Lot 3 Main Street Corridor 2nd Subdivision 16-2046-15 15,338 R-1 . 11,000 10,000
Residential Vacant Parcel 15-2046-1585



Summary Appraisal Report

LAND APPRAISAL REPORT File No.13100018
owner  City of Mishawaka Census Tret 107 Mep Reference 7800 N
Popsty Addiess — Stanley St.
g oty Mishawaks Comty St Joseph saleIN ____ ZipCode 46545
E Legal Desaripton Lot 3 Main St Corridor Sccond Subdivion
58 540 pics $1/2 Dato of Sale Fropetly Rights Appraised Fee | | Leasehold]| | DeMininis PUD
E Actuzl Real Estate Taxes $-(- o m
o Ciet  City of Mishawaka Address 00 East Third St., Mishawaka, IN, 46544 o
B Cccupent appraiser Christopher J. Michaels instuctions to Appraiser
Itended User.  Dayid B Thomas intendad Use:
Location Urban I | suburben [ JTrm Good Avg. Fair Poor
Buill Up Cvor 5% EETS { | Under2sw Employmert Stabilly 1G]
Grewth R FulyDov. || Rapi [ 1 steay U 1 stow Convenience ta Employmient C X
Pmperly Values |:| Increasing m Stable D Dedinlng LConveniencs 1o Shopping X L | | ] E
Demand/Supply I:I Shortage In Balance !:‘ Owver Supply Convenience to Schools X : E
Marketing Time |:I Under 3 Mos. 46 Mos. I:' OverBivbs. Adequacy of Public Transportalion X : L | E
P ProsertlandUse 60 % 1Famly  %24Fam 10 %Aps.  %Condo 3() % Comrmemisl | Recrestonal Fasliies NN
450 100000000 % %vaat % Adequacy of Uiities C 1]
ol Chenge in Present Land Uso Hot Likaly [ uketyty [ ] vaking Place() Propesty Compalibiity )]
8 {*)Frem To Protection from Detrimental Condiions : X : E
Pl Predoninent Occupancy Cunar [ ] venan % Vacant Police and Fire Protection O]
T8 sigioFariy PiceRenge $ .50 ws 125 Prodominant Valua§ 90 Genesal Appesrnce of Properfes XIC 11
Singla Family Ago 40 w120 ym  Peommaisge 63 yrs. | Appeato Maket XL ]
Commerts Inciting those factors, affecting iy {eg. public parks, schools, rokss) The subject is bounded by

Division St., to the east, McKmle}: Hwy. to the north, Jefferson Rd. to the south and Grape Rd. to the west., The subject is

conveniently located near schools,shopping and employment centers.

Dimerslons = 15356 sq. fi. [ comrtat
Zoning Classlfication Singrle Family Residential Present Improvernonls do || danat confom to zoning reguistns
Highest ard best tisa; Presorkuse || Ofher{speciy)

Public Other (Desaribn} OFF SITE IMPROVEMENTS Tope Level
Eke. _ Stet Access: | X Pubtic [ IPivete| size 15,356 sq. fi.
Gas Sufacs Asphalt shape  Rectangular
Waler Maintenance: Public I:Iande view Average
San, Sewer _ SomSewer X CutiGuter | Drainege  Adequate .
] undergroond Frect. & Tel, Sidenvalk Street Lights 13 the property located in a HUG Iderdified Special Flood Hazard Area? o | ves
e s or infavorable including any spperent adverse easemerts, encmachmenis or other adveme condions) T here were no adverse

easements or encroachments noted during the exterior inspection.

The undersigned has recited three recent sales of poperties most simifar and proximate fo subjed and has considered these fn the markel analysis. The description Tnclidés a dollar
adjustment, reflecting market readtion to those items of significant vadation bstween the subject and comparsble pmperiies. If a signi itermz in the proparty {s superior {0, or
more favorabls than, the subjedt property, a minus () adjustment is made, thus teducing the indicated value of subjed; if a significant ilem In he comparable Is Inferfor b, of less favorable
ihan, the subject property, a phus (+) adjustroent §s made, thiss Inceastng the Indicated valus of tha subject

For the Masket Deta Analysls Seo grid below: [ seanamsive atacment

ITEM Subject Propoity COMPARABLE NO. 1 COMPARABLE NO, 2 COMPARABLE NO. 3
Addiess Stanley St. 17th 8t. 509 Eisenhower 1251 Miner
Mishawaka, IN 4658fishawaka Mishawaka South Bend
1.67 miles N'W 3.51 miles W .
P otes Piica $ fa 5,000
g Price $ nfa L l $ 1
-l Dala Scurce Assessor/Internet dajdy Files Assessor/Internet DatMLS/Assessor/Intemet Data _ |MLS/Assessor/Internet Data
B Dato of Sede are! DESCRIPTION 48 DESCRIPTION ks DESCRIPTION A
S oAt L/ ll05/14/2012 08/19/2009 02/06/2013
=4 Location Enferior/Land LockedAverage -2,500 Average -2,500| Average -2,500
el sitenview 15,356/ Average 60x287/Avg. 00x 127/ Avg. 79x123/Avg.
[ Sto rea 15,356 sq. fl. 17220 -1,600111430 +3,300(9717 +4,800
=
Saosof Firaneing DOM 11 DOM 144 DOM 365
Concessions Cony, Conv.
Net Adj. {Tofal) | E_l Plus Minus $ -4,100 PlusD Minus 3 800" PIUSD Micws § 2.300
Indicatest Value Gross 29.3% Gross 44.6% Gross 146.0%
of Subject Net-293% § 9,900 Net6,2% % 13,8000 Wetd6.0% s 7.300

CommestsonmaretData  All gix gafes are from throughout the area and have a similar appeal. I also made adjustments for the
differences in the lot sizes, Similar recent market data was extremely scarce throughout the entire county thus T was forced

to nse sales from all over St Joseph county and some older salss.

Comments and Conditions of Appraisal; All six_vacant lot sales are excellent indicators of value. I relied soley on the Market
Approach in estimating the subject's final opinion of value. The subject lot is landlocked thus severely limiting the number

of potential buyers for the property. The sole access is a public alley. The adjoining neighboring lots are the obvious
interested parties.

RECONCILIATION

Firat Reconaiiaiorr 1 correfated based on all six adjusted sales in estimating the subject’s final ogim‘on of value. The adjusted
values give a good indication of the market value. Comparable #6 is the oldest sale (date of sale) but it is located closest to

the subject and is a excellent indicator of value. -

| ESTIMATE THE MARKET VALUE, AS DEFINED, OF SUBJECT PROPERTY AS oF _ September 15 , 2013 to be $10.000
Michaels Appraisal Service




File No. 13100018

This appraisal report is subject to the scope of work, infended use, intended user, definition of market wvalue, staterment of
assumptions and limiting conditions, and cerfifcations. The appraiser may expand the scope of work lo include any additional
research or anmalysls necessary based on the complexity of this appraisal assignment.

SCOPE OF WORK: The scope of work for this appraisal Is defined by the complexity of this appraisal assignment and the
reporting requirements of this  appraisal  report  form, including the following definition of market value, statement of
assumplions  and limiting  conditions, and cerifications. The appraiser must, at a minfmum: (1) pedorm a complete visual
inspection of the subject propery, {2) Inspect the nsighborhood, (3) inspect each of lhe comparable sales from at least the streed,
{4) research, verify, and analyze data from reliable public andlor private sources, and (5) report his or her analysis, opinions, and
conclusiens In this appraisat repost,

DEFINITEON OF MARKET VALUE: The most probable price which a properly should bring in a competifive and open
market under all conditions requisite fo a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming
the prce is not affectad by undue stimukes. Implickt in this definiion is the consummalion of a sale as of a specified dafe and
the passing of ftile from seller to buyer under condifions whereby: {1) buyer and seller are typically molivaled;, (2} both
paries are well Informed or well advised, and each acting in what he or she considers his or her own best interest (3) a
reasonable time is allowad for ewposure In the open market; (4} payment is made in ferms of cash in U. S dollars or in tems
of financial arrangemenls comparable thereto; and (5) the price represents the normal consideraion for the propesty seld
unaffected by special or creative fnancing or sales concessions* granted by anyone assoclated with the sale.

*sdiustments to the comparables must be made for special or creative dinancing or sales concessions. No adjustments are
necessary for those cosis which are nommally paid by sellers as a result of ¥adiion or law in a market area; these cosls are
readily identfiable since the seller pays these costs in vidually all sales ftransactions. Special or creafive financing
adiustments can be made to the comparable properly by comparsons to financing terms offered by a third pady institutional
lender fhat s not already involved in the propedy or ftrensaclion. Any adjusiment should nof be calcufaled on a mechanical
doltar for dollar cost of the financing or concession but the dollar ameunt of any adjusiment should approximate the market's
reaction to the financing or concessions based on the apprafser's |udgment

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraisers cedification in this report is
subject to the following assumpfons and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the properly being appraised or the fitle
to it, except for information fthat he or she becams aware of during the research involved in performing this appraisal. The
appralser assumes that the tile is good and marketable and wil not render any opinions about the fitle,

2, 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 this appraisal report whether any portion of the subject site s localed in an
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this detennination.

3. The appraiser will not give festimony or appear in court because he or she made an appralsal of the propery in question,
unless specific arangements to o so have been made beforehand, or as oherwise required by law.

4. The appraiser has noted in this appraisal repod any adverse condiions (such as the presence of hazardous wastes, foxic
substances, eic.) observed during the Inspection of the subject propedy or that he or she became aware of during the research
involved in performing this appraisal. Unless otherwise stated in this appraisal report, the appraiser has no knowledge of any hidden
or unapparent deficlencies or adverse conditions of the property (such as, but not limiled to, the presence of hazardous wasles,
foxic substances, adverse environmental condifions, etc) that would make the property less valuable, and has assumed that there
are no such conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any
such conditions that do exist or for any engineering or fesiing that might be required to discover whether such condiions exist.
Because the appraiser is not an expert in the field of enviropmental hazards, this appraisal report musti not be considered as
an environmental assessment of the propery.

Page 2 of 4
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File Mo. 13100018

APPRAISER'S CERTIFICATION: The Appraiser cedifies and agroes that:

1. | have, at a minimum, developad and reported this appraisal in accordance with the scope of work requirements slaled in
this appraisal  report,

2. | performed a complete visual inspection of the subject property.

3. | performed this appraisal in accordance with the requitements of the Uniform Slandards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Beard of The Appraisal Foundation and that were in
place at the time this appraisal mpost was prepared,

4. | developed my cpinion of ihe market value of the real properdy that is the subject of this report based on the sales
comparison approach to value. | have adequatle comparable marke! data to dewelop a reliable sales comparison  approach
for this appraisal assignment. | further cerlify that 1 considered the cost and income approaches fo valze but did not develop
them, unless otherwise indicated in this report

5. | researched, verfied, analyzed, and repofed on any cument agreement for sale for the subject properly, any offering for
sale of the subject propery in the twelve months prior lo the effeclive date of this appraisal, and the prior sales of the subject
preperty for 2 minimum of three years prior fo the effecfive daie of this appraisal, unless othermise indicated in this reporl

6. | researched, verified, analyzed, and reporfed on the pror sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparable sale, unless otherwise indicated In this report.

7. | selected and used comparable sales that are locatiomally, physically, and functioally e most similar to the subject property.

8. | have reporled adjusiments to the comparable sales thal reflect the markets reaction %o the differences between the subject
property and the comparable sales.

9, | verfied, from a disifterested source, all information in this report that was provided by paries who have a financial interest in
the sale of the subject property.

10. | have knowledge and experience in appraising this fype of properly in ihis markel area

11. | am aware of, and have access to, the necessary and appropriate public and private data sources, such as mulliple listing
senvices, tax assessment records, public land records and other such datz sources jor the area in which the property is located.

12. | oblained the information, estimates, and opinions fumished by ofher parties and expressed in this appraisal report from
refiable sources that [ believe to be tue and correct.

13. | have taken into consideration the factors that have an impact on value with respect to the subject nelghborhood, sublect
property, and the proximity of the subject property to adverse influences In the development of my opinion of market value. 1
have noted in this appraisal report any adverse condiions {such as, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, etc.) observed during the inspection of the subject property or that | became aware of during
the research involved In performing this appraisal. 1 have conskdered these adverse condifions in my analysis of the property value,
and have reported on the effect of the conditions on the valre and marketzbility of the subject property.

14. 1 have not knowingly withheld any significant informafion from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are irue and correcl

15. | stafed In this appraisal repost my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only fo the assumptions and Imifing condiions in this appraisal report.

16. 1 have no present or prospective interest in the propetty that is the subjest of this report, and [ have no present or
prospective personal Interest or bias with respect to the paricipants in the fransaclion. | did nof base, either partially or
completely, my analysls andfor opinion of market value in this appraisal report on the race, color, religion, sex, age, maital
status, handicap, familial status, or nakonal origin of either the prospective owners or occupanis of the subject property or of the
present owners or occupants of the properfies in the vicinily of the subject property or on any other basis prohibited by law.

17. My employment andfor compensation for performing this appraisal or any future or anticipated appraisals was not conditioned
on any agreement or understanding, written or otherwise, that | would report (or present analysis supporting) & predetermined specific
value, a predeterrmined minimum value, a range or direction in value, a value that favors the cause of any parly, or the attainment of a
spechic result or occurrence of a specific subsequent event.

18. 1 personally prepared afi conclusions and opinions abouf the real estate that were set forth in this appraisal repord. If | relied on
significant real property appraisal assistance from any individual or individuals in the performance of this appraisal or the
preparation of this appraisal report, | have named such individual(s) and disclosed the specific tasks performed in this appraisal report.
| cerlify that any ndivideal so named is qualified to perform the tasks. | have not aulhorized anyone to make a change fo any ilem
In thls appraisal report; therefore, any change made to this appraisal is unauthorized and [ will take no responsibility for it

19. | idenlified the client in this appraisal repot who s the Individual, organizafion, or agent for the crganizafion that
ordered and wil receive this appraisal report.

20. | am aware that any disclosure or distribution of this appraisal report by me or fthe cient may be subject to certain
laws and regulafions. Further, | am aiso subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that perigin to discleswe or diskibution by me.

21, If this appraisal report was ftransmiled as an “electronic record” confaining my “eleclronic signature,” as those lerms are
defined in applicable federal andfor state laws (excluding audio and video recordings), o a facsimile drensmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effeclive, enforceable and
valid as if a paper version of Hhis appraisat repot were defivered confaining my onginal hand  widien  signature,

Page 3of 4
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File No. 13100018

SUPERVISORY APPRAISER’S CERTIFICATION: The Supervisory Appralser cerffies and agrees that

1. | direclly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraisers
analysis, opinlons, statements, conclusions, and the appraiser’s certification.

2. | accept full responsibiity for the contents of this appraisal report including, but not fimited to, the appraiser's analysis, opinions,
statements, conclusions, and the appraisers certification.

3. The appraiser identified ih this appraisal report is either a sub-coniractor or an employee of the supervisory appraiser {or the
appraisal firm), is qualfied to perform this appraisal, and is acceptable fo pedorm this appraisal under the applicable state law.

4. This appraisal repart complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the fime this appraisal

wporl was  prepared.

5. If this appraisal report was fransmilted as an “slectronic record” containing my “electronic signature,” as those temms are

defined in applicable federal

andfor state laws (exclwding audio and wideo recordings),

or a facsimile transmission of this

appraisal report containing a copy or representaion of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisai report were delivered containing my original hand written signature.

APPRAISER SUPERVISORY APPRAISER (ONLY IF REQUIRED)
sigatare ¢ Lo m}ww b /™~ Signature

Neme Christopher J. Michael i} Name

Company Name Michaels Appraisal Service Company Name

Company Address 116 South Saint Iouis Boulevard Company Address

South Bend, 1N 46617

Telephone Number  574-234-5256 Telephone Number R

Emall Address Emall Address

Date of Signature and Report Qctoher 9, 2013
Effective Dale of Appraisal Septeinber 15,2013
State Certification # LRA9201584

or Staie License #

Date of Signalure
State Certification #
or State License #
State

or Other State #
State IN

Expiration Date of Certification or License

(6/30/2014

ADDRESS OF PROPERTY APPRAISED

Stanley St.

Mishawaka, IN 46545

AFPRAISED VALUE OF SUBJECT PROPERTY $ 10,000

CLIENT

Name My David Thomas
Company Name City of Mishawaka
Company Address 600 Bast Third St.
Mishawaka, IN 46544

Emall Address

Expiration Date of Cerlification or License

SUBJECT PROPERTY

El Did not inspect subject property

|:[ Did inspect exterior of subject properly from streat
Date of Inspection
Did Inspect Interior and exterior of subject property
Date of Inspection

COMPARABLE SALES

D Did not inspect exterior of comparable sales from slreet
D Did inspact exéerior of comparable sales from streel
Date of Inspection
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Flle No. 13100018

Comments on Market Data Analysis

ADDITIONAL COMPARABLES
Intended User David B Thomas
Prpaty Addess _ Stanley St.
cty Mishawalka Comty St Joseph sae TN ZipCoda 46545
Cignt City of Mishawal
ITEM Subject Property COMPARABLE NO. 4 CONMPARABLE NO. 5 CONPARABLE NO. 6
Stanley St. 1427 Penn Ave. 1321 E 8th St. 420 W Marion
ifishawaka Mishawaka Mishawaka
[1.68 miles S 1,20 miles S .18 milcs W
I [s 27500 | s 10,500
% $ 1 $ 1
b et Data || Assessor/MLS/Internet Dala || Assessor/MLS/Internet Data
Eq Datoof Salo and DESCRIFTION DESCRIPTION adfiSen DESCRIPTION FRaE DESCRIPTION et
ol " Aclustrent {/a 09/12/2013 03/16/2009 08/30/2007
13 Location Inferior/Land Locked Average -2,5000Average -2,500] Average -2,500
[~ Silerviow 15,356/ Average 24.829/Avg, 164x123/Avg, 84x116/Avy,
E Silo Area 15,356 sq. fi. 24,829 -8,100|[20172 -4.10009744 +4,800
E
Sales or Finanding DOM 1 DOM 186 DOM 290
Concesslans Cash Cash Cash
Nt Adj, (Tolat) e inos s -10,600( [ pus[3C] e 8 -6,600] [X]pus| ] binus s 2,300
Indicated Valuo Gross 49.3% Gross 24.0% Gross 69.5%
of Sulject Net-493% $ 10,9000 Net-24.0% s 209000 Net219% s 12.800)
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HIGHYST AND BEST USE

The Highest and Best Use (or most profitable use) is that vse which is most likely to
produce the greatest net return to the land and/or the building for a given period of time.
Only those uses which are natural, probable, legally permissible (unless a strong possibility
of change is evident), and are reasonably in demand have been considered.

The subject is irregular in shape, however, it would still be considered a buildable
lot. It measures 94.17 ft. across the north end and has a depth along the east side of 271 ft.
Obviously a building could be located at the north end and the balance of the lot utilized for
parking.

This lot is within a block of Jefferson Street which is located south. This is just
north of the railroad underpass. The area enjoys a high level of traffic as well as excellent
exposure and consumer recognition.

It should also be pointed out that this particular parcel is several blocks south of the
intersection of McKinley Highway and North Main Street. I have repeatedly pointed out
that this is a very significant infersection and receives a heavy traffic count both on
McKinley Highway as well as North Main Street.

This location does have the advantage of its proximity to McKinley Highway as
well as to the downtown Mishawaka area. The zoning of C-6 (Linear Office) could be an
ideal location for such things as an accounting firm, real estate office, Clinie, insurance
office, etc. It should also be pointed out that the City of Mishawaka must approve any site
plan for this lot, but it is felt that there is ample room on the lot to allow for a diversity of
buildings.

Based on the aforementioned facts, it is my opinion that the Highest and Best Use of
the subject property would be for any of the uses allowed under a C-6 zoning.

There is an improvement presently located at the south end of this lot. This is a one
story structure being utilized by the Department of Community Development as a field
headquarters for this project. It is my understanding that these are temporary improvements
of the building that was formetly located at the south end of the lot, and tlns appraisal deals
with the land as if vacant ah unimproved.
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PROPOSAL/OFFER

TO: The City of Mishawaka DATE: January 27%,2014
Redevelopment Department
RE: Sale of Lot 3 Main Street Corridor 2 Subdivision — Vacant Residential Parcel
FROM: Name:
Address:

City, State, Zip Code:

Telephone:

The undersigned, having familiarized himself/herself with the property and its conditions hereby
proposes and agrees to pay to the City of Mishawaka, Indiana, for the purchase of the described

property. :

The undersigned acknowledges that [ have read and understand that this offer is subject to, all
the terms, conditions and requirements set forth in state law. I understand that I will be expected
to negotiate in good faith the timing and methods to transfer this property. By signing this
document, I agree that I do not owe delinquent taxes, special assessments, penalties, interest, or
costs directly attributable to a prior tax sale on this property, nor am I an agent of a person who
does.

Date: By:
(Title)
ATTEST:
By:
Name:
Printed:
Title:
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OFFER PRICE

Real Estate Packet #8 Described as: Lot 3 Main Street Corridor 2nd Subdivision — Vacant

Residential Parcel

The Market Value of this property is $10,500

Total Offer: $

( Dollars)

CLOSING DATE: :
Estimated number of days for closing, from award date: Days
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ACCEPTANCE

The City of Mishawaka, acting through and by its Redevelopment Commission, hereby accepts
the terms of the offer for the real property specified herein and promisés to accept the price

quoted by the above signed Vendor upon delivery and acceptance of the item(s) stipulated in said
bid.

Date: By:

M. Gilbert Eberhart, President

Kris Ermeti, Secretary
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