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Porter Appraisal Inc.

344 S, Main St

Katispell, MT 599014848
(406) 755-6844

08/02/2022

Georganne Hart

Advanced Property Management
28 Village Loop Rd
Kalispell, MT 55901

Re¢: Property: 28 Village Loop Rd

Kalispell, MT 59901
Borrower: Nono
File No.: M2619-30A

Optnion of Value: $ 2,750,600
Effective Date: 08/28/2022

The intended uso of this appraisal ix for the evaluation of assets for & possible sale. It is intended to comply with the
reporting requirements set forth imder Standards Rude 2-2(1) of the Usiform Standards of Professional Appraisal
Practice, As such, it presents summary discussions of the data, reasaning, and analyses that were used in the appraisal
process to develop the opinien of value. Supperting documentation that is not provided with the report concerning the
data, segsoning, and analysis is retained in our work file. The depth of discussion contained in this report is specific to
your needs and for the intended use stated in the report, ‘We have prepared this appraical with a specific defined scope
based on your request and familizrity with the property. We are not responsible for unauthorized use of ihis report,

The attached report details the scape of the appraisal, level of reporting, definition of value, valuation methodolopy,
and pertinent data researched and analyzed in the development of this appraisal. We certify that we have no present or
contemplated future interest in the property beyond this estimate. Your attention is directed to the Eimiting Conditions,
Assumptions, and Certification included with this report, Acceptance of this report constitutes an agreement with thess
conditions and assumptions. Analysis is for real estate ondy, No personal property was considered.

Scott Ingersoll

License or Certification #; REA-RAG-LIC-717
State: MT ~ Expires: 03/31/2023
scott.i@portermppraiszl.com




& OPINION OF VALUE FleNo: MZ619-30A
Location of Subject Propery: 28 Village Loop Rd
Kalispell, MT 59501
1 Asset Name/Identification: Viilage Plaza
Lagal Description: Lot 2 of Village Plaza S32 T29N R21W
|
|
Pamel ID #{s): 0004253
Map Reference: 28060
Cumrent Owner of Record; Viliage Plaza Incorporated

3 Occupant: Muiti-teoant

% Stte: 1.10

:

g Deseription of the Improvements: Mixed use strip style commereial building on ons site. Currently 13 suites of varying
size between 400sqft and 2000 sqft. Total GBA is 14,800 sqft. All suites have some
level of npdating with average to good quality materials. Each is in averages to good

Zoning Classification: B-1
Zoning Description: Neighborhood Buffer District
Highest & Best Use: Commercial Strip
Real Estate Taxes: $ 27,139.03
TaxYear: 2021
Date of Inspection: 081282022
Date of Signature & Report: 09/0272022
APPROACH TO VALUE INDICATION OF YALUE
Cost Approach: $ 2,851,300

w Income Approach: $ 2,630,800

2 Sales Comparisan Approach: $ 2.812,000

-9

g Total Sie Value: $ 495,000

E Perscnal Property/Non-Realty Interests {if included): $0

Appraiser's Opinion of Value (as defined): $ 2,750,000
Effective Date of Appraisat ('As OF): 08/28/2022

Porter Appralsal [406) 755-6844

SUMMARY OF SALIENT FEATURES

APPRAIBAL BTAFF

J Gt

Porter Appraisal Inc.

Scott Ingersoll

Cettification #: REA-RAG-LIC-717
State: MT  Expires: 03/31/2023
scott.i@porterappraisal.com
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Hart

Assumptions & Limiting Conditions Heka: M?2619-30A
| Properly Address: _ 28 Village Loop Rd Cy: Kalispell Stw MT _ JpCode 59901
Bulding Hama (f applicahie):  Village Plaza
Clest  Georganne Hart Adémss:
Apprlser  Scott Tnpersolt Address: 344 S. Main St, Knlispell, MT 59901-4848

STATEMENT OF ASSUMPTIONS & LIMITING CONDITIONS:

- The appralser will not be respansible for matters of a legal nature that affect either tha property being apprajsed or the tifle to it. The appralser
assumes that the title is good and marketable and, theretore, will not render any opinions about the thite, The property Is appraised on the basls
of it being under responsible ownership. The future operation of the property assumes skillad and adequate management bt are not represented
to ba historically based.

- The appralser may have provided a sketch in the appralsal report to show approximats dimensions of the improvements, and any such sketch
is insluded anly to assist tha reader of tha report in visualizing the property and understanding the appralser's determination of fts stze, Unless
ctherwisa indicated, a Land Survey was not performed.

- If 50 Indicated, the appraiser has examined the avallable 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 stta is located In an identified Spacial Food Hazard Area. Becausa the
appraiser is not 2 surveyor, he or she makes no guarantess, express or Implied, regarding this determination.

- Tha appralser wil not give testimony or appear in coutt because he or she made an appraisal of the property in guestion, unless specific
arrangentents to do so have been made befarehand.

- if tha ¢ost approach is included In this appralsal, the appraiser has estimated the value of the land In the cost approach at its highest and best
use, and the Improvements at their contributory value. Thess separata valuations of the land and improvements must not ba used in conjunction
with any other appralsal and are invalid if they are so used. Unless otherwise specifically indicated, tha cost approach value Is not an insurance
valu, and should not be used as sveh.

- The appralser has noted in the appraisal report any adverse conditions (incltding, but not limited tn, needed repairs, depreciation, the presence
of hazardous wastes, toxic substancss, ete.) observed during the Inspectfon of the subject property, of that be or she becama aware of during
the normal research Involved In performing the appraisal. Unless otherwlse stated in the appralsal repart, the appraiser has no knowledge of any
hidden or unapparent conditions of tha property, or adversa environmental conditions (including, but not Limited to, the presence of hazardous
wastes, toxic substances, etc.) that would make the propesty more or less valuahle, and has assumed tiat thera are no such conditions and
makes np guarantees or wairaniies, express or implied, regarding the condition of the property. The appralser will nat be responstbls for any
such conditions that do edst or for any enginesting or testing that might be required to discover whether such conditions exist. Because the
appralser Is not an expert in the field of environmental hazards, the appratsal report must not be considered as an environmental assessment of
thae propesty.

- The appraiser obtained the Information, estimates, and oplnions that were exprassed in the appraisal report from sources that ha or she
cansiders to be reliable and believes thern to be true and comect. The appralser does not assume responsibiiity for the accuracy of such items
that were fumished by other parties. Alf information furmished regarding rental rates, lease terms, or projections of Incems and expense is from
sources deemed refiable. No warramly or representation s made as to the accuracy thereof.

- The appraiser will not disclose the comtents of the appraisal repest except as provided for in the Uniform Standards of Professional Appraisal
Practice, and any applicable federal, stats orlocal laws.

- If this apprafsat Is Indicated as subject to satisfactory complation, repalrs, or atterations, the appraisar has based his oz her appraisal report and
valuation concluston on the assumption that completion of the improvements wil ba performed in 2 worlenanlike manner.

- An appralser's client s the panty (or pasties} who engage an apprajser in a specific assignment. Any ofher party acquiring this report from the
clent does not become a party 1o the appratser-client relatfonship. Any persons recelving this appralsal report because of disclosure
requirements applicabls to the appraiser's clent do not become intended users of this report unless specifically identified by the client at the time
of tha asslgnmant.

- Tha aporalser's written consent and approval must be obtained hefore this appralsal report ean ba corveyed by anyona to the public, hirough
advertising, public relations, news, sales, or by means of any other medla, or by its Inclusion In a private or public database.

- An apprafsal of veal property is not a 'property inspection* and should not be construed as such. As part of tha valyation procass, the appraiser
performs a non-Invasive visual inventory that Is not intended to teveal defects or detimental conditions that are not readily apparent. Tha
presence of such conditions or defects could adversely affect the appraiser's optdon of value. Cllents with concems about such potantial
negative factors are encouraged to engage the appropriate type of expert to investigate.

-Values for various components of the sublect parcel and improvernents or the valte derived by one or two approaches to valus as cantained
within this report are valid only when making a summation or final opinfon of value and are not i be used Indapendently for any pumose and
must be congidered invalid if so used. A separate repert on oaly a part of a whole property, particularly if the reported value exceeds the valus
that would be derived if tha property wera considered separately as a whole, must be stated as a fractional report.

- Forecasts of effective demand for the highest and best use or tha bast fitting and most appropriate use were based on the best avallabla data
concesming the market and are subject to conditions of economic uncertainty about the future.

- ToPPGHEDs 2077 by L8 Tuxe, . The o iy e Sepromced Ervmediod Wtk win Bwers, & B o, e, ma e
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Hart

Definitions FiaNo: M2619-30A

Property Address: _ 28 Village [oop Red Cly: Kalispell St MT Ty Codet 59901

Buiding Name (8 epplicable): _ Villago Plaza

Gt Georgenne Hart Address:

Appraiser _Seott Inpersolt Address: 344 8, Main St, Kalispell, MT 59901-4848
SCOPE OF WORK:
The Scope of Work s the type and extent of research and analyses performed tn an apprafsal assignment thatis reguired to produce credible
assignment results, given the nature of the appralsal problem, the specific requirements of the intanded user(s) and the imended use of the
appralsal report. Reliance upon this report, regardless of how acquired, by any party or for any use, other than those specified in this report by
tha Appralser, s prohibited. The Opinion of Value that is the concluslon of this report Is credible only within the context of the Scopa of Work,
Effective Date, the Date of Report, the Intended User{s), the Intendad Use, the stated Assumptions and Limiting Condifians, any Hypothetical
Conditions and/or Exiraordinary Assumptions, and the Type of Value, as defined herein. The appralser, appraisal firm, and related parties
assume no obligation, Hability, or accountability, and will not be responsthle for any unauthorized use of this report or its conclusions.

MARKET VALUE :

Market value means the most probable price which a property should bring in a competitive and open market under all conditions requisia to a
falr sale, the buver and seller each acting prudently and knowledgeably, and assuming the price is not affected by undue stimulus. Implicit In this
dafinition is the consummiation of a sals as of a specified date and tha passing of title from seller to buyer under conditions whereby:

1. Buyer and seller ara typically motivated;

2, Both parties ara well informed or well advised and acting in what they constder thelr own best interests;

3. Areasonable time Is allowed for exposure in the openh market;

4, Payment Is made in terms of cash In U.S. dollars or in terms of financial amangements comparable thereto; and

5. The price represents the normat consideration for the property sold unaffected by special or creative financing or sales concessions granted
by anyong associated with the sale.

* This definition is from regulations published by federal regulatory agencies pursuant to Title X1 of the Financial institutions Reform, Recovery,
and Enforcemert Act (FIRREA) of 1989 between July 5, 1690, and August 24, 199D, by the Federal Reserve System (FRS}, Nafional Credit
Union Administration (NCUA}, Federal Depostt Insurance Corparation (FDIC), the Office of Thrift Supendsion (0TS), and the Office of Conpiroller
of the Currency (OCC). This dafinifion is also referanced In regulations jointly published by the OCC, 075, FRS, and FDIC on June 7, 1994, and In
tha Interagency Appraisal and Evaluation Guidelines, dated Ootober 27, 1994,

MARKETING TIME:

An opinfon of the amotnt of thme it might taka to sefl a real or persenal property Interest at the concluded market valug level during the period
immediately after the effective date of the appratsal. Marketing tims differs from exposure time, which is always presumed to praceda the
effective data of an appraisal. {Advisory Opinion 7 of the Standards Board of The Appraisal Foundation and Statement on Appraisal Standands
No. 6, "Reasonable Exposure Time in Real Property and Personal Property Market Value Opinfons” address the detennination of reasonabls
exposure and marketing tme). (Dictionary, Sth Edition)

EXTRAORDINARY ASSUMPTION:

An assumption, directly related 10 a specific assignment, which, if found to be false, could alter the appraiser’s opinlons or conclusions.
Bxiraordinary assumptions presums as fact otherwise uncertain information ahout physical, legal, or economic characteristics of the subject
propesty; or about conditions extemal 1o the property such as market conditians or trends; or about the integrity of data used In an analysis.
(USPAP, 2010-2011 ed.) (Dictionary, 5th Edition)

HYPQTHETICAL CONDITION:

That which is contrary to what edsts but is supposad for the purpase of analysis. Hypothetical conditions assume condilions contrary to known
facts about physleal, legal, or ecanomic characteristics of the subject property; or about conditions external to the property, such as market
conditions or trends; or about the tegrity of data used in an analysis. (Dictionary, Sth Edition}
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Hart

Cortifications _ Hado: M2619-30A
| Property Address: 28 Villagre Loop Rd Ghy: Kalispell Stie: MT _ Zp Coda: 55901
Bulding Noms @ applicate): _ Villnge Plaza
Elent  Georganne Hart Addcess:
__ ScottIn; il Address: 344 S. Main St, Kalispell MT 59901-4848
APPRAYSER'S CERTIRCATION:

| certify that, to the best of my knowledge and belisf:
- The statements of fact contained In this report are frue and comrect.

- The credibility of this report, for the stated use by the stated user(s), of tha reported anafyses, opinions, and conclusions are limited only by the
reported assuraptions and miting conditions, and are my personal, impartial, and unbiased professional analyses, opinlons, and conclustons.

-1 have no present or prospectiva interest in the property that is the subject of this report and no persona! interest with respect to the parties
Involved.

- Unless otherwlse indicated, | have performed no services, as an appraiser or in any other capacity, regarding the property that is the sublect of
this report within tha three-year period immediately preceding acceptance of this assignment.

-1 have no bias with respect to the property that is the subiect of this report or to the parties involved with this assignment.

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

- My compensation for completing this assignment Is not contingent upon the development or reporting of 2 predetermined value ot direction In
value that favors tha causa of the client, the amount of the vaiue opinion, the attainment of a stipulated result, or the occurrence of a subsequent
avant directly related to the Intended use of this appraisal.

- My analyses, opinions, and concluslons were developed, and this report has been prepared, in confornity with the Uniform Standards of
Professional Appraisal Practice that were in effect at tha tima this raport was prepared.

-1did not base, either partially or comnpletely, my analysis and/or the opinion of valize In the appralsal report on the race, color, refigion, sex,
handicap, tamilial status, or national origin of elther the prospective owners or occupants of the subject property, or of the present owners or
octupants of the propesties in the vitinity of the subject properly.

- Unless otherwise Indicated, [ have mads a persanal inspection of the propery that is the subject of this reporL.

- Unless otherwisa Indicated, no ane provided significant real property ppraisal assistance to the persen(s) signing this certification.

-1 have not performed an appraisal or other real estate related service Involving the subject property within the threa years prior to this
assignment.

-me Coenthame:  GeorgamneHart
En Addross:
APPRAISER SUPERVISGRY APPRAISER (ff required)
or CO-APPRAISER (if applicable)
g zw,/ .
Ig Hame:  “ Scott Ingersoll Co-Appuraiser Nama:
% | Comgany: _Anngu_s_allnc Company:
@ |Phonee (406) 755-6844 Fic Phane: Fac
Bk peotti@portemppraisal com Evnal:
Dt Report Signad: 09/02/2022 Date Repoct Sigred:
Liemsa oy Coification #  REA-RAG-LIC-717 Shir MT | Ucenssor Gemification #: S
Designation: Designefion:
Expiration Date of Lcerse e CertiBesion:  03/3172023 Expirafion Date of Lizense or Ceriicafion:
mepecionoiSuet [ Wiior&Exminr [ | BedorOdy [ | Mons |mspectionofSubect [ iimbr&Edetor [ Exelorfny [ Noms
Damdy_sgcﬁ:m 08/28/2022 Dato of Inspection:
: ax menmmmmmmmmmmmm 242 mode, In. mesl be acinowledged and cradiad,
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Scope of Work Helo. M2619-30A

Borrgwer Nemie

| CRy Kalispell Courty Flathead Sty MT __ TpCode 59901
Lender/Client Georganne Hart

Scope of Work
In determining the market value of the subject, the following approaches were utilized:

Cost Approach
Sales Comparison Approach
Income Approach

This i a Summary Report as defined by Uniform Standards of Professional Appraisal Practice under Standards
Rule 2-2(B). This format provides a summary of the appraisal process, subject and market data and valuation
analyses, The subject has been identified by the legal description and the assessors' parcel number. A complete
interior and exterior inspection of the subject property has been made, and photographs taken, A complete analysis
of market conditians has been made. The appraiser maintains and has access to comprehensive databases for this
market area and has reviewed the market for sales and listings relevant to this analysis. A complete highest and best
use analysis for the subject has been made including as vacant and as improved. Physically possible, legally
permissible and financially feasible uses were considered, and the maximally productive use was concluded. A
search for comparable land sales was made. The cost, sales, and income approaches were applied. Each is described
below. These approaches were then reconciled to produce the opinion of value.

The Cost Approach

is based upon the premise that & prudent buyer will pay no more for 2 property than it would cost to reproduce or
replace a substitute property with the same utility. The Cost Approach is a method in which the value of a property
is developed by 1) estimating the replacement or reproduction cost new of the subject improvements, 2) deducting
the estimated depreciation from all sorces, and 3) adding this depreciated reproduction or replacement cost of the
improvements to the site value. The sito value is based upon a vacant site's being used to its highest and best use.
Generally speaking, the site value is estimated by the Sales Comparison Approach. Replacement or reproduction
cost new can be derived from reliable cost manuals or from interviews with reputable local contractors.
Depreciation can be from physical, functional, or economic canses. Depreciation can be observed from rent loss or
based upon a cost-to-cure. In all cases, information conceming depreciation is developed from the market by
observing comparable properties,

The Sales Comparison Approach

relies heavily upon the principle of substitution. Recent sales of similar properties are gathered, and a meaningful
unit of comparison is developed. Then, a comparative analysis between the sales and the subject involves
consideration for differences in location, time, terms of sale, and physical characteristics. The reliability of the
Sales Comparison Approach depends, to & large extent, upon the degree of comparability between the sales and the
subject, The major strengths of this approach include the reflection of actual market transactions and the fact that
common denominators are fairly easily determined. The potential weaknesses of this approach arise from the fact
that the data is historical and ideal comparables are usually very difficult to obtain,

The Income Approach

to value is predicated upon the relationship between income and velue. Although all of the appraisal principles are
involved in this approach, the principle of anticipation is particularly applicable. This appraisal technique converts
anticipated annual net income into an indication of value. This process is called capitalization, and it involves
multiplying the annual net income by & factor or dividing it by a rate that weighs such considerations as risk, time,
return on investment, and return of investment. The appropriateness of this rate or factor is critical, and there are a
number of techniques by which it may be developed. The net income attributable to the subject property is
estimated by subiracting vacancy, collection losses, and expenses from the property's annual potential gross
income. All of these figures are derived from matket comparison of properties similar to the subject. The
relishility of the Income Approach depends upon the relinbility of income and expense cstimates, the duration of
the net annual income, the capitalization rate or factor used, and the method of capitalization. The weakness of this
approach lies in the estimation of income and expenses and the fact that not all properties are suitable for this
approach, The strength of this approach is its reflection of typical investor considerations as they analyze
income-producing properties.

The applicability and reliability of each approach is considered in the determination of the final value estimate.
This process is discussed in the reconciliation and final value opinion.
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Aerial Map
(Bomower  Nome ) i
| Property Address 28 Village LoopRd B
City Kalispell County Flathead _ Sale MT Zp Code 59901
| Lender/Client __ Georganne Hart
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Flood Map
Bomower Nope ) e

iy Kalispell  Gouny Flathead

Prepared for. Porter Appraisal
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Kalispell, MT 59901

; ] z 2 A
/4 -1 Edgerton! Dant
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MAP DATA MAP LEGEND
FEMA Special Flood Hazard Area No D Areas inundated by 3C0-vear flooding [___] Protected Arzas
Idap Numper 30029C1810J < —
| . D Areas inundated by 100-vear floading Flcodway
| IMap Date November 04, 2015 D Velacity Hazard i Subject Ares
| FIPS 30029
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Porter Aporatsal (406) 755-6844

Hant
COMMERCIAL PROPERTY APPRAISAL REPORT Flolio: M2619.30A
Property Address: 28 Village Loop R Oy Kalispell Sar MT  Zp- 59601
| Coarty: Flathead Legal Descrigtion: Lot 2 of Viltage Plara 532 T20N R2IW
| Eulding Name (f appicable):  Wiflage Plazs
W Parcet D #(s): 0004253
[ Borower l Neme
3 Coment Owner of Recont __ ViHlage Plaoa Incorporated
Propesty Lse [ mixed, check 20 it apply): [q Ofics [ ] Commerdd [ ] todostial [ | Retad | ) Other {descrbe)
Comments on Property Use: ~~ Mixed uss office
MarketAsa Name: _ Whitefish Stage Map Reference: 28060 Censns Tract_30020-0008.01

Tha purposs of tis eppraisal s to evelop an opeion o, (<] Niarkel Velm (a5 Oefindl, 0 || ot (ype G vaiut (desain)
InendedUse:  Market Valuo for financia] considerations.

Intended Usec(s) Gy mmaortypel:  Named client only
This report Is not ktended by the sppratser(s) for my other s or by any cther userts). The sppralser(s) assume no fability for eny unsuthorized use of this sppradsal repart.

Gient  Georganne Hart Contact:

Address: 28 Village Loop

Phoer  406-261-7582 Fx Emaf:
AppaisaiCompany.  Porter Appraisal Ine,

Addrss 344 S. Main St, Kalispell, MT 59501-4848

Phoat:  (406) 755-6844 Fac Web:

Aspniser.  Scott Ingersoll Co-Appxaiser:

| Desipnation: Desigation:

|catfeasortieso#:.  REA-RAGLIC-717 Certicat or License #:

Date:  03/31/2023 Saix MT | Bxpiation Date: State:
Property Fights fppraised: [} FeaSimpls [ ] leasehold | |leasedFes [ § Other {descrbe)
Reporing Optiontfs): D<) AppraisalReport  { ] Restricted Appraisal Repart [] Othar (estrbe)

his report reflests i following vakun {1 not Carrent, sea comements): <] Cugrent e Inspection Date s i EXtectve Datey [} Retrospeciiva [ | Prospecive
|t Hehecked, this report bs afso sochiect to the follondng Hypothatieal Gondifions and/or Exirscedinary AssumpSons:

| Hypathetical Condifions (M appicabie): No hypothetical conditions were applicd

ASSIGNMENT PARAMETERS

Extroninay Asstmplions (F appicable): All asermptions relied upon are stated in the report and/or addenda
Extend of bvspection of Subjoct Property: DutaScorcesUssd: [ MLS ] Pubac Hecoeas T Agpraser's Fies |
Appralser, d InpcorkExtetor | | ExerorOnly [ | Nom | LeerandforChont | [ Owner || Phns&Specfcsfions [ ] Comract
Datn of Inspection:  D8/26/2022 [ feher {describe}
Co-or Soperdsory Appraser: | | Ieterkr & Bzior || Extzrior Oy || Mone
Datof inspecton
Buiding Aroa Mesured? [lYes [XIto [1
Appeoachies 1 Valus Develaped for This Apraisal [ Cost Apgrozch T]. Safes Compartson Approzsh B3] xcoma Approach
Reasons for Bxchading an Approach to Vahue: No common approaches were excluded.
:
=
|2 Seos Wik Gt S soope of work pess.
&
13}

| | Value Indication - Tokal e Vekeer

3 495,000
2% | Valn Indication - Cost Appreacke $ 2,851,800
| Valus Indlcation - Sales Gompariscn Approzch: $ 2,812,000
= [ Ve Indication - tazome Approack: [ 2 630,800
51 i o Valus of ay Personal Propety endior it on-Reaty et ko s a
DATE OF REPORT: 09/02/2022 DATE OF BSPECTION: OBIIBIEES
g OPROON OF VALUIE (a3 Gefined): § 2,750,000 (anis) andfor$ {other, describe}
EFFECTIVE DATE(S) OF VALUE: 08[23!2022 {ezls) mmdfor {other, deserin)
= - wmamhmmmmwmmmmmmm a4 rnde, e, must be cknowiedged and credied.
. Form GPSACOM2 - “TOTAL® appraisal software by 2 12 mods, ioc, - 1-800-ALAMOB! 11
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Hart

COMMERCIAL PROPERTY APPRAISAL REPORT FloNo: M2619:30A
WNBINW thtcﬁshStagg Market Area Bommdaries: 'I'hcmi_i gﬂmatstﬁcbmessdmtnctof
Stage. i 93N and Hospital deve areas inclnde the

commercial districts at B N Hi; 93, S Xali and Main Street.

Characteristics Present Land Use

Location: 7] tkhan [ Swbuban  [] R Vatant 10% Undersupply Babmced Ovesupply  Vacancy
BuR o Clover7sn [ 7% [ Unoer25% |One-Linit Resiential: 5% O B4 O 2%
Developmest: [ ] lncmastg  [4] Stable {] Decreashg | Must-Unit Residertlak 5% [ | J 2%
Vi Trend: ] ncreasing  [5<] Statle [[] Decreasing | 0¢fige: 30% [O H O 5%
RemtalDemand: [ thereasig [ Stable [[] Decreasing |Retad: 40% | | O 5%

Trend: 9 Sute (] industrizt 0% [ & Ll 0%

Changa in Land Use: G Undely [ ](Bey* | ) TekopPlace® *Fom “Ta

Chenge in Economic Baser [ Unilkely Lkely* [ ] Teking Pace*  *From: *To:

If any Changes kn Land Use and/or Economic Basa are Likely or Taking Place, indicata the impact oa property values: [ ] Postiva { |Negatve [ |Moma DI NA
Comements om Land Usa andfor Econamic Base Changes and lirpacts: The Whitefish Stage arca is well established with a mix of commercial, retail,

d medical. There are also mixed health care and a devel, If vourse close, There is no of chauge in the area,
3
|5 [arketabity Factors o Gwd Mg Far  Por | NA [MaihbliyFactes B God Mg R Poor | NA
i | Employment Stabikty: O O ® 0O O[O |dgeeyoimes: O B O O 9.
SlcomwencetoEmpioymer: 0 K@ O O O | 5 |PropestyCompatbiy: O @B O O O;0
Q| Convertiznea to Shopping: O B O O O!0Q|roxttombeimentdCond: [0 E O O O G
gcmmm:DDDDDmmmmm O B O O OiOC
MequoyofPubkeTrnspot: [ (0 @ O [0 | [0 jGeoealAppeamncectPopetes: [ K O O O} O
Recreationa! Faiiiies: O B i 0077 {AlbMee: O K o o gl
Wmdmmﬂmmmwhhmmﬂmﬁ This is a stabilized fo growing market
with sigms of construction and ion. Activity has increased over the recent with rates gimilar to those prior to the peneral
econemic slowdown of 2009, Commercia! lending and new construction has increased with the rest of the market, The imcertainty in real
estate from that period and the restriction in lending that limited transactions have passed and each is at the highest levels in several years. In
the two we @ congistent increase in existing commercial and commercial fon transactions, Interest mtes have
Jincreased but remain in g historically low and stabile range. Rental and occupancy rates have increased Ieading to a greater buyers pool and
new constmction activity.

| Deseription/Analysis of the tsages of nearby properties and in the Subject's immedats area: Surrmmding properties are 3 mix of commercial, retail, office,
medical, residential, and services. This mix is established and not likely to signiffeantl

115 T Scbjeck Proparty curmeanly i for saia? D% [ Jves Homedykset UstPrees$ Tizys on Madet

Andlysis of Listing: The subject was not found to have been listed for sele in the past 35 months
E!smusmaammummmmw PQNo [)Comtract [ ] Opfion Hasthe CommzctorOptionteenreviewed? [ JYes [ jNo DI NA
gnawcmmmnpm Bgims: Gontracd Price: § Closing Tt
= |Burer Seller:
ﬁ Analysis of Contract/Dption: No contracts or options to purchase the subject were found or provided,
2]
swm { jeid [x] cfd not reveak any por sales or ransfers of the subject property for tha tes years prioe to the effectva data of this apprafsal,
o] Data Sourca(s):  Flay County

Subject Sale/Transfers Prior Sala/Transler # 1 Prior Sale/Transfer # 2 Prioe Sale/Transfer & 3
lgnmm&wrm
5 | Salefranster Prics:
| Data Sourca(s):
s Analysis of Sale/Transter Hstory: No sales of the subject were found in the 36 months. Na sales of the les were found in the
| 12 mon
2
2

m 2021 Percel(s) Assessed 0004253
Totk$ S1 461,800 Commetts:  Land $130.938 Improvements §1,330,862
5 Btm'l'ms: Yaar 2021 TaxAmount$  27,139.03 Specid Assessments: §
ent remained the same in 2019 and 2020. Increased to current level in 2021,

mmmsmnmummmumwmmmmm &k mods, ne. must ba acowiadoed nd (redied.
Formn GPSMCOM2 - "TOTAL® appraisl software by a ‘a mode, inc. - 1-600-ALAMODD! 120




Hart

COMMERCIAL PROPERTY APPRAISAL REPORT FReNo: M2619-30A
Total St Dimensians:  Seo attached suzvey ’
Total Stto Area: 1.1 Acres Excess Sita Area (if appicable): Acres Net St Aoz 1.1 Acres
Street Froniage: W Everpreen, Village Loop
Qther Sita Faatures or Elpments: [linsialot  [X] Comerint  [JCuldsSae [ ] Underound USRies [ ] Other (destrie)
Litites Piic Cther ProviderDescipion O site knprovements ) Pubic Privato
Eiectriclty: D4 [ Flathead Electric Sireat: Paved & Mpintained 0
Gas: ¥4 [0 Northwestern Widt: Common
Witer: (4 13 Evepreen Water Suizce: Paved
StarySower: B0 [ City Sewer CotfGtter:  Concrete 3 ®
SomSewer [J  [] Developed Sdewdc  Conereio g K
Telzphons: K [ Centurytel Stectlights:  Electric 0 B
Mitimed: [ [ Spectrum Ay, None i it
 Fopography: Level
Size: Typical for Area
Shapa: Corner/ 2 Rectrmgle
Lrilty: Adequate/Typical
Oritge: Appears Adequate
View, Suburban/Commercial
Rall Atcess: None
Does the i within 2 FEMA Special flood Hazard Az [ ]Yes DJNo FMARcodZonz X
FEMAMap#:  30029CIR10] FEMAMap Dt 117472015
- mwmmmm“ﬂw? KN [ ifYes, descibe: Thmmggknmndvmmvkmmmm‘ﬁuy_mwinﬁ
O with the s A are no envnunmmtalwmmocmwdmr.htbs . There was no testin; ormed in
g it of this analysis which there were not.
2
o it with ject
= Easements: mmmfmdume@immmmd_umw;%
and do not adversely affect this property. Parking is a shared lot subicet to member and use fees. Thereisancstablished CAM.
Encroachments:  No apparent encroachment were noted 2t the time of inspection.

St Comments: mn;b_]munmmﬂmwamm;mmunblemmoﬂ Iﬂ?om Mb&emwmdndeum

Toring Cassificatio. B-1
Zoning Description:  Neighberhood Buffer District

Do present improvements comply wilt extsting zoring requiements? DdYes [J¥ Comments  The subject nse and building improvements conform
with st i other buildings in the area.
9} boes tha subject sl comply with eisting 20ning requirements? [ZYes [N Commemis: Thesite is typical in size, shape, topography, and acoess
2| s conforas with the zoning designation,
8
Uses allowed under vent zoning: Many lower impact business uses ure acceptable a5 this s a buffer district between residential areas and those
i i il ial, commercial, and hi; i inthe B Highway 2 cortidor.
Zoning Change: [ UnBaly [ ilBely* [ TakgPle*  *To: Commeets:  No zoning change
o CopyrortD 2073 By €1 e, . The formi ety ) WA Wil peristion, hewers, & 1 Mo, K. st Do acknowledged ko eracied,
s Formz GPSMOOM2 - “TOTAL" apprzisal saltware by 2 12 mods, inc. - 1-800-ALAMODI R




COMMERCIAL PROPERTY APPRAISAL REPORT
General Descripion

Hent
Fala: M2619-30A .

Phanbing: Plumbing is adequate in gize and condition for this use.

| Progecty Type:  Commercial Yexr Bl 2000 Al Age 22 Effcive Age: 15
#ol Bildings: 1 #olSiner Total Estimated Economic Life 45
Constuction T, Standard sin, Estimated Remaining Economic 1~ 34
Constrution Status: [ Exdsting 7 Proposad "] Under Construction | Besign of Style Commercial Strip
OBy _Avg/Gd Condion:_ Avg/Gd Oter:
Building Freaidous Ket Rentable Ofter Net Area TotdNet | Common
Buiding Identfication 0] Arsas Foor AmaSqR. SR Descrbo AtaSo R Area SRt GBA SqR
Main Building Rentable 1 14,800 14,8001 14,800
|_CokmnTowsSoft| 12,800 14800
Describe Common Bullding Areas: Thery is & covered connection arca between the 2 wings of the building. 1t is an open patio and pass through,
It can be accessed directly from the 2 suites adjacent but is common to all tenants,
Tota BuAding Ratics - Combined
RatSq Rt Usage % tem Balcutzted Valpe
8,000 54 % | Buiding Effiriency Ratia (et Bulding Area SqRL/BEA Sq.FL): 100.00 %
0 0 % | Fioor Area Ratio [GRA Sq R /NerSka SqR): 30.89%
4,800 32 % | Befdingis) Totat Footpein: 2130058 |
300 5 % | Ground Coverzpa Ratin {Footpvint Sq.R.Met St Sq.R): 4445%
1,200 8 % {Comments:
0 0%
0 0%
dotisiFestores <] Ho} Applicablz Other Buiking Featres. <] ore Noted
ham FI Description
# of Overhizad Doors:
E # f Loating B
g Roor Helgft (Fest:
E Ceiling Helght (Fee):
£ Colurmn Spating (Feet):
5 . mmggm [ Yes [JHo
z B F&  Por | WA | pesedfing B TGed Mg T Pw | NA
5| Appeatinppearance: O 0O L | [0 sy O 8 O O 0|0
= | Foor PlaryDesign: O O [0 [ gArCondmorieg: O X O O 0|4
2| Construction Cualy: O O 0|0 e O CcC O 0o gol#R
2 0 O O | O jpanisghna O o 0o 40;)o
&5 | interior Condion: O O O | 1 {ReSmperessr o d 0 04
(] d O 3 0O | O [tendscapg i O 0O 04
a O O oOj. 0 o g 0O a8
J o 0Oy . ada O 0o o Oyrgd
a0 et oo g
Descripbion
1/2 Craw] concrete, 172 full basement conerete.
Site built/stick framed
Exiarior Walls: Compuasite Lap
Roo! Support: Closed truss system. Wood frame with steel bracing
Roo! Cover Asphalt shingle
sterior Partifions: ‘Wood frame
] orS
Insedation: Per code/ Fiberglass bat and blown,
Four & ial tile, LVP, and & areas.

Eleetrical: Electrical i ical for commercial use. It § for the corrent allowahie uses and finished
Haating: HVAC is forced air with condenser AC.

Air Condtioning: Inchuded gbove

Elovatarg: None

FroSuppressi: __ Sinple stage water

Cther S improverneats: Sidewalks, curbing, lighting, landscaping, common patio.

Persorel Property andfor (ther Non-fieaty interests Inchled in Opinion of Vaua: $0

‘equipment were considered.

No

mwin:mnmmmmmummmmmm.nmummwmm
Form GPSMCOM? - “TOTAL" eppraisal soétware by & bt mode, inc. - 1-BO0-ALAMGD 12013




Hart

COMMERCIAL PROPERTY APPRAISAL REPORT Felo: M?2619-30A

Comments on the Improvements: Bec additional description

DESCRIPTION OF THE IMPROVEMENTS {cantinuegd)

Summary of Highest & Bast Use:
Highest & Best Use
Fourmwnam@ggedmogg_up_ge_tmmethcggg and usg of the subject ._The criteria and their epplicabili
50l both “as vacant” and “as i 1o

Legally Permissibles
A legally permissible vse is determined pri current zotin tons. However, other considerations such as long-term leases,
deed restrictions, covenants, end enviranmenta! regnlations lude some possible highest and best use,

?hy!i:_unﬂ’osﬁble.

The use of the is analt 1o make a determination as to the likelihood that the in leof ing a retumn which is
than the combined income needed to satis jonal debt service, and capital amortization. An; that is expected to
produce a pogitive retarn is classified as financially feasible.

HIGHEST AND BEST USE

Maximally Productive:
The use that provides the highest mte of return among nancially fiasible uses is the highest and best use. The use of the Iand must vielda
profitsble net return, and the quantity of land devoted to any specific vae must be limited to that quantity which will vield 2 maximum return

1o each owner.

 Fighest & Best Ust a5 ff vacanl: The value of land is generelly determined as though vacant. When land is actuslly vacant, the reasoning is

obvigus, The appraiser values the Iand as it exists. When lend is not vacant, however, its contribution to the value of the property as improved
depends on how it can be best put to use. ‘Therefore, the highest and best use of land as though vacant must be considered in relation to its
enstmgu.sumdnllmtennaluses Inggneml thenmnlnsmnof mdbmtmcof!nndnsﬂlw vmntis i in cirgumstances

Iﬂcw&mumahm IZlesmtm Dmednsa(mm) [ Cheruse {mplek) 1t {5 doubtful that redevelopment of the site would
tesult in an increasa in the return to the Iand than that which is currently being geneated. The existing buildings are the highest and best use,

“gs improyed”. In the current econotnic environment it is not likely that any form of redevelopment would pass the finuncially feasible test and
no further improvement of the existing building is supportable. We believe there would not be sufficient retum on any additional investment
beyond simple maintenance and ongoing repair as needed to the current structure,

Actsal Usa as of Elfective Dato: Commercial Strip
Usa 25 zporaised In this report: Commercial Strip

. wznsmhmmmmmummmuwm however, a b moce, bt et b e knowiedged 2nd credfied,
Form GPSMEOM2 - “TOTAL® appraisal snftware by 21z moda, inc, - 1-800-ALAMODI 12am




Hat
COMMERCIAL PROPERTY APPRAISAL REPORT Flebas  M2615-30A

[Mettodology - Tha Opesion of St Vaius s terived by the uffization o1 tha folowing methend(s) (520 Tached addenida for Gefitons):
[] Sales Comparison {7 Allocation Mathod {1 Exracton Method [} Land Analysls (see ottached addenduen)
3 Cthes Method {descrbe)
Wethadelogy Comments: In the site analysis we considered 7 gales and 3 listings. 3 of these are incladed below. The sales octurred between,
01/01/2021 and 08/28/2022. They varied in size from .16 acres and 3.25 acres. Thcchns_in,andmnstrehablc,“umtofm is prics
Acre. The criteria for these land gales were sites of similar size, either having similar ed wi
similar surronnding uses,
FEATIRE {_SURECT PROPERTY COMPARABLE SITEND. 1 COMPARABLE STTE N0 2 COMPARABLE SIE NO.
Address 28 Village Loop Rd 58 Village Loop 63/65 Village Loap 101 Village Y.oop
] Kalispell, MT 55901 ignell, MT 59901 Kalispefl, MT 59901 |Kalispell, MT 59901 ]
Praximity to Subject
LotMap dentfier 28060 28060 28060 28060
S244/Deed Reference
 Data Scurcais) MLS#22017744 DOM 93 { (1]} DOM 101 MLS#22207372 DOM ST |
Verification Sourca(s) — [CAMA CAMA CAMA ICAMA
Sale Prcs s . [s 240,000 i$ 240,006) s 279,000
CE ADRISTMENTS DESCRIPTION BESCRIPTION +{J SAdst DESCRIPTION HSAQR DESCRIPTION +}$Adpst
IM.FE Simple Fee Stmple Fee Simple Fec Simple
Diatn of Sale/Timg 02/12/2021 05/20/2022 Active Listing | -27,900
Conditionts of Sl Conventional Cash Cash Conventional
' Salo Contesslons Nane Noted None Noted [None Noted None Noted
Fush EqiventPrice_[§ 3 240,000 $ 240,000 Is 251,100
CEPrice/ Aerm $ § 1142857.14! $ 53333333 $ 50220000l
VAL ADIUSTMERTS DESCRFTION DESCRPTION | 4115 Adim DESCRIPTION +14 5 Akt DESCRIFTION +E1 5 At
Nt Sie Area (i Agres) 11,1 0.21 +250,000,0.45 +175,000}0.50 +175,000
Location Whitefich Stage | Whilefish Stage 'Whitefish Stage Whigefish Stage
Topographry Level Level Lovel Lovel
Shape/ Uty Corner/Good Rec/Good TH/Adi/Avg Rec/Ave
Utitfes |Per/GasWis/Sew  [Pwi/GayWo/Sew PuwrfGas/Wir/Sew |7mfmu.'5ew
Stalmpovements | App/PLOVCHVSW | ADD/PLOt/CrySW. ADp/PLo/Crb/SW APYVPLOUCH/SW
| AccesyEipnsre | Good/Good Good/Good Avp/Avg +60000|Good/Ave |~ 430,000
5ummm(rm.hs K+ [)-is 250000] DO+ i1-1¢ 235000 X3+ []-s 205,000
g Mt 1042% Mt 07.9% Nt BLE%
;Aﬁ Sala Price Gross 1042 %518 490,000] Guss 979 %I$ 475000 Bross  BIG %S 456,100
Comenis/Analysts of Comparabla Shes: The chosen and mest relinble, “unit of " is actusl sales price. This hae lied to each
E| sale and adiusted for da m@ﬁmwwm-_m sites of similarsizeif
@ m‘hismmlnr mz_mp_dxyxmﬂdm__go_mmd and access, All of the onzble wnh

1nost cases the buyer or buyer’s agent must confinm the ultimate nse for which the comparable was purchgsed,
Camments/Analysts of Excess Land {if applcable): There is no excess land

NetSita - Indicated Vake

Net Site Area: 1.1 Acres X Incicated Vzhe of Net Ste per Unit Arez: H 450,000,060 = 495,000 |
Excexa Land - ndicxted Valus {1 appicatie)
Exoess Land Arex Aces X Indieind Vakwof EvessLavdper it § =§
mmvmwmmmmummmwm+mwmm; =§ 425,000]
- wm!&ylhmMMMWNMWMMMMIBMMMHWWW
Form GPSMCOM2 - *TOTAL® appraisal software by 2 k2 made, inc. - 1-B00-ALAMOD! Tem
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COMMERCIAL PROPERTY APPRAISAL REPORT Folo: M2619-30A ‘
This Cost Approzch Anlysis s basad tmon: Replacement Cost New, o £_{ Reproduction Cost New (sea commesty)
SarcaptCostDate  Marshall & Swift
Murtiplers: Comments n cost data, multpers, ete:
Crorent Muipker: 1,05
| Loca) MudtipBer; 1.03
Struegune Brsglown Ama s Cost Basie Cuent
Busiing or Componert SR $50R Cost Mtépler Cost
Building rentable space 14,800 X 15125 =$ 2238500 X 1.08]=$ 2,417,580
Local Mutfpler] X L1D
Area Muttipfier:| X 1.00
Story Helght or:] X 1,00
BURDOG =$§ 2,659,338
Ama Uit Gost Basic Curent
| Buding or Component SR $SaR Cost Mutipler Cost
Basement & Common 4,500 X 3555 =$ 159975 X 1.03|=% 172,773
Logal Mettipker:| X 1.10
Area Muttipher: | X 1.00
Story Helght 1 X 1.00
jEuOmG ='§ 190,050
Ara Unit Cost Basic Coment
Budding or Component SR SR Cost Mutiplier Cogt
X =$ X -$
b4
X
X
BULDNG = $
JALL BULDBGS - TOTAL COST HEW = § 2,849.388 |
St improvementy & Addlions ey Basic Catent
Description Quznity el Cost Cost Mufpler Cost
Site Imp 1X 37,500.00 =$ 37,500 X 1.05]=% 39,375
Landscaping 1X 32,50000 =$ 32,500 X 1.05]=% 34,125
Patio 12X 37,500.00 = $ 37,500 X 1.05]=3$ 39378
=3 112,875
Local e} X 1.03
[SITE BIPROVEMENTS & ADGITIONAL ITENS - TOTAL COST KEW = § 116261
ALL IMFROVEMENTS ~ TOTAL COSTNEW = § 2,965,649
| Enteprmnwoai Proth & o8 Cotis AR improvemets o
1§ Deserption % Tote! Cost New Cost
S| Entrepreneurial Profit 75 X 2,965,649 ’ss 222,424
5 Indirect and soft costs 5 X 2965645[=% 148,282
< Iﬂmmamm-m&mﬂ_ﬂ 370,705
g _ GRAND TOTAL -COSTNEW = § 3,136,355
O [ Piyses! Depracision - Long-Snd Reme Elloctie  Economit. Dogrocktion ;
| Beseription A Lis % u.“':%’&'m w
Building rentable space 15 45 3333 8 $ 886,357
Basement & Common 15 45 3333 : : 63,344
$ 649,701
Physical Depraciztion - Short-red Erzns Hiecive  Econionrlc  Depragiation ;
Desaription Age Life % Lﬁ:lwgm w
Site Imp 9 35 23571 % $ 10,427
Landscaping 9 s 2571 § $ 9,037
Patio 9 35 Ll ) $ 10,427
] 29,891 |
Functionsl Obsolescence ;
esctton R tamem | et
$ $
Econtenic Obsoleacencs 5
Desain e umpSm i
3 $
TOTALDEPRECIATION = $( 979,502
DEPREGATED VALUE OF THE MIPROVEMENTS = § 2,356,763
OPROGNOF NETSTEVALUE = § 495,000
OPTON OF VALUE OF EXCESSLAND. = §
CPOON OF VALUE OF PERSONAL EROPERTY ard/or OTHER NON-REALTY NTERESTS INCLUDED = § [
GYHER TEM{S) AFFECTING THE COST APPROACH VALUE (i applicabls) = §
BACATED VALUE BY GOST APPROACH = § 851,763
FINAL INGICATION OF VALUE BY COST APPROACH (ROUNDED) = § 2,851,800
Cornments/Analyss of the Gost Aporgach: In valuing the information published by Marshall Vahuation Servi hzs been
ommwmamhmmmmmumuﬁummmm.umu.mmwwm
Fore EPSMCOM - "TOTAL® aporaisal saftwaro by a k2 mod, inc. - 1-800-ALAMOD! 122013




Hart

COMMERCIAL PROPERTY APPRAISAL REPORT _ FleHo: M2619-30A
FEATURE | SURIEGT PROPERTY COMPARABLE SALENE. 1 COMPARABLE SRIE RO 2 GOMPARAELE SALE N0, 3
Address 28 Village Loop Rd 645 W Idaho St 120 W Idaho St 6550 US Highway 93 5
Kalispell, MT 59901 Kalispell, MT 59901 |Kalispell, MT 59901 Whitefish, MT 59537
Proximiy to Subject 1.9 miles SW 1.76 miles SW 11.93 miles N
Bulding Usagname Woodberry Square DOCO DQ Strip
| SeiDesd Reference
| ieta Sourcets) MIS#22115633 IMLS#22118141 MLS#22107319
Veriflcation Sourcafs) Assessor/DBY | Assessor/DBV BV
Sats Prica i$ . s 1,060,000 [§ 3005580 $ 2175000
C.E ADJUSTMENTS DESCRIPTION DESCRIPTION +H) $Adust DESCRIFTION +} S Adest DESCRFTION + §Adust
Rights Appraised Fee Simple Fes Simmple Fee Simple Fee Simple
Date of Sala/Tima ORN 242022 08/10/2022 10/01/2021
Condltions of Sals Seller Conventfonal Cotiventional
Sala Concessions None Noted None Noted None Noted
Cash Eqiaert Pries [§ $ 1,060,000/ I§" 3,005,580 $ 2175000
C.E Price/BRA 5 $ 158.49 Is 178.52] 3 183.39
VALUE ADJSTMENTS DESCRIPTION DESCRIFTION +HA$Adust | DESCRPTION 4118 Mdust DESCRIFTION S AN |
et Buding Area 14,800 sqt 6,688 sq.ft! 15,577 sgit 11,860 st
Gross Bulding Arga 14,800 gt 6,688 st 16,836 53t 11,860 sqft
Het Sito Area (in Acres) [ 1.1 +15 +10) [t]
Location ‘Whitefish Stage Kalispell |M ‘Whitefish -5
Type of Construcfion Standard single Standard gingle Conversion +15|2 Bldgz Strip +10
Comstruction Cualy Avg/Gd Avyerape +10}Good -5|Avg/Gd
Age 22 36 +1.46413 -1.9|40720 0
Candttion Avp/Gd Averege +10[Good -SlAveiGd
Paing Good Good Good Good
Iv_a
5
2| Ret Adpestent (Tetl, 1 §) pas [1-1s 243443 DA+ (] -8 220,552 D4+ (1-T8 59.300]
o |Net Adiustment Tota), in'$/ 5FE84) Het  230% {53640/ 5F Het 73 s{ $1310/5Fean| et 27% [$5.00/ SF GEA)
§ d SalnPrico fn $/SFGAA) Goss  230%ls 194.89] Gmss 207 %i$ 191.62] Gross B2 %I 188.39
o] p
§ retentions of mmmmgm
% Financing Terms: The tranzaciion price of one differ from that of an identical due to different financial ements. In
8 50me cases b ices for ies to gbtain below market financing, Conversely, interest rates at above-market levels often
tesult in Tower sales prices. A condition of sale adjustment recognizes that gome sales aro transagted by parties under duress, who areata
disadvantage, A combined adfustment results when favorsble financing is a function of the scllers” noed to sell the property quickly. Most sales
involved terms by which the seller received cash or its equivalent at & typical market interest rafe and term mortzage, Typically,nosales
concessions were given to these trangactions,
Conditiony of Sale; Adjustments for conditions of sale usually reflect the motivations of the buyer and seller, When non-merket conditions of
salo are detected in a transaction, the sale must be thoroughly researched before an adiustment is made, and the conditions tmest be adequately
disclosed. Conditions of sale adjustments aro rare.
mdnumlmmadhhl lnzr nrchage: imuwlcd ble considers itrres that will have to be made ofa
my— S ; " z - : e

Jmnlso Thuvalnuddedurlos! y the Mng_wmlﬂ_ummm_ww__

cost of installing or rernoving the item. may be v o sale price that jncludes the extra cost of | &0 am
Conversely, the addition of an amenif wmctimeandd.smorevalmetna than its cost
Subject GBA- 14800 S¢it X § 190.00 /SqFtGBA: = VALUEEY SALES COMPARISON APPROACH = § 2,812,000
OPRIIOH OF VALUE OF EXCESSLAMD = §

P30N OF YALUE OF PERSONAL PROPERTY andfor OTHER NON-REALTY NTERESTS CLUDED = )
mmvmmmwmmm = 2,812,000
MWTDHU:VMEBYMWMMMME) =5 2.812.000
- Topyto 2013 by 3 & mock, Inc. This form oy 58 modied wEhol towever, a8, iz te ber acknowedged e crecld.
: Form GPSMCOM2 - “TOTAL" appraisal saftware by ala mods, bnc. - 1-800-ALAMOBI 126201




Hart

COMMERCIAL PROPERTYAPPRAISAL REPORT Flalo: MI619-30A
Comements/RetoncEiation of tha Capitalizgtion Rate Conchrsion

£] Capitalization Rate

_g,'rhceaml_@g' ization rate s the factor that coverts the stahilized net operating income (NOT) to a present value. [t is the matio of net income to

lg vn!nenrsalemec.Wehwmmﬁagm@_mﬁmﬁmmtdwmcmmmcm&mmmhmmuasothersalaof

B use and location in the work file, We have considered this cap rate a; current market trends and PwC Real Estate Investor

5 S rates from the Second 0f 2022. Consideration has boen given to the relative risk that the subject ents
to a potential investor, and a final capitalization rate of 5.00% is selected as most appropriste. This rate considers all relevant aspects of the

§Mmm and the relofive ape and utility of the subject,

0

=

g

:%D@ﬁamﬂmﬂmz From: 4.25% To! 6.50% MWMMWW 5.00%|
Comments/Analysis of $ta lncoma Approach:
INCOME APPROACH

similar Jocation characteristics. The overall range for rents for ynits was $9.00 to $14,30 foot. When lmcmmarc ady for

location, access, amenifies, and expenses the reconciliation is $12.50 ner square foot for the space, We have reconciled to the middle of the

ggghased on the tnix nfnsah]cm m‘mm mmarkctr:ntx]mmme fmthemectwonldbeﬁlss,ml)gm Wehmalso
tected Ses ng I ) i

appropriate rate, MQEMWMBMQQOWIM
Vacancy and Collection Loss
Vacancy and collection losses are improving in the current market after having risen gver recession and real estate weakness from 2009.
ies that are actively marketed as rentable to have stabilized in terms of . Futiere of similar in this area

is limited by financial feasibility and currently available inventory, Current vacancy levels are 3%-5% and should stay in this range barring
any ynforeseen market moving events,

i ma 5 1
Q,MMMMWM d:scnssmns thioca!mlm hmdeggmmm_
&{ with other propertics that are similar to the subject.
o
g
g‘s the taternent in the foll
9
Q
£
H
d
0
Net Operaing lncoms: § 131,538 7 1. Cap. Rats: S.00% = BOGATED VALUE BY INGOME CAPTALEATION = § 2,630,760
DFRO0N UF VALUE OF EXCESSLAND = §
OPINON OF VALUE GF PERSGNAL PROPERTY andjor OTHER NON-REALTY NTERESTS NCLUDED. = § o
‘OTHER ITEWE) AFFECTING THE INCOME APPROACH VALUE (¥ spplicabie) = $
THOLATED VALUE BY INCOME APPROACH. = § 2,630,760
FIRAL IDICATION G VALLE BY INCOME APPROACH (ROUNDED) = § 2,630,800
- wmamnmmmmmmmmmmmm|lmmwmwmm
Form GPSMGOM2 - “TOTAL® eppeaisal softwara by a b mode, inc. - 1-800-ALAMOB! 122013



COMMERCIAL PROPERTY APPRAISAL REPORT Fsto: M2619-30A

Vairs Indication - Total Sia Valoe:

Valug Indication - Sales Conparison Apprazh:

Valus Indicafion - income Approach

| Opinicn of Vv of any Personal Property and/or Other Non-Really Interests Inchued:
Firal Recanchaion:

The of reconcili onmvolmﬂm is of each to value. The quality of data applied, the sipnificance of each h

Cost Approach
In new constmuction the cost approach is often the most reliable method of forming an opinion of value, In this case thengeofthe

M@MQMMEMM_  this a good indication of value but the financial feasihility of s profectand
itive make it less le. This h is fully devel and weighted i this anal

Sales Comparison Approach

Income Approach
B The income approach bay been fully developed, In the evalustion of commercial this is  very relovant h since the
EMMMMMMMM
5| 1ack of market based data from the nor apms length retail suite.
g
g
3
[DATE OF REFORT: 09/0212022 DATE OF INSPECTION: ms.rzmvzo‘g“zld
|Based on the degree of Inspection of the Subject Property, as Inicated below, the defined Scopa 0f Work, Stetement of Atstmiplions un:ungmmm
andAppralw’lMWW(M_MMI!!ﬂlmvm(ummmmnummdn.dmsmm
QPRIOH OF VALUE (xs defined): § 2,750,000 (s1) endiors ofher, o
EFFECTIVE DATE(S) OF VALUE: 08/28/2022 (23 8} and/or |dhu.dnuh)

o |property onderstood wiogy reference to the irdtrmation coszined & the rompiete report
Emm [ Scopa of Work B Limitng Cond/Certication £ Narmative Addendum £ Phatograph Addendz
2| T Sketch Atdendum (] Rap Addenda £ Cost Addendurmt X! Flogd Addentm [ Additional Ses ]
§ < Additional Seles [ Additionz} Rentals %mmmmm E]mmcawum %Bmudm;\ssmms
il O
E i (| &1 a [
¥ paquired for this further sttachments may bs Indicated slsewhers In .
Chent Contact Cntanz:  Georgpone Hart
Ema Adress: 28 Villa
 APPRAISER SUPERVISORY APPRAISER (if required)
ar CO-APPBAISER (if applicable)
Q Supervisary or
g W\ﬁj/ m_l_ngg_wu Co-Appraises Narer
2| commy: Camgany:
9 Phone: Fax
5 | Phicne: ML Fax :
Emai geotti@potterappraisal.com mﬂmmm)‘
Dats of Report (Signatre): ~ 09/02/20722 : _
License o Cortification # ~ REA-RAG-LIC-717 Sigly: MT  jLicense or Cerification State:
nm#mugmfmucmm 03/31/2023 - Dmmﬁﬁm“”ﬂ““wm‘ .
Inspection of Subject: [q imeior&Bxerier [ ] ExeriorCOnly [ ] Mone  |inspectionof Subjeck: (] tntesior &Btedior ] PeeriorOnly [ Nome
Dats of Inspection: _08/28/2022 Damollnspecton:

A e and complata copy of this repoct comtaing 31 pages, hcluding ediblts which 2 conskdered an infegral part of tha report. This zppraisal report mzy not be

1272013

- - wnmsmumummmummmmmm.uhmmmnwww

Form GPSMCOM? - “TOTAL" appraisal software by a la mods, inc. - 1-800-ALAMODI




Hart
ADDITIONAL COMPARABLE SALES Febia: M2619-30A ,
FEATURE | SUBJECT PROPERTY COMPARABLE SALEND. 4 COMPARABLE SALERD. & COMPARABLE SALEND. 6§
Adiress 28 Vrillage ¥ oop Rd 7935 Mt Highway 35
Kalispell, MT 59901 Bi MT 59911
Provimity to Subject 14.63 miles SB
Buikding Usage/Nama [Branding Tron Station
Saie/Dezd Reference
Data Sourcas) #22212607 _
Verficafion Sourva(s) Assessor/DBY
SdaPiks s SR | Y YT T SR
C.E ADIUSTWENTS | *_ DESCRIPTION CESCRIFTION +) $Agst EESCRFTION (S At DESCRIFTION |+ SAdNSl
fighis Appraised ee Simple Fee Simple
Data o SalfTe Active Listing -144,750
Conditions of S2la Conventional Corventional
Sals Comcessions None Noted
Cash Equvalent P |$ 182750250 s [s
C.EPrice/GEA 3 s 230,73l 5 ] s {
VALUE ADJUSTMENTS BESCRIFTION DESCRPTION () S Adhst DESCRITION +-)$ Adpst DESCRIFTION 33 S Adkst |
Net Balding Area 14,800 sgit 11,920 3at __Saft! i
Bross Bufiding Area 14,800 sgft 11,920 511t _sgit LA
Net Sita A _(in Acres} {1.1 -12.5
Logation Whitefish Stape  |Bigfork
Typa ol Coostruction. | Standand sin Stapdand 1.5
CostctionOuzly  [Avg/Gd Good -5
Age 22 15 2.7
Conddtion Av/Gd |Avg/Gd —
@ Good Avp/Gd
("}
% ) [
guammrrmhs fi+ -8 216944) f1+ [1-13 i+ T1-18
mmmmrrml.insmeam Kt  79%  @-820/8 Net % Het %
Gross  78% 21253| Eruss %l$ Emss %is
Cummtsmmwsnlcnlmmbh&hs iaanacﬁ dh:rr saleaddcdnsucurrcntmmkct ustration, It has been
8¢ adiusted in the same mansier s the safes © Ben o psking price to sales price ratio taken from
E MM_MM&mmMMJmMM@QmwM
o
3
¥

Copyighte 2013 by a 12 mode, bnc. This form may be repmduced cermodTied Wit wlen pennission, howeser, L thade, k. rmasd b ekrowiadiged

Form GPSMCOMZ.(AC) - “TOTAL" apprelsal software by a ia mode, Inz. - 1-800-ALAMODI
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RECONSTRUCTED OPERATING STATEMENT

28 Village Loop

Potential Rental Income = S185,000

Potential CAM Income = 531.080

Potential Gross Income (PGL) 5216080

Vacancy & Collection Loss 3.00%] = (S6.481)

Effective Gross Income (EGD) = 5209,598 S209,598

EXPENSE ITEMS

Management $209,598 | x 7.50%| = 515,720

Real Estate Taxes 21 %] 813,57000 $27.140

Insurance 1) x| S7.20000] = 57,200

Advertising 12 ] x S100.00 | = $1,200

Building Maintenance 14,800 | x S050 | = $7.400

Lawn & Grounds Maintenance 12| x| S1,00000]| = S12,000

Reserves 14,800 | x S030 ) = 57,400

Total Expensas S578.060 (578.060)

Net Operating Income 5131,538

Value indications NOI Cap Rate Market Value Sisf.

with various cap rates $131,538 1.00% = $3,288.445 5218.53
$131,538 1500 = $2,923.062 $194.25
$5131,538 300% = 52,630,756 5174.82
$131,538 5.50% = 52,391,596 $158.93
5131,338 6.00% = $2,192 296 514569

Reconciled value viaincome capitalization

[ 52,630,500

Estimated overall rate =

5.00%

 Form SENLEL - "TOTAL" appraisal softwars by a b mods, inc. - 1-800-ALAMODI
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