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Porter Appraisal Inc. 
344 S. Main St 
Kalispell, MT 59901-4848 
(406) 755-6844 

09/02/2022 

Georganne Hart 
Advanced Property Management 
28 Village Loop Rd 
Kalispell, MT 59901 

Rd: Property: 28 Village Loop Rd 
Ifalispell, MT 59901 

Bmvowen None 
File No.: M2619-30A 

Opinion of Value: $ 2,750,000 
Effective Date: 08/28/2022 

The intended use of this appraisal is for the evaluation of assets for a possible sale. It is intended to comply with the 
reporting requirements set forth =dm Standards Rule 2-2(6) of the Uniform Standards of Profossional Appraisal 
Practice. As such, it presents mmmary discussions of the data, reasoning, and analyses that were used in the appraisal 
nmacess to develop the opinion of value. Supporting documentation that is not provided with the report concerning the 
data, reasoning, and analysis is retained in our work file. The depth of disaussion contained in this report is specific to 
your needs and for the intended use slated in the report We have prepared this =aiml with a specific defined scope 

based on your It:West and forniliatitY with the property. We are not responsible for unauthorized use of this report. 

The attached report details the scope of the appraisal, level of reporting, definition of value, valuation methodology, 
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 Limiting Conditions, 
Assumptions, and Certification included with this report. Acceptance of this report constitutes an agreement with these 
conditions and assumptions. Analysis is for real estate only. No perscrnal property was considered. 

Sincerely, 

Scott Ingersoll 
License or Certification 9: REA-RAG-LIC-717 
State: MT Stones: 03/31/2023 
scottitibortemporaisalcom 
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SUMMARY OF SALIENT FEATURES 

& OPINION OF VALUE 
Hart 

FYN= M2619-30A 

Location of Subject Properly: 28 Village Loop Rd 
Kalispell, MT 59901 

Asset Namernicatlficatien: Village Plaza 

Legal Description: Lot 2 of Village Plan 832 329N R21W 

Parcel ID #(s): 0004253 
Map Reference: 28060 

Current Owner of Record: Village Plaza Incorporated 
Occupant multi-tenant 

Site: 1.10 

Description of the Improvements: Mixed use strip style commercial building on one site. Currently 13 suites of varying 
size between 4005aft and 2000 scift Total GSA is 14,800 soft All suites have some 
level of updating with average to good crudity materials. Each is in average to good 
condition with ongoing maintenance. 

Zoning Classification: B-1 
Zoning Description: Neighborhood Buffer District 

Highest & Best Use: Commercial Strip 

Real Estate Taxes: $ 27,139.03 
Tax Year: 2021 

Date of Inspection: 08/28/2022 

Date of Signature & Report 09/0712022 
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APPROACH TO VA! IIF INDICATION OF VAI IIF 

Cost Approach: $ 2,851,800 

Income Approach: $ 2,630,800 

Sales Comparison Approach: $ 2,812,000 

Total Site Value: $ 495,000 

Personal Properly/Nan-Really Interests Of included): $ 0 

Appraisers Opinion of Value (as defined): $ 2,750.000 
Effective Date of Appraisal ('As On: 08/28/2022 

/41 
Eerier APPraisal Inc. 
Scott Ingersoll 
Certification ft: PEA-RAG-LIC-717 
State: MT Expires: 03/31E2023 
scott.Belporterammtisalccan 
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Hart 

Rote* Adam= 2$ White Loan Rd 010: Kalisneil St MT Bp Cola 59901 
0115010a10 (f11:9Atab0): Village Plaza 
Mot Gamma= Had Mt= 
APO= Scott Ingersoll Address 3448. Main St. !Garnet MT 599014848 
STATEMENT OF ASSUMPTIONS & MINIMS CONDMONS: 

-The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the tide to It The appraiser 
assumes that the title Is good and marketable and, therefore, will not render any opinions abounhe title. The property Is appraised on the basis 
of it being under responsible ownership. The future operation of the properly assumes slated and adequate management but are not represented 
to be historically based. 

-The appraiser may have provided a sketch In the appraisal report to show approximate dimensions of the Improvements, and any such sketch 
Is included only to assist the reader of the report In visualizing the property and understanding the appraisers determination of its size. Unless 
otherwise indicated, a Land Survey was not performed. 

- If so indicated, 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 is located In an Identified Special Rood Hazard Area. Because the 
appraiser is 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 made an appraisal of the property In question, unless specific 
arrangements to do so have been made beforehand. 

- If the cost approach is included In this appraisal, the appraiser has estimated the value of the land In the cost approach at tts highest and best 
use, and the Improvements at their contributory value. These separate valuations of the land and improvements must not be used In conjunction 
with any other appraisal and are invalid if they are so used. Unless otherwise specifically indicated, the cost approach value Is not an insurance 
value, and should not be used as such. 

-The appraiser has noted in the appraisal remit any adverse conditions (Including, but not limited to. needed repairs, depreciation, the presence 
of hazardous wastes, tads substances, etc.) observed during the Inspection of the subject property, or that he or she became aware of during 
the normal research Involved In performing the appraisal. Unless otherwise stated In the appraisal report, the appraiser has no lmowledge of any 
hidden or unapparent conditions of the properly, or adverse envimnmentil conerlions (including, but not Limited to, the presence of hazardous 
wastes, toot substances, etc.) that would make the property mom or less valuable, and has assumed that there are no such conditions and 
makes no guarantees or warranties, mess or implied, regarding the condition of the property. The appraiser will not be responsible for any 
such conditions that do mist or for any engineering or testing that might be required to discover whether such conditions exist Because the 
appraiser is 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 or she 
considerate 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 ether parties. All Information famished regarding rental rates, lease terms, or projections of Income and expense is from 
sources deemed reliable. No warranty or representation Is made as to the accuracy thereof. 

- The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional Appraisal 
Practice, and any applicable federal, state or local laws. 

- If this appraisal Is indicated as subject to satisfactory completion, repairs, or alterations, the appraiser has based his or her appraisal report and 
valuation conclusion an the assumption that completion of the Improvements will be performed In a worlananlike manner. 

- An appraiser's client Is the party (or parties) who engage an appraiser In a swains assignment My other party acquiring this report from the 
client does not become a party to the appraiser-client relationship. Any persons receiving this appraisal report because of disclosure 
requirements applicable to the appraisers client do not become Intended users of this report unless specifically Identified byte client at the time 
of the assignment 

- The appraisers written consent and approval must be obtained before this appraisal report can be conveyed by anyone to the public, trough 
advertising, public relations, news, sales, or by means of any ether media, or by its inclusion In a private or public database. 

-An appraisal of real property Is not a 'property inspection' and should not be construed as such. As part of the valuation process, the appraiser 
performs a non-invasive visual inventory that is not intended to reveal defects or detrimental conditions that are not readily apparent The 
presence of such conditions or defects could adversely affect the appraisers opinion of value. Clients with concerns about such potential 
negative factors are encouraged to engage the appropriate Mae of Melt to Investigate-

- Values for various components of the subject parcel and improvements or the value derived by one or two approaches to value as contained 
within this report are valid only when maldng a summation or final opinion of value and are not to be used independently for any purpose and 
must be considered Invalid if so used. A separate report on only a part of a whole property, particularly if the reported value exceeds the value 
that would be derived if the property were considered separately as a whole, most be stated as a fractional report 

- Forecasts of effective demand forth° highest and best use or the best fitting and most appropriate use were based on the best available data 
concerning the market and are subject to conditions of economic tmcertainty about the future. 

__ . .... . 
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Hart 
Definitions PIMP M2619-30A 

Plopely Milts& 28 Village Loco Rd elpf Kalispell sr& MT Zp Cade 59901 
8111610186448PProblell Village Plan 
C52nt GOMM= Hart Adding 
Appraiser: Scott Ingersoll MP= 344 S. Main St. Kalispell, MT 599014848 
SCOPE OF WORK: 
The Scope of Work Is the type and extent of research and analyses performed in an appraisal assignmentlhat is required to produce credible 
assignment results, given the nature of the appraisal problem; the specific requirements of the Intended user(s) and the intended use of the 
appraisal report Refine upon this report, regardless of how acquired, by any party or for any use, other than those specified In this report by 
the Appraiser, is prohibited. The Opinion of Value that la the conclusion of this report Is credible only within the context of the Scope of Work, 
Effective Data, the Date of Report the Intended User(s), the Intended Use, the staled Assumptions and Limiting Conditions, any Hypothetical 
Conditions and/or Extraordhiary Assumptions, and the Type of Value, as defined herein. The appraiser, appraisal firm, and related parties 
assume no obligation, liability, or accountability, and will not be responsible for any unauthorized use of this report or Its conclusions. 

MARKET VALUE : 
Market value means the most probable price which a properly should bring in a competitive and open market under all conditions requisite to a 
fair sale, the buyer and 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 sericite buyer under conditions whereby'. 
1. Buyer and seller are typically motivated; 
2. Both parties are well informed or well advised and acting in what they consider their own best interests; 
3. A reasonable time Is allowed for exposure In the open market 
4. Payment is made In terms of cash In U.S. dollars or In terms of financial arrangements comparable thereto; and 
5. The price represents the normal consideration Scribe property sold unaffected by special or creative financing or sales concessions granted 
by anyone associated with the sale. 
*This definition is from regulations published by federal regulatory agencies pursuant to Me )0 of the Financial Institutions Reform, Recovery, 
and Enforcement Act (F1RREA) of 1989 between July 5,1990, and August 24, 1990, by the Federal Reserve System (FRS), National Credit 
Union Administration (IIICUA), Federal Deposit Insurance Corporation (FDIC), the Office of Thrift Supervision (OTS), and the Office of Comptroller 
of the Currency (BCC). This definition Is also referenced In regulations jointly published by the OCC, OM, FRS. and FDIC on June 7.1994, and In 
the Interagency Appraisal and Evaluation Guidelines, dated October 27, 1994. 

[RAMMING TIME: 
An opinion of the amount of time it might take to sell a mai or personal property Interest attire concluded market value level during the period 
Immediately after the effective data of the appraisal. Marketing time differs from measure time, which Is always presumed to precede the 
effective date of an appraisal. (Advisory Ophdon 7 of the Standards Board of The Appraisal Foundation and Statement on Appraisal Standards 
No. 6, 'Reasonable Exposure Time In Real Property and Personal Property Market Value Opinions' address the determination of reasonable 
exposure and marketing time). (Dictionary, 5th Edftion) 

ECTRAORDINARYASSUMPTION: 
An assumption, directly related to a specific assignment, which, if found to be false, could earths appraiser's opinions or conclusions. 
Extraordinary assumptions presume as fact otherwise uncertain Information about physical, legal, or economic characteristics of the subject 
property; or about conditions external to the property such as market conditions attends; or about the Integrity of data used In an analysis. 
(USPAP, 2010-2011 ed.) (Dictionary, 5th Edition) 

HYPOTHETICAL COMMON: 
That which Is contraryto what edsts but Is supposed forth° 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 hien* of data used In an analysis. (Dictionary, 5th Edition) 
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Ream M2619-30A 

hoperly Adana 28 Village Loon Rd H1Y: Kalispell sr& mT Sp Coda 59901 
Butting Name (I applicais): Village Plaza 
Heat &organ= Hart Maar 
Amer Scott Ingersoll Address: 344 S. Main Si, Kalisrel, MT 59901-4848 
APPRAISER'S CERTIFICATION: 

I certify that, to the best of my forowledge and beget 

- The statements of fact contained In this report are true and COin3Ct. 

-The meetly of this report, for the stated use by the stated user(s), of 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 present or Prospective interest in the Properly that Is the subject of this report and no personal interest with respect to the Parties 
Involved. 

- Unless otherwise Indicated, I have performed no services, as an appraiser or In any other capacity, regarding the properly that Is the subject of 

this 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 involved with this 8381011ment. 

- My engagement In This assignment was not contingent upon developing or reporting predetermined mutts. 

- 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 that were in effect at the time this report was prepared. 

- I did not base, either partially or completely, my analysis and/or the opinion of value In the appraisal report on the race, color, religion, sex, 
handicap, familial status, or national origin of either the prospective owners or occupants of the subject property, or of the present owners or 
occupants of the properties in the vicinity of the subject property. 

- Unless otherwise indicated, I have made a personal inspection of the properly that is the subject of this report. 

- Unless otherwise Indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification. 

- I have not performed an appraisal or other real estate related service involving the sublect property within the three years prior to this 
assignment 
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Sco e of Work Fla Na. M2619-30A 
Blamer None 
?reply Addass 28 Village Loop Rd 
ClY Kaliseell 01NY Flathead Stab MT TO eats 59901 
LaMar/MN Gecalatnne 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 is 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 conditions 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 a prudent buyer will pay no more for a 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 sources, and 3) adding this depreciated reproduction or replacement cost of the 
improvements to the site value. The site 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 causes. Depreciation can be observed from rent loss or 
based upon a cost-to-cure. In all cases, information concerning 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 a 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 value. 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 a 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 subtracting vacancy, collection losses, and expenses from the property's annual potential gross 
income. All of these figures are derived from market comparison of properties similar to the subject The 
reliability of the Income Approach depends upon the reliability of income and expense estimates, 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 fatal value estimate. 
This process is discussed in the reconciliation and final value opinion. 
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hoped), AM= 28 Wan Loop Rd alr Kalispell Statm MT lip: 59901 
0001K Flathead UPI DesadedsK Lot 2 of Wage Plaza 532 729N 82IW 

lading NeologaSebble): Village Plaza 
P40110 Siel: 0004253 
&meal 201110810: None 
CortentOrmar ol Retort Wm Plasa Inconwrated 
Property Use (1 mked, clack al that apPy): K1 Mee 0 Commettbi 11 blastlal Fl Real 0 Other (danto) 
Womb 00800119 Wm Mixed use office 
litaltetkea Name: Whitefish Stage KM Marta= 28060 Oxon Ract 30029-0008.01 

as 

The impose of tds Seal ks to dollop an oprien ot l i MarkelValue (as delbe0, or LI Wart/pa Gleans (desate) 
Inteadedlist Market Value for financial considerations. 

landed User(s) (by name &type): Named client only 
This tapas b nottratnied by the essolietta)tarsey Mt we or bytaireher toads). 7In apsealseds)assume nolletilly far my tnneorteeduse el Pdeapproleahspart. 

Cleat Gomm= Had Contort 
At 28 Village
Pim 406-261-7582 Fac E-melt 
SKollsel CooPor Porter Appraisal Inc. 
Address 344 S. Main St. Kalispell. ?AT 59901.4848 
P10= (406) 755-6844 Esc  Welt 
Maim; Scott Ingersoll Co-AKtaben 
Desiandom Oasitanfor 

I WOW. 

E 
1 
is 

Certificate or Lltease 4: REA-RAG-LIC-717 or limn 4: 
9001b1100N 03/3112023 Sbiec MT BI30031 Date Stet 
ftwely Illohts Appraised: E) Fes WM El Leasehold 0 Leased Fee Fl Other (easer/a) 
Repotting 0054): El Apecalsal Repot n Restrided Apptalsd Report 0 Mtn (dasran) 
Ibis rep:61211a the lofted" yaw 5 not Wat sea comments): F) DIM Kte Inspection Datable Maw Date) Fl Retrospedlat ri Presses 
Li Itched* Ws noodle do objectto tin blowing Hypteedcal CMS= car EnneecOmAssnopleas: 

,29 
4 

Hypothetical Conditions ill appacable): No hypothetical conditions were applied 

Eton:Unary /imposts (1 applicable): All assumptions relied upon are stated in the report and/or addenda 

g 

Entatollespectka alSubject limpalr Ma SetecesUsett N WS N Put& Recants (xl Appraisal Flee 

SPeolstr. El Wes* & Etats 0 Erletbr Only 0 Nom 

90101049K0Ne 0828/2022 
Fi Inder and/or Cleat fl oater D Plans aSpedfras Fl Coreract 
0 Otet(desailx) 

Co- or Sopenapxy Spanker D Interiar &UM 0 blab Orly 0 Now 
Date efinspePiort 

Bulldig Ama Measured? fl ies []No D 
/topsides to Value Develaped tar Ras Apscalial: Ej Cost Approach f4 Sales Cowernon Mina II Income Approach 
Reasons tor EMEkig an Appre0 to Mr No oommoaches me excludet 

o 
3 
u. 
0 ty

§ 
as

Addional Scope el Watt Cements Soo scope of Work imiLeii. 

1 

20
0
L4 
a Pb 

Vabe Indication • Rtal SO Yr $ 495.000 
Vain frofthon - CostAppreattr $ 2.951.800 
Value Indolon -Sales Complicit Approach $ 2.012.000 
Van Ideate •Imone Approac $ 2.630 800h 
Ocatisn °WM of any Personal Potty andlor Other tion-Reaty thterests !Mt& $ o 
DATE 0FREP0R0 09/02/2022 DATE OF 190ECTOIL 08/2812022 
OPINION OF YAWS (a Sae* S 2,750,000 (as Is) wad (adman) 

EFFECTIVE DATE(S)OF VALUE: 08/28/2022 (as 10 Site (Dm desert.) 
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COMMERCIAL PROPERTY APPRAISAL REPORT 
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ROW M2619-30A 

z 
0 

Markel Area Nana Whitefish Stage Maketkea Sonientes: The specific market area is the business district of 
Whitefish Stage. It is proximate and developed around the Highway 93N and Hospital developments. Competing areas include the 
commercial districts at Evergreen. NIlighwav 93. S Kalispell. and Main Sired. 

Characledsties 
Lovelace 0 Ohm [23] Suburban Dan 

Presentlind Use 
Vacant 10% Understirobi Relaxed fiversuppty Vacancy 

BO up: Ei Over75% 0 25-75% 0 Undtr25% OneRnit Reederilith 5% 0 E 0 2%, 
Development 0 Increasing E] Rath El Deenesho MulliRell liesideritlak s% 0 El 0 21; 
Value Trait 0 Increasing fEl Mao D Decreasing Office; 30% 0 El 0 5% 
Rental Dana: 0 Iambs El Retie 0 Deming Rent 40% El El 171 sx 
Vacancy Trend: 0 Increasing Fl Rabb 0 Decreasing Snead 10% n (51 n 10%, 
Change h Land Use: m Una* D Liar L TakIngRace• • Force • Tx 
Change b Economic Base Z Unthely El Likely* El Takim Race * • From: • Tcc 
limy Changes hLand Use axVor Ecolurk Base are Maly or Taking }lace, inemee the Impacton papattreues: E Peeve 1-1 Napo. 1-1 None N. WA 
Coneneds en lard Use and/orEconomic Base Champ and Inmate The Whitefish Stage area is well established with a mix of commercial. retail 
and medical There am also mixed health cam and a developed f course close There is no forecast of change in the area. 
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llarkebbilityFaetes FAc. GS Am. FE Poor 
Employment Rattly. 0 0 ND 0 
Convenience to Employment 0 ND  El 0 
Convenience to Stearin: ID ND  El 0 
Corsi= to Schools: 0 ND 0 0 
AdegraCY Wilk Tr23ISPOrt: D 0 0 D 0 
Recrealimal Fates: 0 ND 0 0 

WA 
0 
0 
DRetake 
0 
0 
0 

IbrIrthilaTRers an Gool Avg. Fair Poor 
AS=101111R31s1 0E0000 
Ramey fampathey: 0E0000 

tom DeSeMal Comb El NOOD 
Poke and Re Pinteenze 000000 
&MIAMI= ofProPatis: El 0 El 0 El 
APIS MIRA& 000000 

WA 

El 

El 

DesaiptIon/Andysis at Market Mimi Markt Condi5orn pocludogetupportforthsatoveclaracteristicsandtmt): This is a stabilized t weenie market o 
with signs of construction and expansion. Activity has increased over the recent past with strewth rates similar to those prior to the general 
economic slowdown of 2009. Commercial lending and new construction has increased with the rest of the market. The uncertainty in real 
estate from that period and the restriction in lending that limited transactions have nassed and each is at the highest levels in several yews. In 
the past two wars we have seen a consistent increase in existing commercial and commercial construction transactions. Interest rates have 
increased but remain in a historically low and stabile range. Rental and oemaancv rates have increased leading to a greater Watts Pool and 
new construction activity. 

Description/Anaksis of the usages of nearby popectles scid to the SAMS tamable anz SIUTIXIIIding =Peaks are a mix of commercial. retail,a_ 
medical, residential, and general services. This mix is established and not likely to sismificantly change. 

le the SubmtPropertnummily fead arab? rA No 0 Yes tics* RS Mate $ Oars en Stet 
Anabsh ol Wan: The subject was not found to have been listed for sale in the past 36 months 

0 
S 
1.

Is the SalifeelProcerty curter* under Ccetztor fratIon? lE) No H Cataract 0 Opdan Haste Wand or Obits Set? 0 Yes Hue@ WA 
Data of Corend or Opliat Wee: Contract Pita 0 Clastp Oat 

Burr Wet 
i.,
co 

i 

Amlysis of Contracellptloce No contracts or Slone to purchase the subject were found or provided. 

co 

a 

My research OS Nj did oatmeal any Mr sales orgaralers alba subject prepoity tor the thee years panto the elective dab, cil tNs appraisal. 
Datth AlSource Fla Countyk Subject  sawlnrosfas Pear Sablitanstre #1 Prior SWhansles 0 2 RiorSaleffransler # 3 
Dee Salr/Transter 
Wane& PIS 
Data Scurce(s): 

16
_co 
n1 
P 
co 

Analysts et Sah/Translerastory: No sales of the subject were found in the past 36 months. No sales of the comparables were found in the vast 
12 months. 

I 

I CCcultd$: 
ti 

Assessment Data 2021 Fatal(s) Assessed: 0004253 
Assessed use Teak 6 $1 461.800 Comembe Land 5130.93131minovemans $1,330.862 
Cunard Tang Yew 2021 Tax Amount $ 27.139.03 Spttial Assessments:3 

Subjects assessment remained the same in 2019 and 2020 Increased to current level in 2021. 
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Total Ste Members: Sec attached sum 
Total taken 1.1 Acres bass Ste Area (hrnica*: Acres MASI keg 1.1 Acres 
Stud Beate W Eversmeen. Village Loon 
OtherSite features orBemags: 0 Trade Lot [E] Comertzt 0 Col de Sac ID Underwoural Ilegias [I] tratr(descrIn) 

Ueles fabfc Other Prondeoternailto 
Bea E 0 Flathead Electric 

011-stlalmaortments Tffe Putt Page 
that PaValk_Katgined 0 El 

Gag N 0 Northwestern Watt Common 
Wet: IS] El Evergreen Water Wage paved 

WNW Bar El 0 City Sawa GarbiGinot Concrete D 0 
swill son= 0 0 Developed Slant Concrete 0 El 
Telepliam 0 0 Cam:Nett] Street Hater Electric D 0 
Marnedig M 0 Spectrum Meg None El 0 
Tawitagbi Level 
Ste Typical for /ace 
Shape: Coma/ 2 Rectangle 
Iffity: Adeouate/Typical 
Granter Appears AliCalle0 

VOW: Suburban/Commercial 
Rai Attest: None 

Does the Gebnct Proteges Win a ERA Special Mal Harim1 Ara 0 Yes 0 No MIA Flconeog X 
FDIA Mae .: 30029C18101 MIA Map Date 11/4/2015 
ka any taminwital Muss bran ot swaged? Ellla 0 ['Yen denag 
with the subject property. There are no suspected environmental issues 

There are no lrnown adverse environmental conditions associated 
associated with the subject property. These was no testing perfonned in 

support and it is assumed that there are no conditions unless specifically observed and reported part Ithis analysis which there were not. 

sod Dream There are no known adverse soil conditions associated with the subject oropertg 
Easemagg No adverse easements wet found at the time of inspection. Road and underground utility easements are common for this area 

to member and use fees. There is an established CAM. and do not adversely affect this property. Parking is a shared lot subject 

Eacroarnments: lb oa t encroaclmsent were noted at  time of inspection. 

Site tate= The subject is a commestial tract that contains a total usable site area of 1.103 acres. Improvements to the site include a strip 

mall type commercial building, the site is L shaped with 2 sides of equal utility. This is a common inside comer layout that utilizes the space 
efficiently. It has Bill level access and level topography with good exposure on West Evergreen. Whitefish Stage, and the private Village Plaza. 

,IN 
M 

Zonng GlasetIcton: 13-1 
Bata Data Neighborhood Buffer District 

Do rases: loarnmens cone* wit tannymeng isquilmards? Ei Yes ID No Camera The subject use and building improvements conform 

with the existing zonine and other buildings in the area. 

bon the subject sits can* nth Mallon zaris requirements? El Yes 0 

and conforms with tl,_n_ gi_ttriattesi 'on. 
lb Comment The site is typical in size, shape. topography and access 

2 

Ines dead Widerolarmt mat Many lower impact business uses are acceptable as this is a buffer district between residential areas and those 

hither impact iatstrial. commercial and hial ing,act in the Evergreen Highway 2 corridor. of 

Zoning Cox El Neely Oiler 0 Taal Rata Y To: Comma 110 zoni_a_ 

is Maly in this area. 

- - --- ----- - - - -- - - ---------------------------
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Genera gesalpden 
ProcaNType: Commercial Ter Eat 2000 Add Aga 22 Mahe Aers 15 
I ollitddigrn 1 # of Serbs 1 Total Edna= annoralcUla 45 
Ccestudiorayps Standard single Fermate Remain* furor= Ils 36 
Constmetko Nags e 1 Blau ri Proposed 0 Under Consguatim Design or RAP Commercial Strip 
8teete Avv/Gd Coned= Avg/Cid Other 
Bulking Omega= 
Mang Ideal/Mien and Ames 
Main Building Rentable 

Fbar 
1 

Net Rath 
Area SeR 

14 800 
&IR 

Martial Area 
Desoto 

Toed Net 
kaa Sell. 

14 800 

Common 
Area fa GSA Sok 

14.800 

1 SecearoTattleS4R I 14,8001 I 14,800 
Osage Canal Maw An= There is a coveted connection arna between the 2 wings of the buildinghis an coeroislo and nass tbrou 
It can be accessed directly from 9=2 suites adherent but is common to all =amts. 

Usage Brakes= -Al FluedIrse 
Usage Type 
MS 

Total 
RP Soft 

8.000 
Usage % 

54% 

Band= Retlee-Contarn 
Item Cattested Value 
BuidlegleMelency Rage (19413uldbg Area SqR/GBA Sok): 100.00% 

Hetet 0 0% FlOorkea lab (13114SgallietSb Sift): 30.89% 
l_Iglaat 4.800 32% Buldlegbyfatalkolgrkt 21.300 94H. 
Manurachrint 800 5% Ground &maga Ratio (Footprint SOO& Hee Say 44.45% 
Was 1.200 8% Commits: 

ResearaWDeeelrnment 0 0 % 
Residential: 0 0% 
Puldreg Leonean 
Item Desetigthen 
On Site: Adiacent Lot 

Maid knees 0 Not Agicatie 
Item ele 
# of Ovetheed Doers 

Oat Bala Fattest E) None Noted 
Item Desolate= 

iAlgamoy: Good # didaftlArs: 
Catered: None RoSigke0: 
Gaga None Celia Height ffeeD: 
Sodas Asphalt Column Spacing (keg: 
Tohl IP 2 Spam: 44+ Railroad Sr FI Yes EI No 
%)acts/1.030 Salt St 2+ Other 
lemma= gem Es. Geed Avg. Fair Poor 
AP219/99ewomm 0 0 0 0 0 

WA 
0 

kaannerart gala Es Good Avg. FE Poor 
Ham 0E0000 

WA 

H%1PtüDqS 00000 
Capstan/too WO: 000 (11 00aantorx 
Exterior Corditort DO 0 DO 
Interior Conde= 00 0 0 0 
Roof Com: 000000thidsraft 
lostdallort 000000 
Planting: 000000 
Flectlaal: 0 PRI il DOD 

0 

0 
El 

At uncut; 000000 
000000 

Pamig Area: 000 E1 00 
re supra= DOMOOD 

0 E1 0000 
000000 
DO 0000 
O F1 1- 1 0 no 

Baildtrq Chaiautitillo 
Item Description 
coundalion: 1/2 Crew! concrete. 1/2 full basement concrete. 
Frage Site built/stick framed 
Federici Web: Qmni e Lop 
Root Sum= Closed IlussMstem. Wood frame  with steel braying 
Red Cosa Asphalt shingle 
Maar Patient Wood frame 
caw Oven or Suspended 
landalts Per codel_pilmlp t and blown.
Roo:68cm* Concrete cilizggercial tile-LVE and =et for finished areas. 
PbmbIng Plumbing is adequate in size and condition for Ibis use. 
Mental: Electrical system is typical for commercial use. It in adequate for the cmrent allowable uses and finished spaces 
Hearne: HVAC is forced air with condenser AC. 
Ak Con2iacts Included above 
Ma None 
Fire &Toamasina Single stage water 

02r arnameemorase Sidewalks. cubing. Hating. landscaping. common Maio. 

Pasted Rogert/ and/or Otherelan4lealy barest loaded la Opialm of Valum $ 0 No arsenal property. furniture. fixtures, or 

GP 
ozflhtenlm bias sexnraY RPM= 
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Grath ante Inthavemolts: See additional description 
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Sunny al Highest 6 Bat the 
FlIghesa & Hat Use 
Four criteria are examined in °flier to determineSAMthe_st tmd best use of the subject monertv. The criteria and their m:olicability to the 
subject both ss vacant" an "as • follow,; 

Legally Permissible: 
A legally permissible use is dctenninedpjmvby current zoning regulations. However other considerations such as long-term leases. 
deed restrictions covenants, and environmental regulations may preclude some possible highest and best use. 

Physically Possible. 
shape  tot:or:ratty affect the uses to which land may be developed. The utility of a parcel is dependant on its frontage and 

depth. Sites with Rectangular shapes maybotwexpensive to develop and topottmpliv or subsoil conditions may make utilization too 
costly or restrictive. Mglicst and best use as improved also depends on physical characteristics such as condition and utility. 

Financially Feasible: 
The use of the property is analyzed to make a determination as to the likelihood that the property is capable of producing a relaun which is 
greater than the combined income needed to satisfy operational expenses. debt service, and capital amortization. Any use that is expected to 
produce a positive return is classified as financially feasible. 

Maximally Productive 
fl e t that reovidese hichest mute of return anions financially feasible ow jsthic highest and best usa q yield a 

103 
I I
a 
k" 

profitable net return, and the quantity of land devoted to any Specific use must be limited to that quantity which will yield a maximum return 
to each owner. 

Hlultest & Bast Sons It vacant The value of land is generally detennined as though vacant. When land is actually thareasonin • 
oWn_j_mamatste ' er _v ol ft ,ues land as it • When land is not vacant however, its contribution to the value of the property improved 
depends on limy it can be best out Souse. Therein the highest and best use of land as though vacant must be considered in relation to its 
existing use and all potential uses. in general. the conclusion of highest and best use of land as though vacant is inquired except • circumstances 
where improved properties have structures with significant remaining economic lives and little or no indication of market demand for a change 
in use. The subject fits this description. Remaining economic life is substantial. The use of the property is practical and in demand 

Wild & BIS lisa th imPlised 0 Assn US8 0 ROMS Me (e n) 0 Other US? Orchil it is doubtful thzdaj orment of the site would 
result in an increase in the return to the land than that which is currently being generated. The existing buildings are the highest and best use. 
"as improved". In the current economic environment it is not likely that any form of redevelopment would pass the financially feasible test and 
no furl's' ement of the existing building is supportable. We believe there would not be sufficient return on any additional investment 

pp4sitrmle maintenance and ongoing rumb as needed to the current structure 

Actual Use as cl Eltedna flaq: commelinij 
Use as awned MI6 mpart Commercial Strip 

GP 
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COMMERCIAL PROPERTY APPRAISAL REPORT Ratios M619-30A 

z 
52 

Mellicdobgy- Me Oaths al Me Value Is derived bibs alliztlen ol the fabling rrelhod(s) (see trashed addenda tor deflates): 
PI Sales Comport= n Abaft Method In Ectradon Method n land kph* (see attached addendum) 
1-1 otner method (dasate) 
$18110680W CorilMerrier lathe site analysis we considered 7 sales and 3 listings. 3 of these are included below. The sales occurred between 
01/01/2021 and 08/28/2022. They varied in size from .16 acres and 3.25 acres. The chosen, and most reliable. "unit of comparison" is price 
ner Acre. The criteria for these land sales were sites of similar size, either having similar zoning and surrounding uses or not zoned with 
similar surrounding mos. 

KAMM I SUMECT FROMM COMPARABLE STE Mt COWPARAEILE ME NO.2 CC5PA111818 KM 110.3 
Address 28 Village Loop Rd 

Kalispell, MT 59901 
58 Village Loop 
Kalispell.MT 59901 

63/65 VMage Loop 
Kalispell. MT 59901 

101 Village 1-001$ 
Kalispell, MT 59901 

Pointy to Sub*t 
Lulilles Marbles 28060 28060 28060 28060 
Weed Rain= 
Data Sweets) MLSit22017744 DOM 93 MISK22201204 DOM 101 MLS822207372 DOM 97 
Venlicallon &erec(s) Crimp CAMA CAMA CAMA 
Sala Pries $ $ 240,000 Is 240.000 279.000 

CE ADJIMMEMS DE:1RP= DESCRIP1101 .141 SAllust DESCRIMICal NOS COMMON +HS Wt 
1$01111APP8sed Fes Simple Pee Simple Fee Simple Pee Simple 
Date ol &Km 02/12/2021 05/20/2022 Active Listing -27.900 
Custom of Sale Conventional Cash Cash Conventional 
Sale Cencessbne None Noted None Noted None Noted None Noted 

Cash EquiralentRice $ $ 240.000 $ 240,000 $ 731 100 
CE.Prke/ Acre $ 1 1,142,857.14 1 533333.33 $ 502,200.00 

VALUE ADJUSTMENTS 0ESCRII91011 DESCRIPIION +14 $ Adkot CESCRIMION +14 $ pad MECRIPMAI +14 $ awn 
Net Ste km fm Acres) 1.1 0.21 +250.000 0.45 +175.000 030 +175.000 
Lecatice Whitefish Stage Whitefish Stage Whitefish Stage Whitefish Stage 
ToPordPill' Level Level Level Level 
KgmeMblly Comer/Good Rec/Good TH/Adi/Avg ReclAvg 
Mlles Pwr/Gas/Wtr/Sew Pva/GrisAlltrifiez PwriGas/WO/Sow Pwr/Gas/WU/Sew 
Ste Impronments Avo/PLot/Crb/SW Apv/PLot/thia/SW A A 
ACCetirlExpeSure Good/Good Good/Good Avg/Avg +60,000 Good/Avg +30,000 

Net AdjusiMent (rote$10) N+ n - s 250.000 f5:1 + n - 1 235,000 N+ H- 205.000 

S
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Adjusted Sale Prim lin $1 
Net 104.2% 

Gross 104.2% A 490,000 
Ne1 07.9% 

Wass 97.9% $ 475,000 
Net 81.6% 

Gross MA 8 $ 456.100 
Coanneels/Amlyell al Comparable Sees: The chosen and most reliable. "unit of comparison" is actual sales price This has been applied to each 
sale and adjusted for date of sale " criteria for these land sales were sites of similar size if 
possible, similar sonic,' or surmunding use, and aVerape to 92:Al OXDOStirO end access. All of the sales were in s reasonable proximity with the 
size being the largest cliff:x=1re. All would be considered competing. Location adjustments are required when the location characteristics of a 
comparable property me different from those of the subject property. A property's location is analyzed in the relation to the location of other 
properties. The sales wens adjusted upward for an inferior location and downward for superior location. The physical characteristics of a 
comparable property and the subiect =may differ in many ways: each of these differences may rendre comparison and adiustment The value 
added or lost by the presence or absence of an item in a comparable property may not equal but can not exceed the cost of installing or removing 
the item. Any difference in the current use or the highest and best use of apotential comparable and the subject property must be addressed. The 
wmaiser must =mire the difference and determine if the sale is an appropriate comparable and, if so. whether an adjustment is required. In 
most cases the bower or buyer's agent must confirm the ultimate use for which the comparable was purchased. 

Cammerds/Analwis al Excess Lend (lfappIcatie): There is no excess land 

&Mb- I S Wks 
Net Stakes: 1.1 Ames X Indict:6(am el NetSte KORAN= $ 450.000 00 $ 495.000 
Ezmuland -Indicatedllske ((result:die) 
bums Land Amu saes X Inclubd Vim of Sass Land per Unit Ana $ -s 

IMMATEDVAIIEW1HE SUB.ECTTOTAL STE(IletZe frond Vidte 4'am Ind SadWS) . $ 405.000 
CopplytO 20134 z bra kr. Do too arrs to mwobced moolfed Mod itteo mask. ioweitrada as It mud tii iflonged to: =Ma 

GP Form GPSMCOM2 • TOTAI! aoaraisalsoltram by a la mode. kis - 1 -800-ALAMODI 12/2013 
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Tek iketApprisch tilts b basal upon N limb:amen Cost Now, cr Li Repritocilm CostNew (sea treks) 
Soma ol Cost Ita: Manhall a Swift 
littlbsi Cammads on out data muliplers, etr4 
Cinnzt 1.1418: 1.05 
Local Mt 1.03 
Stnatelitakdowit has Wont Balk Current 
Blida or Canoed SOL FAH Cost 1.1091br Cost 
Building rentable space 14,800 X 151.25 = $ 2,238300 X 1.08 

Local MOW 
Prea Maier 

Min Itekt Marrow 

a 5 2,417,580 
X 1.10 
X 1.00 
X 1.00 

I moms = $ 2,659,338 
Araa lkalCost Bask Current 

Otte% or Commit ta MLR Cost lAutMier Cost 
Basement & Common 4,500 X 35.55 a $ 159,975 X 1.08 

LOCI Multi= 
Area ladttplec 

Slory Healit Iduttanat 

= $ 172,773 
X 1.10 
X 1.00 
X 1.00 

I BUZZING a$ 190,050 
Ma Unil Cast Bat Dirt 

Bolding to Common Dia 5/59.8 Cost IWO* Cost 
X as X -s 

X 
X 
X 

I BUILCOS ia $ 
IALL MUMS - TOTAL 03ST JEW a $ 2.849388 

Mk Improrenacts &Jabal Apra Basic Cunt 
Descilption arty Ilan Cost COO Mutt Cost 
Site Imp 1 X 37,500.00 -$ 37,500 X 1.05 
LandscaPing 1 X 32,500.00 = $ 32,500 X 1.05 
Patio 1 X 37,500.00 a $ 37,500 X 1.05 

"S 39,375 
'4 34,125 
a 5 39375 

HMI Mktg 
=5 112,875 

X 1.03 
I WE DIPROVE1110113 a goimNAL MIS - TOTAL 0047 NEW =0 116,261 

ALLIMPROVEIIENTS -707AL COSTNEVI =5 2.085,649 
annasensural nroa a Sat 0303 Al Woven:Fits 
Description % Total Crattiew Cost 
Entrepreneurial Profit 7.5 X 2,965,649'4 
Indirect and soft costs 5 X 2.965,649 

 222,424 
a 5 148,282 

I RIMEHISEURIAL MOM a SOFT MOH - IOTA!. COST NEW a $ 370.706 
GRANDTOTAL-03STNEW a 5 3,338,355 

Phystal Deprachot - nag-hed boa Mats Economic Otanclato And/Or 
De= artDentolco 80e Ilia % lump Sum 

Building rentable space 15 45 3333 5 
Basement & Common 15 45 3333 5 

$ 

$ 886,357 
$ 63,344 
$ 
$ 949.701 

Physkateptela6m-Shoilit keen Etta Ecumenic Depreckam AntVOr 
DerDestaktIon Age lb % Lump Sum 

Site Imp 9 35 25.71 a 
Landscaping 9 35 25.71 $ 
Patio 9 35 25.71 $ 

$ 10,427 
$ 9,037 
$ 10.427 
$ 29.891 

Function COsolesmaa Depretton AtOr 
" = 3nDasoktIon % itim Ston 

$ § 
Econant Obsolescence Densest= And/Dr 

D= 11Banditti % int Simi 
$ Is 

TOTAL [OREM= = ( 979,592) 
CEPRECIATED VALUE OF THE IIPBOYEIEMS a 2,356,713.3 

OPIKON OFNET SRE VALUE a 495,000 
OPPIONOFYALUEOFECCESSLUO = 

OFICON OF VALUEOFFEBSONAL PROPER1Tartor07110111014-11EALITMEFESTS MUM) a- $ 0 
OTHER1101(51AFFECTINOTHE COST APFROACHYAUJEOlapplicable) = 

MUTED VALUE BTCOSTAPPROACH a 2.851,763 
FINAL IMMO OFVALUEBT COST APPROACH (BOUNDED) = 2.851.800 

Comments/Malysis of the Cost /toast In valuing telling:1-M information published by Manhall Valuation Service (MVS) has been 
considered. Cost guide information suggests that the type of construction associated with the main building would fall predominately under the 
commercial strip mall category. This is an average class S buildiky for cost information. Cost for this category is $15125 base per stare foot. 
According to Section 97 the improvements should experience a typical physical life expectancy of approximately 45 years. The basement and 
COMM011 areas are calculated in add on SDI= related to the specific use of the building it is added on to. Base cost is $35.55 with a economic life 
of 35 nark This life assumes prudent management and proper maintenance of the improvements. The effective age of the improvements used 
here is 15 for rentable space and 9 for common. 

GP 
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FEATURE i SLUM' RICREMY =PARABLE SUM 1 COMPARABLE $ALENO.2 CCUPARIGLE SNP NO. 3 
Add= 28 Village Loop Rd 

Kalispell. MT 59901 
645 W Maim St 
KaT 59901 

120 W Idaho St 
IfaRspell.MT 59901 

6550 US Highway 93S 
Whitefish, MT 59937 

Pluitilly to Subject 1.93 miles SW 1.76 miles SW 11.93 miles N 
Bung Usage/Name Woodberry Square DOCO DO Strip 
DIOS Reference 
Dila Sauree(s) MIS/122115633 MIS/02118141 MES#22107319 
Veal:don Soweels) Assessor/DBV Assessor/DBV .egr a±lif/ 
SNOTS Is 3063000 15 3.005.580 

________ 
Is 2.173000 

GE ADJUSIMEMS DESCRIPTRIN DESCRIPION +II $ Must DESORPTION +E) SEilest DESMIPTION +0 Mabst 
iliNINR92201 Fee Simple Fee Simple Fee Simple Fee Simple 
Da 01 Sale/Dna 08/12/2022 08/10/2022 10/01/2021 
CmOlons of Sets Seller Conventional Conventional 
Gala Conorilbre None Noted None Noted None Noted 

Cash EquiraketMes 1 $ 1.060.000 $ 3005.580 S 2,175,000 
CE.Rice/G8A $ $ 158.49 $ 178.52 $ 183.39 

VALUE ADASTMENTS DESCRIPTION DESCRIPTION +MS gust DESORPIMI +M palm =CON +14 past 
Net Etoldttg Area 14.800 sill 6.688 Mit 15.577 salt 11.860 NA 
Gross &Meg Me 14,800 %X 6.688 513 16.836 Stilt 11 860 slA 
Net Sts Area On Arms) 1.1 +15 +10 0 
Linden Whitefish Stage Kalispell Kalispell Whitefish -5 
Type of Cardnelon Standard single Standard Single Comma Conversion +15 2 Bldg Strip +10 
C(111501a011 Quality Avg/Gd Average +10 Good -5 AvidGd 
ROO 22 36 41.464/3 -1.940/20 0 
Gandilioa Avg/Gd Average +10 Good -5 Avg/Gd 
Peking Good Good Good Good 

Nel Miustment (Tilt in $) Tal + D - $ 243.443 El + H- $ 220552 ( f + D- $ 59300 
Nd AMustmerd (Total, In EMF GSA) 
Minted Sale Rim dm $ / SF GOA) 

Net no x 
Gross PIO % 

($33.40/ SF MA) 
$ 194.89 

Net 7.3% 
Gross 20.7 % 

91110/ S5(2.9 
$ 191.62 

Net 2.7 % 
Gross 82 % 

a 5111 /57 GEA) 
$ 18839

Conenteds/Analyse afGartparahle Saks: 
Property Rights Conveyed: Adjustments are only necessary if property rights are not absolute ownership (Fee Simple). An upward adjustment 
to a sale is applicaMe iftlAW.e mt inwas not transferred as a fee s' le eilate ad* ts are when a sale wsubiect to 
retentions of certain property rights by the seller. 
Financing Terms The transaction differ from that identical due different price alone property may of an property to financial arrangements. In 
some cases buyers pay higher prices for properties to obtain below market financing. Conversely, interest rates at above-market levels often 
result in lower sales prices. A condition of sale adjustment recognizes that some sales re transacted by unties under duress, who are at a 
disadvantage. A combined adjustment results when favorable (mooring a ft:notion of the sellers` need to sell the property quickly. Most sales _is 
involved terms by which the seller received cash or its antiyalent at a typical market interest rate and term mortgage, Typically, no saki 
concessions were ziven to these transactions. 
Conditions of Sale: Adjustments for conditions of sale usually reflect the motivations of the buyer and seller. When non-market conditions of 
sale are detected in a transaction, the sale must nb hlthoro  y marched before an adjustment is made. and the conditions must be adequately 
disclosed. Conditions of sale adjustment; aware. 
Expenditures Immediately after purchase: knowledgeable buyer considers expenditures that will have to be made upon purchase of a property 
because these coils affect the price the buyer agrees to pay, Such expenditures may include the cost to demolish and remove any build:in, cost 
to petition for a zoning change, or costs to nmediate environmental contamination. If the sale requires expenditures upon purchase. the sale is 
_at _svard to compensate. 
Market Conditions: Comparable sales that occurred under different market conditions than those applicable to the subject require adjustment 
for any differences that affect their values. An Adiusbnent for market conditions is made it since the time the comparable sales were transacted. 

.r _int e minsi gtes have ' d or depreciated due to inflation or deflation or investors' perteotions of the market have changed. 
n/Aeens/Exuosure: L nn aditostinents arc r,00ired when the location taetetisties of a omnoprable are different from 

those A location is in of the subject property. property's analyzed the relation to the location of other properties. The sales vane adiusted 
gard for an inferior location and downward for superior location. 
Physical Characteristics: The physical characteristics of a comparable property and the subject property differ in many ways: each of these 
diffeetnces may require comparison and adjustment Physical differences include differences in building size. quality of construction, 
architectural style. building materials, age. condition, functional utility, site size, atIndiveness, and amenities. On-Se environmental 
conditions MIN also be considered. The value added or lost by the presence or abate of an item iso a cannasable property prey not ectrel The 
cost of installing or removing the item may be unwilling to pry a hia sale esice that includes the extra cost of additur an am 
Conversely, the addition of an amenity sometimes adds more value to a property than its cost 

SubjectGBA: 14 800 9411. X $ 190.00 Gaff Gak et 11/MUEDYSALES 00IWARISON APPROACH e $ 2.812.000 
OPINONOFRUIROF EXCESSIAR/ a $ 

OMNI OF VALUEOPPERSONAL PROPEMYsoilorOMBINON-REAGYNIERESTS MUDS/ a. $ 0 
OMER111111(MAFFECTINOTIE GALESCOIEPARISONAPPROACH VALUE (Pripilicalle) .. 1 

MICATED VALUED SMENGWARSONAF9110101 e $ 2,812,000 
FINAL IlDICAMN DEVALUE BY SALES COMPARISON AMMO= (ROUNDED) e $ 2,812,000 

GP 
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Conmentsfilecentica of the CapliaLtion Rate Conchs= 
Capita/Linden Rate 

I 
Z 0 
0 

1
1
Is' 
2 
0 
0 
as
- 

The capitalization rate is the factor that mvat_tSaM=5 ms_a_ND_o_n_the net ' income 0 a value. • ratio of net income to 
value or sale prise. We have extracted a capitalization from recent sales included in the sales comparison approach as well as other sales of 
differing use mid location kept in the work file. We have considered this cap rate against current market trends and PwC Real Estate Investor 
Surrey reported rates from the Second quarter of 2022. Consideration has been given to the relative risk that the subject property represents 
In a potential investor, and a final capitalization rate of 5.00% is selected as most appropriate. This rate considers all relevant aspects of the 
subject's economic enviromns_nt_and the relative age and utility of the subject. 

Sabjectgatake liale Rape freer 4.25% To: 6.50% bate So Rah lathe What Flap= 5.00% 

r 

firments/Antysh of the lacuna Astoack 
INCOME APPROACH 

Market Lease Rates 
A survey of comparable rental data indicates a fairly wide range of indicated rents for properties with comparable physical attributes and 
similar location characteristics. The overall range torrents for units was $9.00 to $14.30 per square foot When lease rates are adjusted for 
location. amenitia. and  the reconciliation is $12.50 porsisuare ft  th psi . We have reconciled to the middle of the 
range based on the mix of usable space. Projected MOSS market rental income for the subject would be $185.000 per year. We have also 
projected expenses in the following reconstructed operating statement. We have used market based calculations with a vacancy and collection 
loss figures of 3%. This is currently a stable metric. 

12.5015oft is rni Nbi ' of 11a2 t= uar=_SSAmomaiket. AM f are calculated at an of 2.1 ft The income and expense information 
_ _:cl_ksed been reconciled with these market estimates. Market values are slightly higher than act= This is almost always the case. 
Salient leases are stemmed and rents are increasing by projection. 

Direct Capitalization Technique 
Direct capitalisation is a method used to convert an estimate of a single year's income expectancy, or an annual average of several years' 
Income expectancies, into an indica= of value in one step. Typically, the value indication is derived by dividing the income estimate by an 

gpelate rate This ca lalization rate is known as an overall rate. 

Vacancy and Collection Loss 
Vacancy and collection losses are improving in the current market admin./leg risen over recession and real estate weakness faze 2009. 
Properties that are actively marketed as rentable space seem to have stabilized in terms of vacancy. Future grOnnn of similar space in this area 
is limited by financial feasibility and currently available inventory. Current levels 3%-5% in this barring vacancy are and should stay mime 
any unforeseen market MOVing events. 

Expense Analysis 
There we three categories of eXpenna. Vinien are to be considered in the operation of a typical income property: fixed, operating. and 
reserves for replacement In order to determine the reasonableness of the subject's historical, as well as, projected operating expenses. 
assuming a stabilized occupancy. we have held discussions with local real estate brokers and property managers and have made comparisons g 

c,

with other properties that are similar to the subject 

8 
3 
D. 
0 

i 
2 
2 
0 

See the reconstructed operating statement in the following pages. 

NetOperaing incems:5 131038 / La Cap. Ran 5.005 z BLEATED VALUEBYREPIE rARTMW.1121 = $ 2 630360 
NMI OF VALUE CE MESS LAND . $ 

OPHON OF VALUE (if PERSONAL PROPEMY tee MEER /1214222212311376 MUDD = $ 0 
man ITEMS) AFFECTIIIITHE INCOME APPROACH VAUJE (19001S110 '''' $ 

008.420VAWE BY KOBE APPROACH ,.. $ 2,630,760 
R1AL IMICA1)21 OF VALUE 8Y NOME APPROACH 810WIDE0) = 6 2,630,800 
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Nue Mangan - Total Ste Mgr $ 495.000 
Ms ladealice-CostAcomat $ 2,851.800 
Value Indication. gales APProads $ 2.812.000 
Value Indication -Income Approach $ 2,630,000 
One olValee al anY Par:oral ROM* sad/or Geer Nona* Wrests Indalech $ 0 
Rol Reconcitifire 
The process of reconciliation involves the analysis of each approach to value. The quality of data applied the signiScanoe of each approach 
as it relates to market behavior and defensibility of each approach me considered and weighed. 

In this appraisal, all three approaches to value were applied. Each approach has been considered separately and comparatively with each 
other. 

Cost Approach 
In neLve tion tf_cogmt ,j_sfts the _ reliable elsthole methoa an opinion of value. In this case the an of the 
improvements and the applicability of depredation should mole this a good indication of value but the financial feasibility of a protect and 
ba.competitive wvhu,mrpit make it  reliable. This aporoach " till developed and weighted in this analysis.

Sales Comparison Approach 
In this market of commercial inaction producing properties the quality of data and the methods applied make the sales comparison Reproach 
.n._.._mna...1_t to this analysis. It has been developed, considered and weighted in this analysis. 

Tacoma Approach 
The income approach has been fully developed. In the evaluation ofcommercial property this is a vay relevaojariaph since the property 
would be exposed to investors as well as end users were it to be listed for sale. The income approach is only lightly weighted based on the 
Rid of/ased from the non arms length retail suite. 

DAM OF ROOM 09/02/2022 DATE ONSPEOPYS 08/28/2022 
Based on the demo of Inspectko of the Subject Properly, as hidlcated below, IS defined Scope of Work, Statereent of Assumptions en:1 Undliter Conditions, 
S Apoolsere Cantons, my (our) Oifirden at the *Wet Value (or other specified value WO), as defog bettlit 01 the MOO ProlollY he 
operIONOMOUXE to defined): $ 2,750,000 (a te) erd/or$ (ber, crescrte) 
EFFECMMOATESKEYAUE: 08/28/2022 to 0) Wet ( ,den) 

A
T

T
A

C
H

M
E

N
T

S 
I 

A him and complete copy of it report cadre 31 COM bding 'debit With are contend an Wool pat of the nat. Ibis appraisal apart any not be 
-

E Narrative Addendum E WifilograPh Addenda 
El Hood Addendum 0 Addflonal Res 

Addenda 0 I-Werke Condemn 0 Extrarrdinary Atsumplians 
0 0 
0 0 

peep* understood ratan =same to the Wenn tanked In the coadela not
Attached Editits: 0 Se= of Work E Undo Candifiallecaften 
0 Sixth Addendum 0 Man Addenda E Cost Addends, 
El Addifiteind Sales 0 Addifional Reads E InamdEmense 
El 0 0 
El 0 0 

0 mond torifileasslenment, finer ettachments may belndkeedelsorhere Wide rood 
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Chat Contact MIN= atorgaffiC Had 
E-mat king 28 Village Ion 
APPRAISER 

a.11 if 
Hams Scott Ingersoll 

SUPERVISORY APPRAISER (If required) 
or CO-APPRAISER (If applicable) 

9geMsary or 
Co-Annber Name 

Coale* Port Appraisal Inc Catreanr 
Phonic (406)755-6844 Fax Phone: Fat 

Ent scon101ootteramtraisalsora Ent 
Date of Report (ipature): 09/022022 Data olllecat Radar* 
Ucmse or Carrolton a REA-RAG-L1C-7l7 Sot wp Etna or Catificaem I: Stne: 

Designee= Desinterac 
Wotan Data office= cc Cerificatherc 03/31/2023 Natio Date of License area:Wog= 

Inspedion el &Int El heater & Ede= 0 Edda Only 0 Neale 

Date el =Pete= 08/28/2022 

lope= of Subleet 0 Intact& Reeder 0 Dotenor Only 0 None 
Dale crimped= 

GP Rine frah100112 anifidsal SO9Ware try alameda, Ing -1806ALAMODI 
1=013 



ADDMONAL COMPARABLE SALES FM Nes M2619-30A 
FEATURE I SUBJECT FROMM COMPARABLE SALE NO. 4 COMPARABLE SALE Na 5 COMPMABLE SAISNO. 6 

Adthess 28 Village Loop Rd 
Kalispell, MT 59901 

7935 Mt lEghatay 35 
tinfoil SX_I'3_MI_________ 

Prteimlly to Subject 14.63 miles SE 
Balull Use3e/Name Branding Iron Station 
Sag/Deed ileilermee 
Data Sourre(s) MLS422212607 
Velthezdon SeumeN) Assessor/DBV 
Sala Prke $ $ 2,895.000 5 $ 

C.E. ARMSTMEMS ' DES51111910N DESCRIPI1O1 +5) USN DESORPTION +F)SAgust DEMRMION +0 Mpg 
ROM Wised Fee Simple Fee Simple 
Data of Salallima Active Listing -144,750 
Candid= MEM Conventional Conventional 
Sale Concessions None Noted 

Cash EquaanntPrica $ $ 2350.250 15 1$ 
0.ENce/GBA $ $ 230.73 $ I I 

VALUE ADJUSIMENTS DESCRIPTION DESOMMON 4.m $ANust DESCRW11011 +(-15Adlust CESCRIPION +1-1 $ Adtust 
Net Buidintkes 14.800 MI5 11.920 MR sa sait-
Gross Wadi km 14,800 MR 11.920 Snit nalL satt 
Net Sta Area On Ages) 1.1 -123 
Location Whitefish Stage Bizfork 
TY010180ennetb5 Standardsingle Stondasd 15 
corestnemnavair AvviGd Good -5 
Aga 22 15 -0.7 
Comte Avg/Gd Avg/Gd 
Pram Good Avg/0d 

E 
co 
a 

/ Madlugment(Tata In 5) I-1+ N - $ -216.944 FJ + Fl - s Fl+ I-1 - s 
1

A
Netkilustramtfrott In $ /EGO) 
rre d Sale ste Wean $ / SF SBA) 

Net 7.9 % 
Gam 79 % 

0 48.20/5FMN 
$ 21253 

Nel % 
GIM3 % $ 

Net % 
Gross % $ 

Coramertts/Analysis at Connarabla Sales: Is an acts . . and/or pending sale added as a current minket ' ustrati It has been 
9 adjusted in the same maager as the sales loda1In the reprat body. It ban also Siustadr the egprflkes price ratio taken from 

oinftgaales. The adjusted sales listing. visVo. Desalingiale have all be welSed in easalnis to help the ooinion of nlue, 1
0: 

Cwropci 2313 blab radii= Mr be oree would =rand viltai idteniatkil. lawn /Mk Wad be ILlakdOd al at 

roan GFSNECOM2.(A0)- TOTAL appraisal software by a la Mod% It -1-800-ALAMODI 12/2013 GP 



RECONSTRUCTED OPERATING STATEMENT 
28 Village Loo 
Potential Rental Income = 8185,000 

$209,598 

(878.060) 

Potential CAM Income .t._- 831.080 
Potential Gross Income (P01) 8216,080 
Vacancy & Collection Loss 100% = 

 r
(S6.48,) 

Effective Gross Income (EGI) = $209,598 

EXPENSE ITEMS 
Management $209,598 x 7.50% = 815,720 
Real Estate Taxes 2 x 813,570.00 = $27,140 
Insurance 1 x $7,200.00 = 87,200 
Advertising 12 x $100.00 = 81,200 
Building Maintenance 14,800 x $030 = $7,400 
Lawn & Grounds Maintenance 12 x 81,000.00 = 812,000 
Reserves 14,800 x $0.50 = $7,400 
Total Expenses $78,060 

Net Operating Income 8131,538 

Value indications NO! Cap.Rate = Market Value Sisr. 

with various cap rates S131,538 4.00% = $3,288,445 $218.53 

$131,538 4.50% = 82,923,062 8194.25 

$131,538 5.00% = $2,630,756 $174.82 

$131,538 5.50% = $2,391,596 $158.93 

S131,538 6.00% = 82,192,296 $145.69 

Reconciled value via income capitalization S2,630,8001 

Estimated overall rate = 5.00% 

Fonn Sri -ICU! =Sal soli= in a k modeJnc.- 1-800-ALAM0DI 
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