisal: March 18, 2025
Date of Property Inspection: July 29, 2025
Date of Appraisal Report: July 29, 2025

1The Dictionary of Real Estate Appraisal, Appraisal Institute, 6th Edition, 2015, Pagel41
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Property Rights Appraised

This appraisal assignment 18 based on valuing the Lease Fee Interest.

A leased fee interest 1s defined as:

6 "The ownership interest held by the lessor, which includes the right to receive the

contract rent specitied in the lease plus the reversionary right when the lease expires’”

A fee simple estate 1s defined as:

6 "Absolute ownership unencumbered by any other interest or estate, subject only to the
limitations imposed by the government powers of taxation, eminent domain, police

power, and escheat.”’

6 The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: The Appraisal Institute), 2015, P-90.
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Extent of the Appraisal Process

Real Estate Valuation Approaches Considered:

The value conclusions herein are based upon review and analysis of market conditions affecting
real property value including listing and sale prices, costs of construction and depreciation, and
the attributes of competitive properties. This information has been obtained from public records,
real estate salespeople and brokers, buyers and sellers, builders and engineers, national cost
services, other appraisers, and personal research, inspection and market experience. In addition,
the subject property has been inspected and photographed by the appraiser.

The sales comparison approach, cost approach, and income approach were considered for
applicability for estimating value. The appraiser will consider all recognized methods and
techniques, as a check and balance to ensure that a credible appraisal 1s produced and the report
1s not misleading to the reader, based on their acceptance of the assumptions and limiting
conditions and the exceptions stated in this report.

Owner of Record: RC Cabins
Contract Purchaser: None
Location of Realty: 295 Panthers Den Road, Makanda, IL
Legal Description: See attached in addendum
Tax ID #: 01-09-00-042-2
01-09-00-052-E
Taxes: $4,174.28
Tax Rate: 4.0900
Assessment: $72,010

Real estate is assessed at one-third of the market value estimated by the County
Assessor of Anna County. The assessed value of 2023 is $72,010, indicating
the market value of $216,030.
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TAXING BODIES AND RATES

2.074510
1.678990
1.341360
0.370190
0.175760
0.156000
5.796810
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Area Data and Trends:
The subject property 1s located on the north side of Panthers Den Road located in Makanda

IL. The subject property is located in Union County on the south side of Blue-Sky Vineyard. The
subject property has Makanda address and 1s located close proximity to Carbondale, IL and Cobden,
IL. The population of Union County has increased from 2010 to 2023. The population has increased
from 16,653 to 16,886. The average winter temperature 1s 35.00 degrees, summer temperature 1s 77.0
degrees, and annual rainfall 1s 43.63 inches.

The nearest airport 1s Williamson County Regional Airport which has one commercial airline
with flights to Chicago. Ameren/Illinois 1s the supplier as well as the electrical supplier. There 1S one
local public hospital in Carbondale, IL. There 1s a Veterans Hospital located in Marion, Il with a 130-
bed hospital for US Veterans. There 1s one elementary school, one middle school and one High

School located in Cobden, IL.

Major employers are Marion Pepsi Cola, Blue Cross/Blue Shield, Primex Corporation, United
Parcel Service, Heartland Regional Medical Center, US Department of Justice, Frontier,

Ameren/CIPS, Union County, and Veterans Administration.

Neighborhood Data:

Jonesboro 1s the County Seat of Union County, IL. Carbondale and Marion, IL serves as the largest
retail trade center in Southern Illinois with its central location along Interstate 57 and IL Route 13. Marion is
the home of a professional baseball team. Located in Carbondale 1s Southern Illinois University. The subject

property 18 located in close proximity to Sky View Vineyard, Shawnee National Forest, Panthers Den, Giant
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City State Park, Marion, IL, Carbondale, IL, Cobden, IL, Little Grassy Lake, Devils Kitchen Lake, Crab
Orchard Lake, Lake of Egypt, IL, and Shawnee Bluffs Canopy Tour and Rock Climbing. The cabins are

located on the Shawnee Wine Trail.

The neighborhood is defined as an area that is bound by roads, railroads or other permanent
structures. The subject property is bound by IL. Rt. 13 to the north, Interstate 57 to the east, US Highway 51 to
the west and Panthers Den Road to the south. The neighborhood consists of Sky View Vineyards, single family

residential, cabins, wooded land, tillable land, pastureland and vineyards.

Marion and Carbondale are located near many venues for outdoor activities, including some 14 parks in
the immediate vicinity. These include the Crab Orchard National Wildlife Refuge, the Shawnee National Forest,
Giant City State Park, Little Grand Canyon, Piney Creek Ravine, Pomona Natural Bridge, the Garden of the Gods
Wilderness area, and Trail of Tears State Park. These areas offer opportunities for hiking, boating, biking, and
horseback riding.

Five minutes south of Carbondale is the city reservoir, Cedar Lake, which 18 open to kayaking, canoeing
and fishing. Other lakes include Little Grassy Lake, Devils Kitchen Lake, Crab Orchard Lake and Kinkaid. South
of Marion, IL is Lake of Egypt which is used for fishing and boating. This is a private lake owned by South

The average winter temperature 1s 29.90 degrees; summer temperature 1s 86.5 degrees. Annual rainfall
18 47.20 inches, including an average 11 inches of snow. Carbondale is located in Jackson County which is
located in the southern portion of Illinois adjacent to US Highway Rt. 51 which runs north and south. Illinois Rt.
13 which runs east and west. Both highways run through the center of Carbondale, Illinois. Carbondale 1s home
of Southern Illinois University, a state university.

The nearest airport is Southern Illinois Airport which has no commercial airlines, and the Veterans
Memorial Airport located on the northeast corner of IL Route 148 and IL Route 13. Carbondale Airport is a local
airport used for private aircraft and Southern Illinois University School of Aviation. The subject 1s 16 miles from
Williamson County Regional Airport, where one commercial airlines service provides passenger service to
Chicago, IL.

Rail service 1s provided by Amtrack, the US passenger system provides service from Carbondale to
Chicago, three trains per day and one train daily to and from Memphis, Tenn. The Saluki Express provides a bus

service around the city. SIUC students, faculty, and staff as well as the greater Carbondale community, are
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encouraged to use the service. This system offers eleven routes operating seven days a week while the university
is in session, and a “break route” operating during semester breaks. Carbondale has one licensed taxi company,
Jet Taxi. Greyhound offers an intercity bus service for Carbondale.

Major employers are SIH Hospital Services, Heartland Hospital, Southern Illinois University, City of
Carbondale, City of Marion, Union County, Williamson County, several retail establishments, Marion Federal
Penitentiary, and Southern Illinois University.

Carbondale 1s in the watershed of the Big Muddy River, at 415 feet above sea level. Carbondale has a
total area of 17.519 square miles, of which 17.09 square miles is land and 0.429 square miles 1s water.

Carbondale lies in the northern limits of a humid subtropical climate, with four distinct seasons.

1. Mayor Henry in State of the City address: It's time to 'boldly envision a brighter future'

2. N"2016 U.S. Gazetteer Files". United States Census Bureau. Retrieved June 30, 2017.
3. ~Jump up to:2 2 "Population and Housing Unit Estimates"”. Retrieved July 25, 2019.

4. ~ llinois Population Estimates 2009

5. ~Jump up to:2 2 City of Carbondale — A Short History Archived December 23, 2007, at
the Way back

6. ~ Armyhistory.org

7. N History.com

8. N February 24, 1921. "Slogans of the Various lllinois Cities," Woodland Daily
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©o

. N January 7, 1903. "Local Iltems." The Free Press (Carbondale, Ill.) 3. A social item was
reprinted from the Mt. Vernon News:"Mrs. Dr. McAnally, née Pace, of Carbondale has
returned to the Athens of Egypt after a week's visit with her sisters..."
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11.~ "Southern lllinois: eclipse crossroads of America". Southern lllinois University. May 5,
2016. Archived from the original on March 24, 2017. Retrieved August 25, 2017.
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14.” Jump up to:2 2 "NowData — NOAA Online Weather Data". National Oceanic and
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Chapter 3 - Presentation of Data

Description of Realty



Zoning:

Land Description
Size:
Useable:
Utilities:

Street Improvements:

Access:

Topography:
Visibility:
Flood Plain:

Easements:

Description of Realty

Conforms to zoning

6.66 acres
6.66 acres

Municipal water and private sewage.

propane and public Electric
Maintained by the public

Direct from Panthers Den Road

Somewhat level to sloping to the north, south, east and west
To land and road

No - Flood Map #17181C0125C.

Zone X; Dated: 05/02/2008

Utility

Environmental Factors: None Observed (no tests were taken), the appraiser 1s not an expert on

environmental 1ssues. If the lender needs additional information an environmental expert needs to be

consulted. The appraiser has assumed there are no environmental issues in estimating the market

value. The appraiser 1s using an extraordinary assumption there are no environmental issues on the

subject site. If found to exist this could alter the value of the subject property. The appraiser reserves

the right to reappraise the subject property if any contamination is found to exist.

Site Improvements:
Location:

Corner Lot:

Easements:

Three (3)- one (1) story cabins
Rural
No

Utility



Environmental Factors:

Marketing Time:

Exposure Time:

Hypothetical Conditions:

Extraordinary Assumptions:

Soil Conditions:

Earthquake Zone:

Comments:

None Observed visibility, in any found the
appraiser reserves the right to reappraise the
subject property.

Over twelve (12) months
Over twelve (12) months

None, a condition, directly related to a specific assignment,
which 1s contrary to what 1s known by the appraiser to exist on
the effective date of the assignment results but is used for the
purpose of the analysis.

Yes, an assignment-specific assumption as of the
effective date regarding uncertain information used
In the analysis which, 1f found to be false, could alter
the appraiser’s opinions or conclusions. If there are any
contamination found the appraiser reserves the right to
reappraiser the subject property. The appraiser 1s using
an extraordinary assumption the information furnished to
the appraiser 1s correct.

The so1l conditions observed 1n the subject
appears to be typical of the region and

to support development.

The subject property 1s located in the New
Madrid Earthquake Zone.

The site 18 average and typical utilities.



Improvements:

Building number one (1) 1s a French Colonial, one-story (1) frame detached
building with a total of 768 square feet with a wraparound covered porch five (5) feet
wide for use to enjoy the outdoor surroundings. Located to the southwest corner of the
dwelling 1s a covered deck with a hot tub to enjoy the year around with a fire pit. The
foundation 1s concrete block, and the exterior walls are wood siding. The roof surface 1s
metal with aluminum gutters surrounding the house for rain and snow runoff. There are
partial solar panels on the roof.

The 1interior floors are ceramic tiles and pine floors. The walls and ceiling are
taped and painted drywall. The trim finish 1s wood, and the bath floors are tile and the
showers are tile. The building consists of a living room, kitchen, and a sitting area and
gas fireplace, two bathrooms and one bedroom. The kitchen has a gas range,
microwave, refrigerator and a built-in freezer. The heat and air are a central system.
The home has public water, electricity, propane gas and an aeration system for sewage.
The home 1s 1n average/good condition.

Building number two (2) 1s a “Hobbit” inspired cabin, located on the northwest
part of the property. This is a one-story (1) cabin by backing the living room, with the
structure built onto the hillside for privacy. The dwelling has a total of 624 square feet
with a covered patio and a hot tub for year-round use. The foundation 1s on a concrete
slab, and the exterior walls are concrete. The windows are fixed with a door featuring
craftmanship with a round feature. There are partial solar panels on the roof.

The 1nterior floors are ceramic tiles over concrete. The walls and ceiling are
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taped and painted drywall. The trim finish 1s wood, and the bath floor is tile, bath
shower 1s tile with a sliding glass door. The home consists of a living room, kitchen,
gas fireplace, one bathroom and one bedroom. You can see the gas fireplace from the
bedroom. The kitchen has a range, microwave, and a refrigerator. The heating and air
system 1s a mini split. The home has public water, electricity, propane gas and an
aeration system for sewage. The home 1s 1n average/good condition.

Building number three (3) is a “Hobbit” inspired cabin located on the east side of
the property. This 18 a one-story (1) cabin by backing the living roof, with the structure
built into the hillside for privacy. The dwelling has a total of 728 square feet with a
covered patio and a hot tub for year-round use. The foundation 1s on a concrete slab,
and the exterior walls are concrete. The windows are fixed with a door featuring
craftmanship with a round feature. There are partial solar panels on the roof.

The 1nterior floors are ceramic tiles over concrete. The walls and ceiling are
taped and painted drywall. The trim finish 1s wood, and the bath floor 1s tile, bath
shower 1s tile with a sliding glass door. The home consists of a living room, kitchen,
gas fireplace, one bathroom and one bedroom. You can see the gas fireplace from the
bedroom. The kitchen has a range, microwave, and a refrigerator. The heating and air
system 1s a mini split. The home has public water, electricity, propane gas and an

aeration system for sewage. The home 1S in average/good condition.



Chapter 4 - Analysis of

Data and Conclusions

Highest and Best Use
Cost Approach
Income Approach
Market Approach

Correlation & Market Value Conclusions



Highest and Best Use

Highest and best use are defined as follows:

""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.”

“The highest and best use of a specific parcel of land 1s not determined through subjective analysis by
the property owner, a developer, or the appraiser; rather, the highest and best use i1s shaped by the
competitive forces within the market where the property is located. Therefore, the analysis and
interpretation of highest and best use 18 an economic study of market forces focused on the subject
property.”’

Determination of the highest and best use of a property considers four important factors: 1) adaptability,
based on its physical features; 2) availability, or the adaptable uses that are permitted by governmental
zoning and development codes; 3) effective demand, financially feasible uses that are reasonably
probable, based on supply and demand factors and market growth patterns; and 4) intensity of use, or
the most likely use that will produce the maximum profit to the land based on all other factors.

The highest and best use 1s based on the important fact that land 18 the essence of real estate value. This
value 1s relative to each parcel’s location. Each specific location 1S immovable making it unique and
scarce. These characteristics together with utility and effective demand for the specific uses are the
primary factors of land value. Land value 1s dependent upon the development of proper improvements
and uses. For this reason, land 1s said to have value while improvements contribute value to the land.

Therefore, all real estate valuation processes must focus on the land. The highest and best use analysis
first considers the property as if vacant and available for development to its highest and best use.
Secondly, for improved properties, the highest and best use analysis must be made of the property as
improved. Generally, if the value of the property as improved 1s greater than the value of the land as
vacant, the highest and best use is its use as improved. But when the value of the vacant land exceeds
the value of the improved property, the highest and best use becomes that of the land as though vacant

1The Appraisal of Real Estate, Appraisal Institute, 14th ed., 2013

2The Appraisal of Real Estate, Appraisal Institute, 14th ed., 2013, 37



Adaptability (Physical Possible Use)

The physical terrain of the main area of the subject property, the availability of utilities and access to
public roads, and 1ts location to many wine vineyards, lakes, and outdoor activities in the Shawnee
National Forest are all positive features. The subject property is in a good location for single family
residential and cabins.

Availability (Legally Permissible Use)
The subject property 1s legal to be used for single family residential and rental cabins.

Effective Demand (Financially Feasible Use)

Any reasonable use that 1s expected to produce a positive return is regarded as financially feasible. The
“reasonably probable” uses that are physically possible and legally permissible area analyzed to
determine their feasibility. Analyses of supply and demand and location area necessary to identify those
uses that area financially feasible and, finally, the highest and best use of the property.

The determination of feasible uses involves the anticipation of “effective” demand for each specific use
that a person or ordinary prudence would deem reasonably probable over the near future. A review of
the Area and Neighborhood Trends section, as well as the discussion on zoning and allowable use
density, provides data to assist in making this decision.

The physically possible and legally permissible land uses that have a reasonable possibility are for
single family residential and rental cabins.

The size of the subject property makes it feasible for the above-mentioned use.
In my opinion, the most reasonably probable immediate land use for the subject property is for single
family residential and rental cabins.

Intensity of Use (Maximally Productive Use)

The final step in determining the highest and best use of the property is to estimate the use that will
produce the maximum return to the land of all the financially feasible uses. This use will be for
single family residential and rental cabins.

Conclusion of Highest and Best Use

Based on an analysis of the above factors, it 1S my opinion that the highest and best use of the subject
property 18 for single family residential and cabins.

As Vacant: Single family residential or cabins.

As Occupied: Rental cabins



COST APPROACH



Cost Approach

Under the Cost Approach the fair market value of the land 1s determined as if vacant by
comparison with recent sales of vacant land similar in location and use. Then the replacement
cost of the improvements 1s calculated as of a specified date. The replacement cost of the
improvements 1s calculated as of a specified date. The replacement cost 1s then depreciated for
age, physical deterioration, functional and economic obsolescence, if any. The fair market value
of the property by this approach 1s the sum of the land value and the depreciated improvement
replacement value.

This approach 1s based upon the assumption that the reproduction cost new normally sets
the upper limits of the improvement value provided that the improvements represent the highest
and best use of land.

The following definitions are explained in order to aid the reader more clearly to

understand depreciation terminology:

Age of Building: Chronological Age.

Effective Age: The number of years of age, which are indicated by the condition of the structure.

Physical Deterioration: Wear and tear of materials due to physical factors such as exposure to
natural elements.

Economic Obsolescence: Loss in value caused by unfavorable economic influences occurring
outside the lot or land line where structure 1s located.

Functional Obsolescence: Value loss within a structure caused by design changes, overcapacity,
mnadequacy, etc.

Accrued Depreciation: Total loss in value from the three causes of depreciation; physical,
economic and functional as of a specific date; difference between cost new and present value.




Normal Life or Life Expectancy: Reasonable economic life expectancy of a structure based on
average experiences, normal wear, obsolescence, hazard factors, and estimates derived from
mortality data and study of properties operating under average conditions.




Depreciation

Depreciation 1s the loss from the upper limit of value due to all causes. It is the difference
between the cost of a property and what that property sells.

Depreciation may be estimated either theoretically or observation. Theoretical depreciation 1s
based on formulas derived from historical information, with no attempt to account for the variation of
depreciation between properties. This type of measurement assumes normal depreciation in all cases,
when, 1n reality, depreciation 1s rarely normal.

Observed depreciation takes into consideration individual variations between properties, and 1s,
therefore, more representative of existing conditions. Observed depreciation provides far better
measurement than theoretical depreciation and 1s the preferred method of estimating depreciation.
However, the observed measurement is only as good as the individual’ s powers of observation,
knowledge of construction, and ability to relate the two.

In order to accurately recognize and measure depreciation, the appraiser must be able to
estimate the effective age and the remaining economic life of the property. Effective age can best be
described as the age the property appears to be. A property BUILT TEN YEARS ago would have a
chronological age of ten years. If the property is in average condition, then its effective age would
also be ten years. However, if the property has been abused, the effective age could be fifteen years,
more or less. If the property has received special care and been well maintained, the effective age
could be around six or seven years.

The remaining economic life 1s defined as that remaining period the property can
economically justify its existence. Few properties actually fall down and come to the end of their
physical life. But many properties cease to earn sufficient income to justify their existence; its
economic life has ended. The appraiser must judge the effective age to estimate current depreciation,
and must consider remaining economic life, as value 1s based on the anticipation of the use of the

property over the remaining life.



Depreciation 1s broken down into three primary classifications according to the origin and cause.

These classifications are:
1. Physical deterioration
2. Functional obsolescence
3. Economic obsolescence

Physical deterioration 1s the loss of value occurring within the property lines. It is caused by
such factors as wear and tear, exposure to the elements, and structural defects. Examples of physical
deterioration could be torn screens, peeling paint, damaged roof, broken glass, ragged or worn carpet,
faulty plumbing, or any other item of the property which 1s subject to wear and tear.

Physical deterioration can be curable or incurable. The determination is based on economics. If
the cost to cure the defect can be recovered in value or sales process, the items are rated as curable. If
the cost 1s more than the value 1s increased, then the item 1s said to be incurable. The rating does not
relate to whether the repair can be completed, but only 1if it 1S economically feasible.

Incurable deterioration 1s also broken down into short-lived and long-lived items.  Items in the
property that have a shorter life expectancy than the basic structure are related as short lived. Examples
of the short-lived items are built-in appliances, roofs, heating and air conditioning equipment, carpet,
plumbing fixtures, and any other item that will generally wear out faster than the basic structure.

Long lived items are the remaining parts of the structure, such as the foundation, the rafters, the
wall studs and so forth.

Functional obsolescence deals with inutility or super-adequacy in the property. It can consist
of styling that is outdated and no longer desired by the buying public, or items that cost more than the
typical buyer 1s willing to pay. Examples could be poor room arrangement, high ceilings, lack of
central air, or only one bath when the market requires more. Super adequacies could be pools, spas,
tennis courts, extremely expensive carpets, hardwood floors in some cases, and any other item that
costs more that 1t contributes to the value of a property. The marketplaces indicate what the typical

buyer wants and 1s willing to pay for. Items better than that can cause functional obsolescence.

-8



Functional obsolescence takes place within the property lines and 18 classified as curable or incurable.

Economic obsolescence 1s a loss of value caused by influences outside of the property lines.
Examples could be a busy street, railroad tracks, poorly maintained property in the area, undesirable
orders from a plant or operation in the area, the local or national money situation, or any other outside
influence that causes a loss in value to a property.

In theory, economic obsolescence 1s always incurable. That 1s not to say that outside
influences cannot be changed, but individual owners have little effect in changing the influences
outside their own property lines.

After individually estimating physical deterioration, functional obsolescence and final sum must

be expressed. This total sum of depreciation for a property 1s termed accrued depreciation.

3 The appraisal of Real Estate, Appraisal Institute, 14th Addition, Pages 576-577



Cost Approach Omission

Appraisal Institute, “The Dictionary of Real Estate Appraisal. 6". Edition (Chicago;
Appraisal Institute, 2015.

The cost approach 1s defined as a set of procedures through which a value indication 18
derived for the fee simple interest in a property by estimating the current cost to construct
a reproduction of (or replacement for) the existing structure, including an entreprencurial
incentive, deducting depreciation for the total cost, and adding the estimated land value.
The cost approach 1s limited due to the difficulty in measuring the total depreciation as
properties age. This 1s incredibly significant in the instance due to the age of the
improvements, with considerable potential for improper estimation of total

depreciation, which could result in a misleading estimate of value.  As a result, the
cost approach has therefore been omitted from the valuation process in this appraisal.
The development of the cost approach may potentially result in a different value
estimate than one developed 1n this appraisal. The development of the approach 1s not

considered to represent a necessity for the development of a cost approach.
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INCOME APPROACH
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Income Approach

The value of a property 1s often related to the income that 1t can produce. This 1s
the premise of the income capitalization approach. In this approach, the appraiser
determines the annual rent the property could demand on the open market. Then the
appropriate expenses are estimated and subtracted to arrive at an estimate of the net
operating income. The net operating income 1s then converted into a value estimate using
one of several capitalization techniques.

The first step 1s to estimate the potential gross income the subject property could
command 1f leased on the open market. The potential gross income 1s the income the

property could be expected to bring with no vacancies.

Capitalization

The future net benefit accruing to an investor in income-producing property 1s

quite obviously, income (Occasionally such matters as pride of ownership or the erection
of a monument to the owner’s ego constitute “amenities” for which the investor may
have paid, but which add nothing to market value and contribute nothing to the
production of income). Typically, income generated by the investor’s apartment house,
shopping center, office building, etc., consists of an income stream or cash flow over a

period of years."

“The Appraisal of Real Estate, 14". Addition, Appraisal Institute, 2013, Page 439-440
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The subject property 1s occupied as rental cabins. The area consists of single family
residential, rental cabins, woods, tillable land, pastureland, and a winery. The
population 1s estimated to be in the vicinity of 30,000 to 50,000 within an eight-mile
radius. There are other rental cabins in the same area as the subject property. The
income of existing properties 1S based on historical data. The appraiser was provided

with historical data (income and expenses) from Mr. Steve Schauwecker.
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Cabin Revenue:

Cabin Rents:

Less 5% Vacancy:

Net Rents:

Retail Revenue:

Travel Protection:

Gross Income:
Expenses:
Management Fees:
Housekeeping Wages:
Payroll Taxes:
Bank/Credit Card Fees:
Office Supplies:
Telephone:
Utilities:
Licenses:
Dues/Subscriptions:
Repairs/Maintenance:

Booking Fees:

Advertising/Promotions:

Insurance:

Taxes:

Operating Supplies:
Trash Service:

State Replacement Tax:

Professional Fees:

Profit and Loss Statement:

$24,758
$19,190
$1,467,99
$337.37
$739.69
$1,500
$7,500
$150
$500
$15,760
$10,981.67
$1,500
$5,316
$18,643
$10,000
$384
$811
$2,000
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$247,575
-$ 12,329
$235,196
$12,282
$2,500
$249,978



Real Estate Taxes:
Total Expenses:

Net Income:

Expense Ratio: 50.10%
Net Income: $124,255.00

$4.184

$125,255.28  $125,255.28
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$124,255.28
(Call $124,255.00)



Capitalization Rate

The net income must be capitalized at a capitalization rate to arrive at an estimate of value for the

subject property. The most accurate capitalization rate 1s derived from market sales in which investors
purchase on a basis of anticipated benefits to the property owner. The appraiser based the Overall

Capitalization Rae on the analysis of the following multi-family sales.

Sale #: Address: Sales Price Capitalization Rate
L. 703 N. Market Street $2,600,000 6.8%
Marion, 1L 62959
2. 1210 E Reeves Street $725,000 7.01%
Marion, 1L 62959
3. 308 W. Cherry $357,000 11.48%

Carbondale, IL

4. 500 N. Westridge Dr. $900,000 11.00%
Carbondale, IL
5. 6221 Bayer Circle $1,700,000 8.11%
Carterville, IL 62918
6. 1100 W. Polk Street $130,000 0.57%
Herrin, IL 62948
7. 1801 Janna Lane $1,200,000 10.00%

Sparta, IL 62286

Conclusion of the Market Capitalization Rates:

The market capitalization rate went from 6.57% to 11.48%. The average 1s 8.71% and the median is
8.11%. After considering all the above capitalization rates, the appraiser has concluded that the

capitalization rate for the subject is estimated to be 8.71%.
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INCOME VALUATION:
To establish value, the direct capitalization method will be used. This method converts
a single year’s income 1nto a value indication by dividing the net income estimate by an
appropriate income rate. For this purpose of valuation, an 8.71% capitalization rate will

be used.

Net Income/Cap Rate = Income Approach Value
$124,255= $1,426,578 (Call $1,427,000)
0871
The adjusted net income was estimated for one (1) year of $124,255. The appraiser divided the net
income of $124,255 by the capitalization rate of 8.71% to equal an income approach value of
$1,426,578. The appraiser then rounded this off to the nearest $1,000 and estimated the income
approach value to be $1,427,0000. The appraiser is using an extraordinary assumption that the

information provided is accurate.

Direct Capitalization Analysis Conclusion

Based on the above analysis detailed above, as of July 29, 2025, | have reconciled the direct
capitalization approach value is estimated to be:

$1,427,000

One Million Four Hundred Twenty-Seven Thousand Dollars

Note: The income approach includes the real estate and FF&E.
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SALES COMPARISON APPROACH



Sales Comparison Approach

The process of deriving a value indication for the subject property by comparing sales of
similar properties to the property being appraised, identifying appropriate units of comparison, and
making adjustments to the sales prices (or unit prices, as appropriate) of comparable properties based
on relevant, market-derived elements of comparison. The sales comparison approach may be used to
value improved properties, vacant land, or land being considered as though vacant when adequate
supply of comparable sales is available."

Based on the subject’s character for continued use as commercial building, the Sales Comparison
Approach 1s considered the most appropriate and applicable approach to valuation.

The sales comparison approach 1s based on the premises that a buyer would pay no more.
for a specific property than the cost of obtaining a property with the same quality,
utility, and perceived benefits of ownership. It 1s based on the principles of supply and
demand, balance, substitution, and externalities. The following steps describe the process.
applied to the sales comparison approach.
1. The market in which the subject competes 1s investigated, comparisons, sale contracts and
current offerings are reviewed.
2. The most pertinent data if further analyzed and the quality of the transaction 1s determined.

3. The most meaningful unit of value for the subject property 1s determined.

1.The Dictionary of Real Estate Appraisal, 6th Addition, Appraisal Institute, page 207



Conclusion of Sales Comparison Approach:

The sales comparison approach was considered but not developed due to the 1nability to obtain
comparable income and expenses for rental cabins in the area that have sold. Buyers are primarily
concerned with the net income of such properties. Therefore, the appraiser considered the Sales

Comparison Approach and did not develop this approach. This does not mislead the reader of this

report



Correlation and Market Value Conclusions

Sales Comparison Approach: Considered-not developed
Cost Approach: Considered — not developed
Income Approach: $1,427,000

An appraisal 1s done to determine as estimate of value. To find this value, the appraiser follows
the valuation process. According to this process, the appraiser identifies, gathers, and analyzes general
and specific property data; determines the highest and best use; and then applies the sales comparison,
mcome capitalization and cost approaches as needed by the question and as determined by the
available data.

When more than one approach is used, each result in a separate, usually different, indication of
value. If two are three approaches to value are used, an appraiser will have derived at least two or three
value indications.

Resolution of the differences among the various value indications is called reconciliation. In
short, reconciliation if the analysis of alternation conclusions to arrive at a final estimation of value.

The reconciliation step is one in which the appraisers’ professional experience, expertise, and
judgment 1s exercised more than any other part of the appraisal process. The appraiser weights the
relative significance, applicability, and defensibility of each value indication and relies most heavily on
that which in most appropriate to the appraiser’s purpose. All influences are brought in relation to the
valuation problem.

The Income approach to value 18 used as adequate data income data 1s available for this type
of property. The appraiser used the actual income and expenses in estimating the income over a four-
year period. The appraiser has estimated the capitalization rate from market sales of multi-family

sales. The subject property 18 income producing property and the income approach 1s the best indicator
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of value. Therefore, this was given consideration in the final estimation of value.

The Sales Comparison approach 1s traditionally the best indication of value when there are
good sales 1n the market. This approach 1s generally perceived to be highly reliable when good
information 1s available and good data on land sales are available. The appraiser did not find any sales
similar to the subject property. Therefore, this approach was not developed and does not mislead the
reader of this report.

The Cost Approach to Value was considered and not used since it 1s exceedingly difficult to
estimate the depreciation due to the improvements have been maintained and updated since the
original construction. Therefore, this approach was not developed and does not mislead the reader of
this report.

The appraiser concluded that the income approach 1s the best indicator of value for the subject
property. Therefore, the appraiser has estimated the market value to be $692,000 for real estate and

FF&E.

Estimated Fair Market Value
Real Estate and FF &E: $1,427,000



Market Value Definition

Market value, often referred to as Value in Exchange, 18 the most sought value in real estate

appraising. It 1S an objective value because it represents the most typical price that a property will

command in the market.

As defined by most governmental agencies, 1t 1s.

The most probable price in terms of money that a property should bring in a competitive

and open market under all conditions’  requisite to a fair sale, the buyer and seller each

acting prudently, knowledgeably and assuming the price is not affected by undue

stimulus. Implicit in this definition are the consummation of a sale as of a specified date

and the passing of the title from seller to buyer under conditions whereby:

(D
2)

©)
“4)

Q)

Buyer and seller are typically motivated.

Both parties are well informed or well advised, and each acting in what
he considers his own best interest.

A reasonable time 1s allowed for exposure in the open market.
Payment is made in terms of cash in U.S. dollars or in terms of financial
arrangements comparable thereto; and,

The price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions granted

by anyone associated with the sales.

The Dictionary of Real Estate Appraisal, 6", Ad., Appraisal Institute, 2015, page 63

"The Appraisal of Real Estate, Appraisal Institute, 14", Ad, 2013, Pages 576-579
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Multi-Purpose Supplemental Addendum

Purpose and Function of Appraisal

The purpose of the appraisal is to estimate the market value of the subject property as defined
herein. The function of the appraisal is to estimate the market value with the use of income

approach. This 1s a Federally related transaction.

Extent of Appraisal Process

The appraisal 1s based on the information gathered by the appraiser from public records, other
1dentified sources, inspection of the subject property and neighborhood, and selection of
comparable sales within the subject market area. The original source of the comparables is shown
in the Data Source section of the market grid along with the source of confirmation, if available.
The original source 1s presented first. The sources and data are considered reliable. When
conflicting information was provided, the source deemed most reliable has been used. Data
believed to be unreliable was not included in the report nor used as a basis for the value conclusion.
The Reproduction Cost was considered and not used due to 1t having no relationship with the market
value in the Carbondale and Marion market. It is difficult to estimate the correct depreciation due to
the age of the improvements. If the depreciation 1s incorrectly estimated, then the cost approach could
be misleading. Therefore, this approach was not used.

There were no similar sales of cabins in the local and regional market, which were similar
1n construction, location and income. Therefore, this approach was not developed, and this does not

mislead the reader of this report.




Subject Property Offering Information

The subject has not been offered for sale in the past 12 months.

Sales History of Subject Property

According to the owner, the subject property has not transferred in the past three years.

FEMA Flood Hazard Data

The subject property 1s not located in the FEMA Special Flood Hazard Area.
Zone: X; FEMA Map/Panel : 17181C0125; Map Date: 05/02/2008; Name of Community:
Makanda, Illinois.

The community does participate in the National Flood Insurance Program.

Current Sales Contract

Subject property 1s not under contract at the time of the inspection.

Market Overview

Over 12 months 18 considered a reasonable marketing period for the subject property based on past

sales of similar properties.

Additional Certification

The appraiser certifies and agrees that:

1) The analyses, opinions and conclusions were developed, and this report was prepared, in




Market Overview

conformity with the Uniform Standards of Professional Appraisal Practice (USPAP”).
2.) The appraiser’s compensation 1s not contingent upon the 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.
3). This appraisal assignment was not based on a requested minimum valuation, a specific

valuation, or the approval of a loan.

Additional (Environmental) Limiting Conditions

The value estimated 1s based on the assumption that the property is not negatively affected by the
existence of hazardous substances or detrimental environmental conditions unless otherwise stated in
this report. The appraiser 1s not an expert in the identification of hazardous substances or detrimental
environmental conditions. The appraiser’s routine inspection of and inquiries about the subject
property did not develop any information that indicated any apparent significant hazardous substances
or detrimental environmental conditions which would affect the property negatively unless otherwise
stated 1n this report. It 1s possible that tests and inspections made by a qualified hazardous substance
and environmental expert would reveal the existence of hazardous substances or detrimental

environmental conditions on or around the property that would negatively affect its value.

Additional Comments

This appraisal 1s a complete appraisal report. This appraisal contains 108 pages and 18 not a

complete appraisal without all the pages attached.




Appraiser:

Signature: - ~ Date: July 29, 2025
Ronald W. Reeder, ASA, IFAS
Certified General Real Estate Appraiser
IL. License # 553.000163
Expiration: 09/30/2025



Certification of Value

I certify that, to the best of my knowledge and belief:
The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported assumptions and
limiting conditions, and are my personal, impartial, and unbiased professional analyses, opinions, and
conclusions.

I have no (or the specified) present or prospective interest in the property that 1s the subject of this
report, and no (or the specified) personal interest with respect to the parties involved.

I have performed services, as an appraiser or in any other capacity, regarding the property that is the
subject of the report within the three-year period immediately preceding acceptance of this
assignment.

I have no bias with respect to the property that is the subject of this report or to the parties
mvolved with this assignment.

My engagement in this assignment was not contingent upon developing or reporting predetermined
results.

My compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the amount
of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event
directly related to the intended use of this appraisal.

My analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice.

I have conducted a personal inspection of the property that is the subject of this report. (If more than
one person signs the report, this certification must clearly specify which individuals did and
which individuals did not make a personal inspection of this property.)

No one provided significant real property appraisal assistance to the person signing this certification.
(If there are exceptions, the name of each individual providing significant professional assistance must
be stated.)



July 29, 2025
Ronald W. Reeder, ASA, IFAS
Certified General Real Estate Appraiser
IL. License # 553.000163
Expiration: 09/30/2025



Glossary

This glossary contains the definitions of common words and phrases, used throughout the appraisal
industry, as applied within this document. Please refer to the publications listed in the Works
Cited section below for more information.

Works Cited:
= Appraisal Institute. The Appraisal of Real Estate. 13th ed. Chicago: Appraisal Institute,
2008. Print.

= Appraisal Institute. The Dictionary of Real Estate Appraisal. 5th ed. 2010. Print.
Band of Investment
A technique in which the capitalization rates attributable to components of a capital investment
are weighted and combined to derive a weighted-average rate attributable to the total investment.
(Dictionary, 5th Edition)

Common Area

1. The total area is within a property that is not designed for sale or rental but is available for
common use by all owners, tenants, or their invitees, e.g., parking and its appurtenances, malls,
sidewalks, landscaped areas, recreation areas, public toilets, truck and service facilities.

2. In a shopping center, the walkways and areas onto which the stores face and which conduct
the flow of customer traffic. (ICSC) (Dictionary, 5th Edition)

Common Area Maintenance (CAM)

1. The expense of operating and maintaining common areas may or may not include management
charges and usually does not include capital expenditures on tenant improvements or other
improvements to the property.

e CAM can be a line-item expense for a group of items that can include maintenance of the
parking lot and landscaped areas and sometimes the exterior walls of the buildings.

e CAM can refer to all operating expenses.

e CAM can refer to the reimbursement by the tenant to the landlord for all expenses
reimbursable under the lease. Sometimes reimbursements have what is called an
administrative
load. An example would be a 15% addition to total operating expenses, which are then
prorated among tenants. The administrative load, also called an administrative and
marketing fee, can be a substitute for or an addition to a management fee.

2. The amount of money charged to tenants for their shares of maintaining a center’s common
area. The charge that a tenant pays for shared services and facilities such as electricity, security,
and maintenance of parking lots. The area is maintained in common by all tenants, such as
parking lots and common passages. The area is often defined in the lease and may or may not
include all physical area to be paid for by all tenants. Items charged to common area
maintenance may include cleaning services, parking lot sweeping and maintenance, snow
removal, security, and upkeep. (ICSC) (Dictionary, 5th Edition)



Debt Coverage Ratio (DCR)

The ratio of net operating income to annual debt service (DCR = NOI/Im), which measures the
relative ability of a property to meet its debt service out of net operating income; also called debt
service coverage ratio (DSCR). A larger DCR indicates a greater ability for a property to withstand
a downturn in revenue, providing an improved safety margin for a lender. (Dictionary, 5th Edition)

Discount Rate
A yield rate is used to convert future payments or receipts into present value; usually considered
to be a synonym for yield rate. (Dictionary, 5th Edition)

Effective Age
The age of property that is based on the amount of observed deterioration and obsolescence it has
sustained, which may be different from its chronological age. (Dictionary, 5th Edition)

Effective Date

1. The date on which the analysis, opinion, and advice in an appraisal, review, or consulting
service apply.

2. Inalease document, the date upon which the lease goes into effect. (Dictionary, 5th Edition)

Exposure Time

1. The time a property remains on the market.

2. The estimated length of time the property interest being appraised would have been offered on
the market prior to the hypothetical consummation of a sale at market value on the effective
date of the appraisal; a retrospective estimate based on an analysis of past events assuming a
competitive and open market. (Dictionary, 5th Edition)

External Obsolescence
An element of depreciation; a diminution in value caused by negative externalities and generally
incurable on the part of the owner, landlord, tenant. (Dictionary, 5th Edition)

Extraordinary Assumption

An assumption, directly related to a specific assignment, which, if found to be false, could alter
the appraiser’s opinions or conclusions. Extraordinary assumptions presume as facts otherwise
uncertain information about physical, legal, or economic characteristics of the subject property; or
about conditions external to the property such as market conditions or trends; or about the integrity
of data used in an analysis. (USPAP, 2010-2011 ed.) (Dictionary, 5th Edition)

Fee Simple Estate

Absolute ownership is unencumbered by any other interest or estate, subject only to the limitations
imposed by the governmental powers of taxation, eminent domain, police power, and escheat.
(Dictionary, 5th Edition)



Functional Obsolescence
The impairment of functional capacity of a property according to market tastes and standards.
(Dictionary, 5th Edition)

Functional Utility

The ability of a property or building to be useful and o perform the function for which it is intended
according to current market tastes and standards, the efficiency of a building’s use in terms of
architectural style, design and layout, traffic patterns, and the size and type of rooms. (The
Appraisal of Real Estate, 13th Edition)

Gross Building Area (GBA)

Total floor area of a building, excluding unenclosed areas, measured from the exterior of the walls
of the above-grade area. This includes mezzanines and basements if and when typically included
in the region. (Dictionary, 5th Edition)

Gross Leasable Area (GLA)

Total floor area designed for the occupancy and exclusive use of tenants, including basements and
mezzanines; measured from the center of joint partitioning to the outside wall surfaces.
(Dictionary, 5th Edition)

Highest & Best Use

The reasonably probable and legal use of vacant land or an improved property that is physically
possible, appropriately supported, financially feasible, and that results in the highest value. The
four criteria the highest and best use must meet are legal permissibility, physical possibility,
financial feasibility, and maximum productivity. Alternatively, the probable use of land or
improved property—specific with respect to the user and timing of the use—that is adequately
supported and results in the highest present value. (Dictionary, 5th Edition)

Highest and Best Use of Land or a Site as Though Vacant

Among all reasonable, alternative uses, the use that yields the highest present land value, after
payments are made for labor, capital, and coordination. The use of property is based on the
assumption that the parcel of land is vacant or can be made vacant by demolishing any
improvements. (Dictionary, 5th Edition)

Highest and Best Use of Property as Improved

The use that should be made of a property as it exists. An existing improvement should be
renovated or retained as it continues to contribute to the total market value of the property, or until
the return from a new improvement would more than offset the cost of demolishing the existing
building and constructing a new one. (Dictionary, 5th Edition)



Hypothetical Condition

That is contrary to what exists but is supposed for the purpose of analysis. Hypothetical conditions
assume conditions contrary to known facts about physical, legal, or economic characteristics of
the subject property; or about conditions external to the property, such as market conditions or
trends; or about the integrity of data used in an analysis. (Dictionary, 5th Edition)

Leased Fee Interest
A freehold (ownership interest) where the possessory interest has been granted to another party by
creation of a contractual landlord-tenant relationship (i.e., a lease). (Dictionary, 5th Edition)

Market Area
The area associated with a subject property that contains its direct competition. (Dictionary, 5th
Edition)

A freehold (ownership interest) where the possessory interest has been granted to another party by
creation of a contractual landlord-tenant relationship (i.e., a lease). (Dictionary, 5th Edition)

Market Area
The area associated with a subject property that contains its direct competition. (Dictionary,5th
Edition)

Market Rent

The most probably rent that a property should bring is a competitive and open market reflecting
all conditions and restrictions of the lease agreement, including permitted uses, use restrictions,
expense obligations, term, concessions, renewal and purchase options, and tenant improvements
(Tls). (Dictionary, 5th Edition)

Market Value

The major focus of most real property appraisal assignments. Both economic and legal definitions

of market value have been developed and refined.

1. The most widely accepted components of market value are incorporated in the following
definition: The most probable price that the specified property interest should sell for in a
competitive market after a reasonable exposure time, as of a specified date, in cash, or in terms
equivalent to cash, under all conditions requisite to a fair sale, with the buyer and seller each
acting prudently, knowledgeably, for self-interest, and assuming that neither is under duress.

2. Market value is described in the Uniform Standards of Professional Appraisal Practice
(USPAP) as follows: A type of value, stated as an opinion, that presumes the transfer of a
property (i.e., aright of ownership or a bundle of such rights), as of a certain date, under specific
conditions set forth in the definition of the term identified by the appraiser as applicable in an
appraisal. (USPAP, 2014 ed.) USPAP also requires that certain items be included in every
appraisal report. Among these items, the following are directly related to the definition of
market value:
¢ Identification of the specific property rights to be appraised.
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e Statement of the effective date of the value opinion.

e Specification as to whether cash, terms equivalent to cash, or other precisely described
financing terms are assumed as the basis of the appraisal.

e If the appraisal is conditioned upon financing or other terms, specification as to whether
the financing or terms are at, below, or above market interest rates and/or contain unusual
conditions or incentives. The terms of above—or below—market interest rates and/or other
special incentives must be clearly set forth; their contribution to, or negative influence on,
value must be described and estimated; and the market data supporting the opinion of value
must be described and explained.

3. The following definition of market value is used by agencies that regulate federally insured
financial institutions in the United States: The most probable price that a property should bring
in a competitive and open market under all conditions requisite to a fair sale, the buyer and the
seller each acting prudently and 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 passing of title from seller to buyer under conditions whereby:

e Buyers and sellers are typically motivated.

e Both parties are well informed or well advised, and act in what they consider their best
interests.

e A reasonable time is allowed for exposure in the open market.

e Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto; and

e The price represents the normal consideration for the property sold unaffected by special
or creative financing or sales concessions granted by anyone associated with the sale. (12
C.F.R. Part 34.42(g); 55 Federal Register 34696, August 24, 1990, as amended at 57
Federal Register 12202, April 9, 1992; 59 Federal Register 29499, June 7, 1994)

4. The International Valuation Standards Council defines market value for the purpose of
international standards as follows: The estimated amount for which a property should exchange
on the date of valuation between a willing buyer and a willing seller in an arm’s-length
transaction after proper marketing wherein the parties had each acted knowledgeably,
prudently, and without compulsion. (International VValuation Standards, 8th ed., 2007)

5. Market value is the amount in cash, or on terms reasonably equivalent to cash, for which in all
probability the property would have sold on the effective date of the appraisal, after a
reasonable exposure of time on the open competitive market, from a willing and reasonably
knowledgeable seller to a willing and reasonably knowledgeable buyer, with neither acting
under any compulsion to buy or sell, giving due consideration to all available economic uses
of the property at the time of the appraisal. (Uniform Standards for Federal Land Acquisitions)
(Dictionary, 5th Edition)

Marketing Time

An opinion of the amount of time it might take to sell a real or personal property interest at the
concluded market value level during the period immediately after the effective date of the
appraisal. Marketing time differs from exposure time, which is always presumed to precede the
effective date of an appraisal. (Advisory Opinion 7 of the Standards Board of The Appraisal
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Foundation and Statement on Appraisal Standards No. 6, “Reasonable Exposure Time in Real
Property and Personal Property Market VValue Opinions” address the determination of reasonable
exposure and marketing time). (Dictionary, 5th Edition)

Net Operating Income (NOI)

The actual or anticipated net income that remains after all operating expenses is deducted from
effective gross income but before mortgage debt service and book depreciation are deducted.
(Dictionary, 5th Edition)

Obsolescence

One cause of depreciation; an impairment of desirability and usefulness caused by new inventions,
changes in design, improved processes for production, or external factors that make a property less
desirable and valuable for continued use; may be either functional or external. (Dictionary, 5th
Edition)

Parking Ratio

A ratio of parking area or parking spaces to an economic or physical unit of comparison. Minimum
required parking ratios of various land uses are often stated in zoning ordinances. (Dictionary, 5th
Edition)

Rentable Area

For office buildings, the tenant’s pro rata portion of the entire office floor, excluding elements of
the building that penetrate through the floor to the areas below. The rentable area of a floor is
computed by measuring to the inside finished surface of the dominant portion of the permanent
building walls, excluding any major vertical penetrations of the floor. Alternatively, the amount of
space on which the rent is based; calculated according to local practice. (Dictionary, 5th Edition)

Replacement Cost

The estimated cost to construct, at current prices as of the effective appraisal date, a substitute for
the building being appraised, using modern materials and current standards, design, and layout.
(Dictionary, 5th Edition)
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