Midwest Appraisal Services, LLC.

FROM:

Midwest Appraisal Services, LLC
2015 W. Galena Ave

Freeport, IL 61032

Telephone Number: 815-235-1555

Fax Number: 815-235-1564

TO:

City of Rochelle Community Development
417 N. 6th St
Rochelle, IL 61068

Fax Number:
E-Mail:

Telephone Number: (815) 561-2022
Alternate Number:

INVOICE
INVOICE NUMBER
19562
DATE
11/01/2017
REFERENCE
Internal Order #: 19562
Lender Case #:
Client File #:
Main File # on form: 19562
Other File # on form:
Federal Tax ID: 81-0996521
Employer ID:

Payable in full upon receipt. All past due accounts are charged a 1.5% per month service charge.

Send all payments to 2015 W. Galena Ave, Freeport, IL 61032
Please include our file number on your check when sending payment.

DESCRIPTION
Lender: City of Rochelle Community Development Client: City of Rochelle Community Development
Purchaser/Borrower: City of Rochelle Community Development
Property Address: 122 S 9th St
City: Rochelle
County: Ogle State: 1L Zip: 61068
Legal Description: Lot 4 Block 2 Braiden's 2nd Addition City of Rochelle
FEES AMOUNT
Fees for services rendered 300.00
SUBTOTAL | 300.00
PAYMENTS AMOUNT
Check #: Date: Description: !
Check #: Date: Description: !
Check #: Date: Description: !
SUBTOTAL |
TOTALDUE |$ 300.00
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File No.: 19562

Contents Page

Evaluation Date
10/27/2017

122 S 9th St
Lot 4 Block 2 Braiden's 2nd Addition City of Rochelle
Rochelle, IL 61068

For

City of Rochelle Community Development
417 N. 6th St, Rochelle, IL 61068
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Midwest Appraisal Services, LLC.

LAND APPRAISAL REPORT

File No. 19562

Borrower  City of Rochelle Community Development Census Tract  9616.00 Map Reference 40300

Property Address 122 S 9th St

—| City Rochelle County Ogle State L Zip Code 61068
% Legal Description Lot 4 Block 2 Braiden's 2nd Addition City of Rochelle
@ Sale Price $ n/a Date of Sale n/a Loan Term n/a yrs.  Property Rights Appraised ~ [X] Fee [ ] Leasehold [ ] De Minimis PUD
| Actual Real Estate Taxes $  793.06 (yr)  Loan charges to be paid by seller § 0 Other sales concessions  Q
Lender/Client  City of Rochelle Community Development Address 417 N. 6th St, Rochelle, IL 61068
Occupant vacant Appraiser  Ryan Herbig Instructions to Appraiser  Provide an opinion of value
Location X] Urban [ ] Suburban [ ] Rural Good  Avg.  Fair  Poor
Built Up X Qver 75% [ ] 25% to 75% [ ] Under25% | Employment Stability [ ] =4 [ ] [ ]
Growth Rate X] Fully Dev. [ ] Rapid [ ] Steady [ ] Slow Convenience to Employment [] X [] []
Property Values [ ] Increasing X Stable [ ] Declining Convenience to Shopping [ ] =4 [ ] [ ]
Demand/Supply [ ] Shortage X In Balance [ ] Oversupply | Convenience to Schools [] X [] []
— | Marketing Time [ ] Under 3 Mos. X] 4-6 Mos. [ ] Over6 Mos. | Adequacy of Public Transportation [ ] =4 [ ] []
= Present 90 % One-Unit 1 %2-4Unt 0 %Apts. 0O %Condo 5 9% Commercial | Recreational Facilities [] X [] []
z landUse 4 %Industrial 3 % Vacant % Adequacy of Utilities (1] X [1 [
Q Change in Present X] Not Likely [ ] Likely (*) [ ] Taking Place (*) | Property Compatibility [] X [] []
T Land Use (*) From To Protection from Detrimental Conditions (1] X [1 [
i | Predominant Occupancy X Owner [ ] Tenant % Vacant Police and Fire Protection [] X [] []
= One-Unit Price Range $ 10,000 t$ 100,000 PredominantValue$ 50,000 | General Appearance of Properties [] X [] []
One-Unit Age Range 20 yrs.to 150 yrs. Predominant Age 100 yrs. | Appeal to Market [] X [] []
Comments including those factors, favorable or unfavorable, affecting marketability (e.g. public parks, schools, view, noise) The subject is located in a residential
neighborhood made up of primarily single family homes in what appears to be average condition. The downtown area begins a few blocks to
the east.
Dimensions  66' x 123.75' = 8,168 sf [ ] Corner Lot
Zoning Classification ~ R5 Multi Family Present Improvements  [X] Do [ ] DoNot Conform to Zoning Regulations
Highest and Best Use ~ [<] PresentUse [ ] Other (specify)
Public Other (Describe) OFF SITE IMPROVEMENTS Topo  Level
Elec. X Street Access <] Public [ ] Private | Size typical
| Gas X Surface asphalt Shape  Rectangular
5 Water X Maintenance ~ [<] Public [ | Private | View residential
San. Sewer [ X Storm Sewer <] Curb/Gutter Drainage appears adequate
X Underground Elect. & Tel. | [X] Sidewalk [X] Street Lights | Is the property located in a FEMA Special Flood Hazard Area? [ ]Yes X No
Comments (favorable or unfavorable including any apparent adverse easements, encroachments, or other adverse conditions) There is an active railway 1 block
north.
The undersigned has recited the following recent sales of properties most similar and proximate to subject and has considered these in the market analysis. The description
includes a dollar adjustment reflecting market reaction to those items of significant variation between the subject and comparable properties. If a significant item in the
comparable property is superior to or more favorable than the subject property, a minus (-) adjustment is made, thus reducing the indicated value of subject; if a
significant item in the comparable is inferior to or less favorable than the subject property, a plus (+) adjustment is made thus increasing the indicated value of the subject.
ITEM \ SUBJECT PROPERTY COMPARABLE NO. 1 COMPARABLE NO. 2 COMPARABLE NO. 3
Address 122 S 9th St 110 S 9th St 514 N Calvin Park Blvd 110 Parkview Dr
Rochelle, IL 61068 Rochelle, IL 61068 Rockford, IL 61107 Oregon, IL 61061
Proximity to Subject 0.02 miles N 24.47 miles N 15.87 miles NW
Sales Price $ n/a $ 5,000 $ 11,000 $ 15,000
| Price §/Sq. Ft. $ $ 1.63 $ 1.00 $ 73
% Data Source(s) assessor MLS MLS
<Z: ITEM DESCRIPTION DESCRIPTION +(-)$ Adjust. DESCRIPTION +(-)$ Adjust. DESCRIPTION +(-)$ Adjust.
<t | Date of Sale/Time Adj.  |n/a 4/11/2017 4/17/2017 8/7/2017
=/ Location Average Average Superior -5,000|Superior -5,000
g Site/View 8,168 sf 8,168 sf 11,060 sf -1,100(11,023 sf -1,100
E Zoning R5 Multi Family R5 Multi Family Single Family Single Family
é Utilities All All All All
<C
=
Sales or Financing 0 REO/Lender Owned Cash Other 0
Concessions 0 0 0 0
Net Adj. (Total) L+ []- 18 [+ X- 13 6,100 [ [+ [D<- |8 -6,100
Indicated Value Net 00 % Net 555 % Net 40.7 %
of Subject Gross 0.0 % |$ 5,000 Gross 55.5 %|$ 4,900 Gross 40.7 %|$ 8,900
Comments on Market Data Comparables 2 and 3 were located in superior locations over 1 mile away from the railway. Comparable 1 was given
the most weight due to being located on the same block 1 block south of the railway. There was a lack of sales of similar location multi-family
lot sales dating back several years. Comparables 2 and 3 were located in other communities.
Comments and Conditions of Appraisal Other communities in the area were searched for possible comparables, however multi family site sales
were not available.
— | Final Reconciliation The Sales Approach).eﬁue is thé best mdlca,tqr of value as it reflects actions of buyers and sellers in the market. The
'C:> Income Approach was not developed‘due to the laék of rental com ;ébles
= v/
g | (WE) ESTIMATE THE MARKET VALUE/AS DEFW?:O{ ﬂsﬁ SUMW(’AS OF 10/27/2017 TOBES 6,000
O| Appraiser  Ryan Herbig Supervisory Appraiser (if applicable)
| Date of Signature and Report ~~ 11/01/2017 Y4 [ Date of Signature
“|Tite  Certified Residential Real Estate Appfaiser Tile
State Certification # 556.002219 ST IL State Certification # ST
Or State License # ST Or State License # ST
Expiration Date of State Certification or License 09/30/2019 Expiration Date of State Certification or License
Date of Inspection (if applicable) 10/27/2017 [ ] Did [ ] DidNot InspectProperty Date of Inspection
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Flood Map

Borrower City of Rochelle Community Development
Property Address 122 S 9th St

ty Rochelle County Ogle State IL Zip Code 61068
Lender/Client City of Rochelle Community Development

Frepared for: Midwest Appraisal Services, LLC.
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Aerial Map
Borrower City of Rochelle Community Development
Property Address 122 S 9th St
ity Rochelle County Ogle State IL Zip Code 61068
Lender/Client City of Rochelle Community Development
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Location Map

Borrower City of Rochelle Community Development
Property Address 122 S 9th St
City Rochelle County Ogle State L Zip Code 61068
Lender/Client City of Rochelle Community Development
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Comparable Sales Map

Borrower City of Rochelle Community Development
Property Address 122 S 9th St
City Rochelle County Ogle State |L Zip Code 61068
Lender/Client City of Rochelle Community Development
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Subject Photo Page

Borrower City of Rochelle Community Development
Property Address 122 S 9th St
City Rochelle County Ogle State IL Zip Code 61068

Lender/Client City of Rochelle Community Development

Subject Front
122 S 9th St
Sales Price  n/a
G.LA.
Tot. Rooms
Tot. Bedrms.
Tot. Bathrms.
Location Average
View 8,168 sf
Site
Quality
Age

Subject Rear View

Subject Street
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Subject Photo Page

Borrower City of Rochelle Community Development
Property Address 122 S 9th St
City Rochelle County Ogle State IL Zip Code 61068

Subject Front View
122 S 9th St
Sales Price  n/a
G.LA.
Tot. Rooms
Tot. Bedrms.
Tot. Bathrms.
Location Average
View 8,168 sf
Site
Quality
Age

Subject Side

Subject Street
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Borrower City of Rochelle Community Development File No. 19562

Property Address 122 S 9th St

City Rochelle County Ogle State |L Zip Code 61068
Lender/Client City of Rochelle Community Development

APPRAISAL AND REPORT IDENTIFICATION

This Report is one of the following types:
[X] Appraisal Report (A written report prepared under Standards Rule  2-2(a) , pursuant to the Scope of Work, as disclosed elsewhere in this report.)

Restricted (A written report prepared under Standards Rule  2-2(b) , pursuant to the Scope of Work, as disclosed elsewhere in this report,
Appraisal Report restricted to the stated intended use by the specified client or intended user.)

Comments on Standards Rule 2-3

| certify that, to the best of my knowledge and belief:

- The statements of fact contained in this report are true and correct.

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

- Unless otherwise indicated, | have no present or prospective interest in the property that is the subject of this report and no personal interest with respect to the parties involved.
- Unless otherwise indicated, | have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year
period immediately preceding acceptance of this assignment.

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

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

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

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

- Unless otherwise indicated, | have made a personal inspection of the property 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 (if there are exceptions, the name of each
individual providing significant real property appraisal assistance is stated elsewhere in this report).

Reasonahble Exposure Time (USPAP defines Exposure Time as the estimated length of time that the property interest being
appraised would have been offered on the market prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal.)

My Opinion of Reasonable Exposure Time for the subject property at the market value stated in this report is: Over 120 days

Comments on Appraisal and Report Identification
Note any USPAP-related issues requiring disclosure and any state mandated requirements:

APPRAISER: /7 SUPERVISORY or CO-APPRAISER (if applicable):
Signature: Signature:
Name: Ryan Herbig Name:
Certified Residential Real Estate A%iser (/
State Certification #:  556.002219 State Certification #:
or State License #: or State License #:
State: |L Expiration Date of Certification or License: ~ 09/30/2019 State:  Expiration Date of Certification or License:
Date of Signature and Report:  11/01/2017 Date of Signature:
Effective Date of Appraisal: ~ 10/27/2017
Inspection of Subject: [ ] None [ | Interior and Exterior  [<] Exterior-Only Inspection of Subject: [ | Nome [ ] Interior and Exterior [ ] Exterior-Only
Date of Inspection (if applicable):  10/27/2017 Date of Inspection (if applicable):
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Supplemental Addendum File No. 19562
Borrower City of Rochelle Community Development
Property Address 122 S 9th St
City Rochelle County Ogle State |L Zip Code 61068
Lender/Client City of Rochelle Community Development

The digital photos contained in this report have only been enhanced to show clarity and have not been altered in any way to
mislead or misrepresent the properties shown. The electronic signatures in this report are protected by a password, which
ensures the report can only be altered by Midwest Appraisal Services, LLC.

Privacy Policy

The Federal Trade Commission (FTC) has ruled that appraisers are now considered to be financial institutions. This stems from
the statements by FannieMae, FreddieMac, and FHA, that appraisers are considered as part of the financial institution for their
participation in the lending process.

The Gramm-Leach-Bliley Financial Services Act protects the privacy of nonpublic personal information relating to consumers
and customers. Midwest Appraisal Services, LLC, like all providers of financial services, is required by law to inform our clients
of our policies regarding the privacy of client information.

Licensed/Certified Appraisers have been and continue to be bound by the Uniform Standards of Professional Appraisal
Practice, (USPAP) and Ethics Rules, which consist of conduct, management, confidentiality, and record keeping sections.
These rules and standards are more stringent than those required by law. Therefore, Midwest Appraisal Services, LLC has
always been diligent about protecting information deemed to be private or confidential in nature.

Types of Nonpublic Personal Information Collected: Personal information about you and your property is collected during
the course of developing the appraisal process. This is generally accomplished with your prior knowledge and approval.
Nonpublic information is provided to our agency by you, or obtained by us with your authorization. The purpose of the appraisal
process normally is to determine a specific value opinion for a client. The specific value opinion is a part of the requirement for
the successful completion of a particular real estate financial transaction.

Parties to Whom We Disclose Information: For current and former clients, this agency does not disclose any nonpublic
personal information obtained during the course of developing a property's specific value opinion except as required by law or at
the direction of the client to assist in the completion of the particular financial transaction. Such nonpublic information may be
disclosed to the client and any identified intended users of the specific appraisal, review, or consultant reporting process. A
fiduciary agreement is automatically in effect between our agency and the identified client and intended users per Ethics Rules
and Statement Number 5 of USPAP. In all such situations, it is specifically stated that all confidential information, analyses,
conclusions, survey results, adjustments, and opinions be safeguarded by the appraiser.

Record Keeping Requirements: Our agency retains records relating to the professional services that we provide so that we
are better able to assist you with your professional needs and to comply with the requirements of the Ethics Rules contained
within the USPAP. In order to secure your nonpublic personal information, our agency maintains physical, electronic, and
procedural safeguards that comply with our professional standards.

In compliance with Title Xl of the Financial Institutions Reform, Recovery and Enforcement Act of 1989 (FIRREA), |
certify that to the best of my knowledge; the following standards have been met, unless otherwise addressed in the content of
the Appraisal Report. This addenda is a part of the Appraisal Report.

| certify that to the best of my knowledge and belief:

* -the statements of fact contained in this report are true and correct.

* -my analysis, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform
Standards of Professional Appraisal Practice.

* -the report conforms with the Competency Provisions of the USPAP of the Appraisal Foundation.

* -the report conforms with the definitions of market value set forth in the regulation.

* -the report analyzes and reports in reasonable detail any prior sales of the property being appraised that occurred within one
year for a one - to- four family and three years for all other properties.

* -the report analyzes and reports data on current revenues, expenses, and vacancies if property is and will continue to be
income producing.

* -the report analyzes and reports a reasonable marketing period for the subject property.

* -the report analyzes and reports current market conditions and trends which could affect projected income of the absorption
period, to the extent of its affect on market value of the subject property.

* -the report analyzes and reports appropriate deductions and discounts for proposed construction and completed properties
that are partially leased or leased at other than market rents as of the date of the appraisal, or any tract developments with
unsold units.

* -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.

* -the report identifies and separately values any person property fixtures, or intangible items that are not real property but are
included in the appraisal report. The impact of its inclusion or exclusion on market value is discussed in the report.

* -the report follows a reasonable valuation method that addresses the direct sales comparison, income, and cost approaches
to market value, reconciles the approaches and explains the elimination of each approach not used.

* -my engagement in this assignment was not contingent upon developing or reporting predetermined results.

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

* -l have no present or prospective interest in the property that is the subject of this report, and no personal interest with
respect to the parties involved.

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

* -the appraiser is not a home or environmental inspector. The appraiser provides an opinion of value. The appraisal does not
guarantee that the property is free of defects or environmental problems. The appraiser performs an inspection of visible and
accessible areas only. Mold may be present in areas the appraiser cannot see. A professional home inspection or
environmental inspection is recommended.

Signature Signature

Name Ryan Herbig ) Name

Date Signed  11/01/2017 / [/ Date Signed

State Certification # 556.002219 7 VState IL State Certification # State
Or State License # State Or State License # State
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Definition of Market Value

DEFINITION OF MARKET VALUE: The most probable price which a property
should bring in a competitive and open market under all conditions requisite to a fair sale,
the buyer and seller, each acting prudently, knowledgeably and assuming the price is not
affected by undue stimulus. Implicit in this definition is the consummation of a sale as of
a specified date and the passing of title from seller to buyer under conditions whereby:
(1) buyer and seller are typically motivated; (2) both parties 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 allowed for exposure in the open market; (4) payment is made in terms
of cash in U. 8. dollars or in terms of financial arrangements comparable thereto; and (5)
the price represents the normal consideration for the property sold unaffected by special
or creative financing or sales concessions* granted by anyone associated with the sale.

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

= £h & : &

State of Ilinois

Department of Financial and Professional Regulation
Division of Real Estate

LICEMNSE NOY Tha jees sirin, b i, &F camparaliGn whose mame appeirs on hie ceibifeabe hes carmplied wilh ihe prosision EXPIRES:
Bl Ihe IHmal s Stabites e sl s eguiblions Snd b e sty sslhoilisd 1o sigage m the antivity a3

556.002218 il 09/30/2019
CERTIFIED RESIDENTIAL REAL ESTATE APPRAISER
RYAN L HERBIG

762 W AVON ST
FREEPORT, IL 61032

AL T
7 y
BRYAN A SCHNEIDER | (A& KREG T. ALLISON
SECRETARY A DIRECTOR
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