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SAMMARTINO, STOUT & LO PRESTI

REAL ESTATE ANALYSTS, APPRAISERS & CONSULTANTS

May 27, 2025

Attn: Teri Caldwell
P.O. Box 1270
Andover, OH 44003

Re:  Former Stateline Chevrolet Dealership
413 East Main Street
Ashtabula County
Andover, Ohio 44003
SSL File # N-325-25

As requested, | am submitting an Appraisal Report of the above-referenced property for the purpose of
providing an opinion of Market Value “As Is”, as of May 19, 2025, the effective date, in fee simple.

The subject site comprises three adjacent tax parcels containing 4.99 acres and is improved with a 20,070-
square foot former automotive dealership building. The subject is located along the north side of East Main Street
(a.k.a., State Route 85), in the Village of Andover, Ohio.

The subject property was personally inspected; | examined the pertinent public record data, studied the
predominant land uses, value trends and evidence of value, and applied the appropriate approaches to value. This
report is made according to the Code of Professional Ethics and Standards of Professional Practice of the
Appraisal Institute and to the Uniform Standards of Professional Appraisal Practice (USPAP) promuigated by the
Appraisal Standards Board of the Appraisal Foundation. The property is appraised as a whole, unencumbered by
any liens, mortgages, or other indebtedness, and subject to the Assumptions and Limiting Conditions.

After analysis of relevant data and utilization of sound judgment, my opinion of Market Value “As Is”,

assuming a typical marketing/exposure time, and as of the effective date, is:

Opinion of Market Value “As Is”: $460,000

Thank you for the opportunity to provide this appraisal; for additional information, including property types
and market areas we service, please call or visit our website at www.ssl-rea.com.

Sincerely,

2 g

Rabert G. Stout, Jr., MAI

OH Certified General Real Estate Appraiser
Certification Number: 2002011635
rstout@ssl-rea.com

3111 STATE STREET, ERIE, PA 16508 | (814) 456-2900 | (814) 456-8070 FAX
CORFPORATE@SSL-REA.COM | WWW.SSL-REA.COM



TYPE AND DEFINITION OF VALUE, INTENDED USE AND USER OF THE APPRAISAL

The purpose of this Appraisal Report is to provide an opinion of Market Value “As Is”, as of May 19,
2025, the effective date, in fee simple. The intended use of this appraisal is to assist the Client (Ms. Teri Caldwell)
and Intended Users (Ms. Teri Caldwell and Attorney Randil J. Rudloff) with a real estate tax assessment appeal.

The use of this report by any other party and/or for any other purpose without express written consent is

prohibited.

SCOPE OF APPRAISAL

The scope of this appraisal assignment includes, but is not limited to:

. Viewing of the subject neighborhood, site and improvements, which included a walk-through of the
buildings. This walk-through is not intended as an engineering, structural, environmental, or
mechanical inspection or warranty. The property description herein is based on observations as a
real property appraiser and information provided by Ms. Teri Caldwell;

. On-site building measurements;

. Review of public record data (e.g., legal references, assessment records/maps, zoning ordinances,
flood plain maps, etc.) in regards to the subject property;

° Research, collection and analysis of relevant data including recent comparable property appraisals
completed by this firm, courthouse records, internal database system, market participants, MLS
records, Crexi and CoStar (as applicable);

) Verification of comparable data via courthouse records, a party to the transaction (if available), and/or
through a third party real estate professional (i.e., attorney, listing/selling agent, third party appraiser);

) Analysis of market conditions as it pertains to the subject;
. Highest and best use analysis and conclusion;
. Consideration of all three approaches to value and application of the most relevant approach(s) to

value, as explained herein;
. Reconciliation of the final opinion of Market Value “As |Is”, and:

. Reporting of the Assignment Results in a written report prepared and containing the content and level
of information required by USPAP Standards Rule 2-2(a) for an Appraisal Report. The appraisal
process also followed the Ethics Rule of USPAP, including the Nondiscrimination, Conduct,
Management, and Confidentially sections.

COMPETENCY STATEMENT

I have completed numerous appraisals of similar properties in the local and regional market. The steps

required to complete this appraisal are summarized in the above Scope of Appraisal.

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25) 2



DEFINITIONS!

Market Value is defined as: the most probable price, as of a specified date, in cash, or in terms equivalent to cash,
or in other precisely revealed terms, for which the specified property rights should sell after reasonable exposure in
a competitive market under all conditions requisite to a fair sale, with the buyer and seller each acting prudently,
knowledgeably, and for self-interest, and assuming that neither is under undue duress.?

Effective Date is defined as: the date to which an appraiser’s analyses, opinions and conclusions apply; also
referred to as the date of value.

Fee simple estate is defined as: absolute ownership unencumbered by any other interest or estate, subject only to
the limitations imposed by the governmental powers of taxation, eminent domain, police power, and escheat.

Leased fee interest is defined as: the ownership interest held by the lessor, which includes the right to receive the
contract rent specified in the lease plus the reversionary right when the lease expires.

Ground lease is defined as a lease that grants the right to use and occupy land. Improvements made by the
ground lessee typically revert to the ground lessor at the end of the lease term.

Gross building area (GBA) is defined as: (1) total floor area of a building, excluding unenclosed areas, measured
from the exterior of the walls of the above-grade area. This includes mezzanines and basements if and when
typically included in the market area of the type of property involved. (2) Gross leasable area plus all common
areas. (3) For residential space, the total area of all floor levels measured from the exterior of the walls and
including the super-structure and substructure basement; typically does not include garage space.

Gross leasable area (GLA) is defined as fotal floor area designed for the occupancy and exclusive use of tenants,
including basements and mezzanines; measured from the center of joint partitioning to the outside wall surfaces.

Personal property (aka FF&E) is defined as: Tangible or intangible objects that are considered personal, as
opposed fo real property. Examples of tangible personal property include furniture, vehicles, jewelry, collectibles,
machinery and equipment, and computer hardware. Examples of intangible personal property include contracts,
patents, licenses, computer software, and intellectual property.

Net net net lease is defined as an alternative term for a type of net lease. In some markets, a net net net lease is
defined as a lease in which the tenant assumes all expenses (fixed and variable) of operating a property except
that the landlord is responsible for structural maintenance, building reserves, and management. Also called NNN
lease, triple net lease, or fully net lease.

Modified Gross Lease is defined as a lease in which the landlord receives stipulated rent and is obligated to pay
some, but not all, of the property’s operating and fixed expenses. Since assignment of expenses varies among
modified gross leases, expense responsibility must always be specified. In some markets, a modified gross lease
may be called a double net lease, net net lease, partial net lease, or semi-gross lease.

Full Service Lease (Gross Lease) is a lease in which the landlord receives stipulated rent and is obligated to pay
all of the property’s operating and fixed expenses. Also called full-service lease.

! All definitions are from the Dictionary of Real Estate Appraisal, Seventh Edition, Appraisal Institute, unless otherwise specified.
2 The Appraisal of Real Estate, 15 Edition, Appraisal Institute, p. 2.

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25) 3




Excess land is defined as land that is not needed to serve or support the existing use. The highest and best use of
the excess land may or may not be the same as the highest and best use of the improved parcel. Excess land has
. the potential to be sold separately and is valued separately.

Surplus land is defined as land that is not currently needed to support the existing use but cannot be separated
from the property and sold off for another use. Surplus land does not have an independent highest and best use
and may or may not contribute value to the improved parcel.

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25) 4



ASSUMPTIONS AND LIMITING CONDITIONS

This appraisal is made subject to the following assumptions and limiting conditions:

No responsibility for matters legal in character is assumed, nor is any opinion as to the Title, which is
assumed to be good, rendered. All existing liens and encumbrances, if any, have been disregarded and the
property has been appraised as though free and clear, under responsible ownership and competent
management.

After diligent research, the information collected and relied upon is assumed accurate and reliable, but no
responsibility in connection with such maitters is assumed.

The Site Plan (if contained herein) is included to assist the reader in visualizing the property. No survey of

the property has been made and no responsibility in connection with such matters is assumed.

Flood elevations and map references were based on available information. The reader is cautioned that
exact elevations should be determined by a qualified surveyor as the presence of a flood hazard could
negatively impact the market value of the subject.

Toxic/hazardous wastes and/or contaminants/other conditions, such as, but not limited to, radon gas,
asbestos, urea formaldehyde foam insulation, wetlands and PCB's may exist on the subject real estate.
This firm has neither the technical knowledge to identify nor the ability to measure items or
conditions listed or implied above. The market value of the subject could be materially affected
should one or more of the aforementioned items or conditions exist. In summary, the subject is
appraised as though free and clear of any/all adverse conditions as outlined above. No specific evidence of
contamination was brought to my attention.

No separate opinion is expressed as to the value of subsurface oil, mineral or gas rights, if any. Likewise,

no separate opinion is expressed as to the value of marketable timber, if any xxx.

All mechanical components including, but not limited to, heating, cooling, ventilating, electrical and
plumbing equipment are assumed standard for buildings of similar types and uses. Also, their respective
conditions are considered commensurate with the condition of the overall building unless otherwise stated.

Unless explicitly analyzed and separately allocated herein, the value opinion reflects real estate
only and excludes non-realty items such as Furniture, Fixtures and Equipment (FF&E) and/or
Business Value (BV).

The Americans with Disabilities Act ("TADA") became effective January 26, 1992. This firm has not made a
specific compliance survey and analysis of this property to determine whether or not it is in conformity with
the various detailed requirements of the ADA. It is possible that a compliance survey of the property,
together with a detailed analysis of the requirements of ADA, could reveal the property is not in compliance
with one or more of the requirements of the Act; a non-compliance survey could result in an adverse impact

on the value opinion.

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25)



10.

1.

12.

13.

14.

15.

Neither all nor any part of the contents of this report shall be conveyed to the public through advertising,
public relations, news, sales, or other media, without the written consent and approval, particularly the

value opinion or related conclusions, the identity of the appraiser or firm with which connected.

Possession of this report, or a copy thereof, does not carry with it the right of publication, nor may it be
used for any purpose by anyone but the client without previous written consent.

|l am not required to give testimony or to appear in court by reason of this appraisal, with reference to the
property appraised, unless written arrangements have been previously made.

If a going concern value is provided, the reported value of the individual parts, if taken alone, may be
different than the combined valye.

Information provided by the ownership or their representative, as cited and/or utilized herein, is assumed
accurate and reliable.

The land and building areas cited and relied upon herein are assumed accurate and reliable.

Sxtraordinary Assumptions (note: extraordinary assumptions may affect assignment results)

16.

17.

Various roof leaks were observed in the subject’s main building. This report assumes the roof only
requires minor repairs and does not require a complete roof replacement. If major roof

repairs/replacement is required the value herein is null and void.

Given the roof leaks there exists the possibility to complete mold remediation. This report assumes

the subject does not require mold remediation.

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25)



CERTIFICATION

In accordance with USPAP Standards Rule 2-3, effective January 1%, 2024, | certify that, except as
otherwise noted in this appraisal report, to the best of my knowledge and belief:

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

2. 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.

3. I'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.

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

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

6. 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.

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

8. Robert G. Stout, Jr., MAI made a personal inspection of the property that is the subject of this report.
9. No one has provided significant real property appraisal assistance to the person signing this certification.

10. The reported analyses, opinions and conclusions were developed, and this report has been prepared, in
conformity with the requirements of the Code of Professicnal Ethics and the Standards of Professional Practice
of the Appraisal Institute.

11. The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly
authorized representatives.

12. As of the date of this report, Robert G. Stout, Jr., MAI has completed the continuing education program for
Designated Members of the Appraisal Institute.

13. | 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 the agreement to perform this
assignment.

Y/

4 A
Rebert G. Stout, Jr., MAI— -~ 7

OH Certified General Real Estate Appraiser
Certification Number: 2002011635
rstout@ssl-rea.com

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25)



SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Known As:
Address:
Municipality:
County, State:

Owner(s) of Record:

Tax Parcel Number(s):

Present Use:

Highest and Best Use:

Defined Value(s):
Property Rights Appraised:
Effective Date:
Site Size:
Zoning:
Flood Plain:
Age of Improvements:
Overall Condition:
Main Building:
6-bay outbuilding:
Gross Building Area:
Main Building:
6-bay outbuilding:
Total Building Area:

Marketing/Exposure Time:

Opinion of Market Value by the:
Cost Approach:

Income Capitalization Approach:

Sales Comparison Approach:

Former Stateline Chevrolet
413 East Main Street
Andover Village

Ashtabula, Ohio

Whirlwind Properties inc.

02-018-00-025-00, 02-018-00-026-01 &
02-013-20-125-01

Mostly vacant former Chevrolet dealership

Alternate commercial use including
warehouse/garage or similar type use

Market Value “As Is”

Fee Simple

May 19, 2025 (date of property viewing)
4.99 acres

Commercial

Zone X (unshaded)

1960 - 1988

Poor-Fair
Average

17,254 sff
2,816 s/t
20,070 s/f

1to 3 years

‘As Is”
N/A

N/A
$460,000

Opinion of Market Value “As Is™:

$460,000

This appraisal contains confidential information that is proprietary to Sammartino, Stout & Lo Presti, Inc. It is
provided to the client solely for their use. Third parties who receive this appraisal may use it only for the purpose,
intended use and user(s) as stated herein. This appraisal is copyrighted © by Sammartino, Stout & Lo Presti, Inc.

Unpublished Work: File # N-325-25. Copyright 2025 ©
Sammartino, Stout & Lo Presti, Inc.

All rights reserved

https://www.ssl-rea.com

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25)




AREA / NEIGHBORHOOD SUMMARY

Given the events that have unfolded since early 2020 as it relates to the COVID-19 Pandemic, this factor
will be discussed prior to the review of local / regional economic conditions.

The COVID-19 pandemic is an ongoing pandemic of Coronavirus disease 2019, caused by Severe Acute
Respiratory Syndrome Coronavirus 2 (SARS-CoV-2). The World Health Organization (WHO) declared the outbreak
a Pandemic on March 11, 2020. The COVID-19 virus began primarily as a lung disease, but it has mutated
several times since early 2020. As an example, the Omicron variant was more contagious but also milder as it
affects the upper respiratory system rather than the lungs. The Omicron outbreak peaked in January 2022 with over
140,000 new weekly hospital admissions, followed by smaller spikes as subvariants emerged. At the end of
Summer 2024, the United States experienced an uptick in COVID-19 cases, hospitalizations, and deaths, although
all metrics have declined since.! At this point, the country has adapted to living and working among the virus without

a notable negative impact to the economy when cases or hospitalizations rise.

COVID-19 Update for the United States

Early Indicators Severity Indicators
Test Positivity > Emergency Department Visits Hospitalizations > Deaths
% Test Pasitivity % Diagnosed as COVID-19 Rate per 100,000 population % of All Deathz in U.5. Due to COVID-19
2.9% 0.4% 13 0.6%
Week ending May 3, 2025 Week ending May 3, 2025 Week ending April 19, 2025 Week ending iMay
Previous week 3.3% Previcus week 0.4% Previous week 1.4 Brevious week (L&
May 11,2024 May 3, 2025 May 11, 2024 May 3, 2025 Apr 27,2024 Apr 19,2025 May 11, 2024 WMay 3, 2025

County Area Analysis
The subject of this report is located in the southeast quadrant of Ashtabula County, in the Village of
Andover. Ashtabula County is in the northeast corner of Ohio and is centrally located between the cities of
Cleveland to the west, Erie, Pennsylvania to the east, and the Warren/Niles/Youngstown area to the south. The
City of Ashtabula (the county’s largest population center) is located on the shore of Lake Erie, in the center of the
county. The Village of Jefferson, the county seat, is located in the central portion of the county. In July 2023,

Ashtabula County was added to the Cleveland MSA.

' https://covid.cde.gov/covid-data-tracker/#datatracker-home
© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25) 9
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With 721 square miles of land, Ashtabula is the largest county in Ohio. Its northern border is approximately
26 miles of Lake Erie shoreline. The eastern border is along the Ohio/Pennsylvania state line with Lake County
and Geauga County to the west and Trumbull County to the south. It consists of 27 townships along with 10 cities
and villages, with the City of Ashtabula being the largest municipality.
Transportation

Major highways in the northern section of the county that extend in an east/west direction are U.S. Route 20
and Interstate 90. Route 20 is a major four-lane roadway and 1-90 is a limited access highway. These link the area
to the greater Cleveland and Erie areas. Route 6 and Route 322 in the southern half of the county also connect with
Cleveland and Pennsylvania. Major north/south roads are Ohio Routes 7, 11, 534, and 45, all connecting the county
to the Warren/Niles/Youngstown area to the south. Ohio Route 11 is a limited access, four-lane highway, while the
other north/south roadways are two-lane roadways.

Railroads played an important part in the development of Conneaut and Ashtabula as both cities front the
southern shore of Lake Erie. These are international shipping port(s) with direct access to the Great Lakes as well

as the St. Lawrence Seaway. Rail services are provided by Conrail and the Norfolk and Western. The Ashtabula

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25) 10



County Airport is located to the southwest of the City of Ashtabula near Jefferson and provides linkage to the
Cleveland Hopkins Airport as well as local communities.
Population

The table below details population trends for the United States, Ohio, the Cleveland MSA, and Ashtabula

County.
[ Population Demographics
| Location Year | Population | % Change| % Annual Change
u.s. 2000 | 281,421,906

| 2010 | 308,745,538 9.7% 0.93%
2020 | 331,449,281 7.4% 0.71%
2024 | 338,440,954 2.1% 0.52%
2029 | 344,873,411 1.9% 0.38%

Ohio 2000 | 11,353,140
2010 | 11,536,504 1.6% 0.16%
2020 | 11,799,448 2.3% 0.23%
2024 | 11,827,635 0.2% 0.06%
2029 | 11,838,305 0.1% 0.02%

Cleveland MSA 2000 | 2,148,143
2010 | 2,178,763 1.4% 0.14%
2020 | 2,185,825 0.3% 0.03%
2024 | 2,165,812 -0.9% -0.23%
2029 | 2,149,046 -0.8% -0.16%

Ashtabula County 2000 102,728
2010 101,497 -1.2% -0.12%
2020 97,574 -3.9% -0.39%
2024 96,646 -1.0% -0.24%
2029 95,449 -1.2% -0.25%

Source: STDBOnline
Note: 2024 and 2029 Cleveland MSA data now includes Ashtabula County

As displayed, the U.S. and state have experienced a growing population base since 2000 and growth is
expected to continue through 2029. The Cleveland MSA saw declines in population 2020 to 2024, and with the
addition of Ashtabula County, is projected to further decline in population through 2029 at a rate of -0.16% per
annum. Ashtabula County has historically had a declining population trend with projections indicating continued
decline over the next five years by 0.25% per annum.

Employment Trends

Major employers in northeast Ohio include the following:

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25)
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Top 25 Northeast Ohio Employers

Company Business
Cleveland Clinic Health System Health Care
Group Management Services Inc. Health Care
Minute Men Cos. Professional
University Hospitals Health Care
Amazon Retail
US Federal Government Government
Progressive Insurance Insurance
Walmart Retail
Giant Eagle Inc. Retail
Summa Health Health Care
State of Chio Government
The Metrohealth System Health Care
Cuyahoga County Government
City of Cleveland Government
Accurate Staffing Inc. Professional
Mercy Health Health Care
Keycorp Financial
Cleveland Metropolitan School District Education
Akron Children's Hospital {(Akron Children's) Health Care
Swagelok Co. Manufacturing
Aultman Health Foundation Health Care
The Sherwin Williams Co. Manufacturing
Kent State University Education
Firstenergy Corp. Utility
Case Western Reserve University Education

Source: Crain's Cleveland Book of Lists 2023

Nationwide, employment is moving from goods-producing towards service-producing industries. This trend
has also been occurring in the local market, as only two of the top 25 employers remain in the manufacturing
sector. On a positive note, several of the areas main employers are in employment fields where job growth is
projected (i.e., education and health services, professional and business services, and financial activities).
Employment

The following table highlights the workforce trends in the nation, state, MSA, and county. As displayed, the
unemployment rate at the end of the first quarter, March 2025, for the nation, state, MSA, and county was 4.2%,
5.1%, 4.2%, and 5.0%, respectively. The state has the highest unemployment rate at 5.1% followed closely by the
county at 5.0%. It is noted that the 2020 unemployment rate spike was a result of the COVID-19 Pandemic related
lockdowns and restrictions that began in mid-March 2020 in most states, most of which were lifted by the second
half of May and through June 2020. As the economy began “recpening”, economic conditions improved and the

unemployment rate declined through 2021 and into 2022.
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Unemploymant Statistl

Location Period | Labor Force Emgloy Unemployed '; at; Location Period | Labor Force | _ ployed | Unemployed Rate

us 2020 160,742,000 | 147,795,000 | 12,948,000 8.1% Cleveland MSA 2020 1,016,383 918,138 98,245 9.7%
2021 161,204,000 | 152,581,000 | 8,623,000 5.4% 2021 1,013,018 955,561 57,457 5.7%

2022 164,287,000 | 158,281,000 | 5,996,000 3.6% 2022 1,025,514 978,146 47,368 4.6%

2023 167,116,000 | 161,037,000 | 6,080,000 3.6% 2023 1,034,247 996,209 38,038 3.7%

2024 | 168,106,000 | 161,346,000 | 6,761,000 4.0% 2024 1,100,000 1,058,000 42,000 3.8%

Mar-25 | 170,653,000 | 163,412,000 | 7,242,000 4.2% | Mar-25 | 1,101,400 1,064,700 45,700 4.2%

©Ohio 2020 5,736,620 5,266,859 469,761 8.2% Ashtabula 2020 43,672 40,037 | 3,635 8.3%
2021 5,708,982 5,415,608 293,374 5.1% 2021 42,982 40,594 2,388 5.6%

2022 5,733,131 5,503,265 229,866 4.0% 2022 42,858 40,967 1,891 4.4%

2023 5,786,996 5,582,438 204,558 3.5% 2023 42,855 41,154 1,701 4.0%

2024 5,898,600 5,646,100 252,500 4.3% 2024 44,300 42,400 | 1,900 4.3%

Mar-25 | 6,001,000 5,692,400 308,600 51% Mar-25 44,200 42,000 2,200 5.0%

Sourca: www.Imi.stats .oh.us.
Nots: 2017-2022 Cleveland MSA data includes Lake, Geauga, Cuyahoga, Medina and Loraln Counties. In 2023, Ashtabula County was added to the Cleve{and MSA.

Petmin USA Inc. is to invest $500 million in a pig iron plant at the Port of Ashtabula, which is projected to
create 650 construction jobs and 110 manufacturing jobs upon completion. Construction on the site infrastructure
was originally slated to begin in Q3/Q4 2019, but construction has been setback several times due to the COVID-19
pandemic. The latest update via a July 2023 article in the Star Beacon suggests that the company continues to
have construction delays beyond their control, but their goal was to restart site work in the first quarter of 2024. The
company has invested more than $60 million to the Ashtabula facility and remains committed to the project. Its
unknown if or when this project will move forward. Also, a new gas pipeline (Risberg pipeline) was recently
extended to the Ashtabula market. The lack of adequate gas service has hindered development in this market.
However, with the addition of added gas, new development will be able to occur.

GDP & Inflation

Another economic factor to consider is the national Real Gross Domestic Product (Real GDP), which is an
inflation-adjusted value that reflects all goods and services produced by the United States economy. From 2011 to
2019, annual Real GDP growth ranged from 1.6% to 2.9% per annum, resulting in improving unemployment levels.
Due to the COVID-19 Pandemic and related restrictions that mostly began in mid-March 2020, the Real GDP
shrank -2.2% for the year 2020. In 2021 and 2022, however, Real GDP increased 5.7% and 2.5%, respectfully,
reflecting the economic recovery that began in mid-2020 after the initial COVID-19 lockdowns and restrictions were
lifted. Real GDP growth remained positive in 2023 with a growth rate of 2.9%, although most of the growth occurred
in the second half of the year. The GDP growth rate remained relatively strong at 2.8% for 2024. GDP shrank 0.3%
in the first quarter of 2025. The lack of GDP growth was mostly due to a spike in imports during the quarter' as
consumers and businesses increased purchases and inventories ahead of import tariffs set to take effect in early
April; consumer spending and U.S. investment were both positive in the quarter. The most recent Real GDP

change rates are summarized on the following table and graph:

! Imports are a subtraction in the calculation of GDP.
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Real Gross Domestic Product (GDP)
Period GDP Rate Real GDP, Percent Change from Preceding Quarter
2015 2.9% o
2016 1.6%
2017 2.2% 30
2018 2.9% 2 =y CT
2019 2.3% 10 .
2020 2.2% 0o
2021 5.7% 1o
2022 2.5% a4 a1 Q2 a3 s} o
2023 2.9% 2023 2024 2025
2024 2.8% U.5. Bureau of Ezconomiz Analysle Seazgeslly ackostag snnusl My
Q1 2025 -0.3%
Source: Bureau of Economic Analysis, U.S. Department of
Cormmerce (4/30/2025)

Next, inflation trends are reviewed. The historic long-term inflation rate in the United States was 3% +/-
through 2019, but it dropped to near zero in early to mid-2020 due to the COVID-19 related shutdowns. Afterwards,
the pent-up demand created by the initial pandemic related shutdowns and significant stimulus spending resulted in
inflation rising dramatically to a peak of 9.1% in June 2022. The overall inflation rate has declined since, although

the month-to-month change has been uneven with the most recent month of April 2025 at 2.3%, as shown next.!

5 1Y 3Y sY 10Y MAX i Compare + ¢ Export API :
8
6
4
A, o
2016 2017 2018 2019 2020 2021 2022 2023 2024 2025
1.8 Surssy of Labor Staliztice Value Chg Chgt

Inflation has not been even across all sectors as shown in the following graph:?

" https://iradingeconomics.com/united-states/inflation-cpi
2 hitps.//www.bls.gov/cpi/
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CHARTS

12-month percentage change, Consumer Price Index,
selected categories, April 2025, not seasonally adjusted
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Source: US. Bureau of Labor Statistics.

Energy prices decreased -3.7% while Food inflation is at 2.8%. The “all items less food and energy”
category is currently at 2.8%. Although the overall inflation rate has declined, the cumulative inflation since January
2021 is nearly 25%. The spike in prices has negatively impacted consumers (and most businesses) and slowed the
economic recovery.

In response to the inflation trend, the Federal Reserve began raising the federal funds rate target in mid-
March 2022, the first increase since 2018, and regular rate increases occurred through July 2023. After more than
a year without a rate change, the Federal Reserve cut the federal funds rate target in mid-September 2024
by 50 basis points, plus two smaller cuts of 25 basis points by year end. At the January 29, 2025 meeting,
the Federal Reserve paused their rate cutting campaign, although it was acknowledged that inflation remains above
their 2% target. The current Federal Funds Rate target rate is 4.25% - 4.50%. As a result of various factors,
including but not limited to the current federal funds rate level, mortgage interest rates are currently elevated
compared to the lows experienced in early to mid-2021, although they remain below the peak experienced in early
2024. Increased mortgage rates have slowed economic activity and limited value growth as it negatively impacts
what buyers are able to pay and what existing owners can finance in terms of capital projects.

Education
The following table compares the education levels of Ashtabula County residents to the population of the

nation, state, and Cleveland MSA.

2024 Educational Attainment 25+
Education Level U.S. Ohio Cleveland MSA | Ashtabula County
No High School Diploma 9.0% 7.0% 7.0% 12.0%
High School Graduate or GED only 27.0% 33.0% 29.0% 43.0%
Some College (No Degree) 18.0% 18.0% 18.0% 18.0%
College Graduate (Associates or Bachelor's) 31.0% 29.0% 30.0% 20.0%
Graduate/Professional Degree 14.3% 13.0% 14.5% 6.1%

Saurce: STDBonline.com
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The lower income levels for local residents that will be discussed below are attributable to the unfavorable
higher education levels displayed above. Approximately 20% of Ashtabula County residents are college graduates
and 6.1% have graduate or professional degrees. These rates are well below the nation, state, and MSA’s.
Income

The local employment market and low higher education levels are reflected in the income levels of its
residents. The following table highlights the Median Household Income for Ashtabula County and how it compares

to the nation, state, and MSA.

d . Median Dollar | Avg. Annual | Avg % Change
Cocandy hered Income | Change ghange Pger Annun?
us. 2000 $42,164
2010 $54,442 | $12,278 $1,228 2.59%
2024 $79,068 | $24,626 $1,759 2.70%
2029 $91,442 | $12,374 $2,475 2.95%
Ohio 2000 $40,998
| 2010 $52,047 | $11,049 $1,105 2.41%
2024 $69,192 | $17,145 $1,225 2.05%
2029 $80,521 | $11,329 $2,266 3.08%
Cleveland MSA 2000 $42,632
2010 $53,755 | $11,123 $1,112 2.35%
2024 $68,279 | $14,524 $1,037 1.72%
| 2029 | $80,498 | $12,219 $2,444 3.35%
Ashtabula County 2000 $35,642
2010 $43,779 $8,137 $814 2.08%
2024 $54,642 $10,863 $776 1.60%
2029 $64,845 | $10,203 $2,041 3.48%

Source: STDBonline

Note: 2024 and 2029 Cleveland MSA data now includes Ashtabula County

Median household income grew by under 3% per annum between 2000 and 2010 for all the study areas
and continued to increase through 2024. Projections are for income growth to continue for all study areas over the
next five years. The state, MSA and county are expected to have the greatest growth at over 3% per annum while
the nation is projected to increase by 2.95% per annum. Overall, Ashtabula County has an income level well below
the nation, state, and MSA. This trend is expected to continue into the foreseeable future, and the in fact the
income gap is projected to expand.

The population/household declines, weak labor market, low education levels, and below average but

slowly rising income levels are reflected in local property values. These factors will be considered in the analysis

herein.
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Neighborhood

The Subject property is located in southeastern Ashtabula County in the Village of Andover. This portion of

the county (as is much of southern Ashtabula County) is rural. Primary access to the neighborhood is from U.S. 6,

State Route 85 and State Route 7. U.S. Route 6 is a two lane, east/west, roadway that leads from Andover to the

northeast and into the State of Pennsylvania, and leads west across southern Ashtabula County and continues to

Cleveland and beyond. State Route 85 begins in Andover and leads east to the State of Pennsylvania (within 2-

miles), where it becomes State Route 285. U.S. Route 7 begins to the north in the City of Conneaut and continues

south to Youngstown. Overall access to the neighborhood is rated as average.
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The subject neighborhood is considered to be the entire village, with the immediate neighborhood being the
main street corridor and village square (i.e., the area of most commercial/retail development). The village is typical
of small rural communities with a small retail/commercial base that supports the community and surrounding areas,
some light industrial buildings, and the residential base of the community. Little land use change has occurred in

the village for several years, and little change is expected for the foreseeable future given demographic trends.

The following table details historic and projected demographic trends for the Andover area.

DEMOGRAPHICS - Andover Ohio
3-MILE RADIUS
YEAR POPULATION | % ANNUAL CHANGE | HOUSEHOLDS | % ANNUAL CHANGE
2010 2,819 1,142
2020 2,667 -0.6% 1,165 0.2%
2024 2,647 -0.2% 1,149 -0.3%
2029 2,589 -0.4% 1,142 -0.1%
5-MILE RADIUS
YEAR POPULATION | % ANNUAL CHANGE | HOUSEHOLDS | % ANNUAL CHANGE
2010 5,871 2,408
2020 5,477 -0.7% 2,389 -0.1%
2024 5,474 0.0% 2,357 -0.3%
2029 5,370 -0.4% 2,343 -0.1%
10-MILE RADIUS
YEAR POPULATION | % ANNUAL CHANGE | HOUSEHOLDS | % ANNUAL CHANGE
2010 16,593 6,625
2020 15,376 -0.8% 6,458 -0.3%
2024 15,182 -0.3% 6,411 -0.2%
2029 14,928 -0.3% 6,401 0.0%

Source: Stdbonline.com, ESRI

As displayed, the local market has been losing both population and households since at least 2010, with a
continued loss expected over the foreseeable future. These trends reduce real estate demand, especially for new
commercial development.

Conclusion

Ashtabula County has good linkages with nearby major communities via State and Interstate highways, as
well as water and rail access. Higher education levels fall well below the nation and region. Economically, the area
has paralleled the region with lost jobs in manufacturing but increased jobs in service oriented industries (often low-
wage occupations). At the same time, the area has seen higher rates of unemployment and a loss in population.
Most recently, the unemployment rate has declined or remained flat in all the studied areas annually as the

economy continues to rebound from the COVID-19 Pandemic impacts.
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LEGAL DATA / PROPERTY HISTORY

According to county public records, the legal ownership of.the subject is as follows:

Owner of Record: Whirlwind Properties, Inc.

Grantor: John J. Rugala

Legal Reference: Vol. 194, page 2634

Document Date: March 9, 2002

Consideration: $1,250,000

Comments: This transfer included two additional parcels, with

improvements, that are not the subject of this
report. Additionally, at the time of sale the subject
was part of a going concern of an operating
Chevrolet automobile dealership.
The subject was previously operated as a Chevrolet Dealership for several years prior to its closing in
2019. In July 2020, the ownership entered into a lease/purchase agreement with Teri Caldwell and Lee Campbell
(no relation). The terms of the lease/sale are as follows:

Pending Sale

The subject property, along with two adjacent parcels, with building improvements, is under an agreement

of sale as follows:

Owner of Record: Whirlwind Properties, Inc.
Grantor: Teri Caldwell and Lee Campbell
Agreement Date: July 22, 2020

Consideration: $625,000

The purchase agreement has the prospective purchaser renting the property for 60-months, then
purchasing at a price of $625,000 less the rent payments made. The rental payments are $3,926.74 per month for
months 1 — 6, then $3,725.79 for months 7 — 60. Mr. Campbell planned to operate a used motor vehicle sales and
service building. However, the business failed and closed in 2023, but Mr. Cambell continues to occupy a body
shop on a nearby parcel that is part of the overall property being purchased but is not a part of this subject property.
Given the subject is no longer in use by Mr. Campbell, the subject was listed for lease to prospective third parties
(see below). The opinion of value herein is well below the pending sale price, but as noted a true direct comparison
of the opinion of value and the pending sale price cannot be made given the sale includes two additional parcels
with improvements. Nevertheless, the market value opinion, below the total sale price, is considered appropriate

given the significant improvements on the other parcels.
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Current Listing

The subject has been marketed for lease, by Ms. Alicia Angelo of Platz Realty Group, since October 15,
2024. The offering price was orginally $5.00 psf NNN, but given the limited interest for the property there is now no
formal list price. The property has reportedly been marketed to area auto dealerships, but the property has had no
interested parties for this use given the subject’s rural location and the condition of the property. There has
reportedly been some interest for an industrial type use, though zoning does not allow for this use. The 6-bay
garage, and small office area in the main building, is presently leased to an area boat dealer, for 6-months. The
lease rate is $1,500 per month with the tenant paying for their utilities. Also, a small portion of the former service
garage, in the main building, is leased for 6-months, at $250 per month + utilities, to an area golf cart dealer. It is
noted, the overall condition and various roof leaks in the main building limit the appeal of the subject.

Note: The subject’s third party lease terms will be detailed in the Income Approach section of this report.

THREE YEAR OWNERSHIP HISTORY

I'am not aware of any transfers in the past three years. Also, aside from the pending sale/lease and current
lease offering by Platz Real Estate, | am unaware of any other current: (a) property listing or offering, (b) purchase

option, and/or (c) pending articles of agreement relative to the subject property.
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ASSESSMENT AND TAXES

The subject’s current Assessment and Real Estate Taxes are calculated as follows:

ESTIMATED REAL ESTATE TAXES
Tax1.D. # Assessment Millage Taxes Special Total Tax
X Rate = + Assessment = Expense
02-018-00-025-00 $270,130 X 0.051905254 = 514,021 + $9.50 = $14,031
02-018-00-026-01 $16,800 X 0.051905254 = 5872 + $0.00 = 5872
02-013-20-125-01 $15,650 X 0.051905254 = $812 + $9.50 = $822
Total $302,580 $15,724

The current Auditor’'s Market Value is determined by dividing the assessment by the Assessment Ratio

(35%), as follows:

AUDITOR'S MARKET VALUE
Assessment Assessment Auditor's
/ Ratio = Market Value
$302,580 / 35.0% =  $864,514

Based on the opinion of value herein, and the sales agreement, the subject is over assessed. An

assessment appeal is recommended.
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GIS - ASSESSMENT MAP

SITE ANALYSIS

Land Area

The subject of this report is considered to contain three adjacent parcels. According to the legal reference

and county Auditor records, the subject site contains 4.99 acres. A breakdown of the individual parcels is as

follows:
SITE AREA
Tax I.D. # Site Size (Acres)
02-018-00-025-00 2.07
02-018-00-026-01 137
02-013-20-125-01 1.55
Total 4.99
Shape

The shape is irregular.
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Frontage

The subject has 379’ of frontage along the north side of East Main Street.
Topography

The site topography is relatively level to gently sloping upward at the northern portion of the site. Also,
there is small tributary that runs through and along the western portion of the site. This segments the subject’s
three parcels from the other two parcels that are part of the sales agreement (see Legal Data / Property History).

Waterways/Wetlands

Approx. Subject Site

PSS1EMIF

As detailed, there is a small tributary that runs along the subject's westermn boundary. Additionally, there is
some wetland areas in the northwestern portion of the site. This limits development of the site to the eastern

portion of the parcels.
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Subsoil Conditions/Hazardous Materials

No study was provided or environmental impacts observed or brought to my attention. This appraisal
assumes that the subject is capable of supporting its highest and best use without excessive and/or abnormal
cleanup costs.

Easements/Rights-of-Way

None known or reported, other than typical utility easements.
Encroachments

None known or reported.

Restrictions

None known or reported other than those contained in the applicable zoning ordinance Andover Village.
Adverse Factors

None known or reported.

Utilities
All public utilities are available.

Site Improvements

The following is a general summary of the site improvements:

(X) Paved parking (X) Pole & building mounted lighting
(X) Asphalt paved driveways (X) Landscaping

(X) Bridge over stream (X) Sidewalks

(X) Site Drainage (X) Guard rails at entry

Street Inprovements

The following is a general summary of the respective street improvements:

E. Main Street

(Yes) Public street, asphalt paved

(Yes) 2 lanes, east/west

(Yes) Storm sewers

(No) Curbing

(Yes) Streetlights

(No) Sidewalks

Average Daily Traffic (ADT) count: 5,231
Accessibility/Visibility

Access and visibility are rated as average.

' Ohio Department of Transportation, traffic counts.
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Adjacent and Nearby Land Uses
This corridor includes a mix of commercial and residential land uses. Also, immediately north and east of

the subject are agricultural fields.

ZONING

The subject is zoned Commercial. This district permits a wide range of commercial land uses and
warehouse/storage uses (see addendum). The subject’s historic automobile sales/service use was permitted use,
and the current limited warehouse use is also a permitted use.

Note: specific compliance to zoning requirements and regulations is beyond the scope of this appraisal.

FLOOD PLAIN

According to the FEMA Flood Insurance Rate Map for the Village of Andover, Community Panel Number
39007C0452D, dated December 18, 2007, the subject appears to be in Flood Zone X (unshaded).

Definition/Description by FEMA:' Flood hazard areas identified on the Flood Insurance Rate Map are
identified as a Special Flood Hazard Area (SFHA). SFHA are defined as the area that will be inundated by the flood
event having a 1-percent chance of being equaled or exceeded in any given year. The 1-percent annual chance
flood is also referred to as the base flood or 100-year flood. SFHAs are labeled as Zone A, Zone AO, Zone AH,
Zones A1-A30, Zone AE, Zone A99, Zone AR, Zone AR/AE, Zone AR/AQ, Zone AR/A1-A30, Zone AR/A, Zone V,
Zone VE, and Zones V1-V30. Moderate flood hazard areas, labeled Zone B or Zone X (shaded) are also shown on
the FIRM, and are the areas between the limits of the base flood and the 0.2-percent-annual-chance (or 500-year)
flood. The areas of minimal flood hazard, which are the areas outside the SFHA and higher than the

elevation of the 0.2-percent-annual-chance flood, are labeled Zone C or Zone X (unshaded).

' Source: https:/iwww.fema.gov/flood-zones
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PHOTOGRAPHS

The photographs following the below aerial view depict the subject site, improvements and neighborhood

as of May 19, 2025, the date of the property viewing.

a5

AERIAL VIEW
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Main Building - Southeast elevation Main Building - West elevation

Main Building — Damaged AC Condensers Main Building — Damaged AC Condenser
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Main Building — former office

Main Building — former conference room

Main Building — Water damaged ceiling in offices Main Building — Water damaged ceiling in offices
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Main Building — Water damaged wall/flooring Main Building — Bathroom with missing sink

Main Building — water damaged drywall

Main Building — former tire storage, note: pole frame Main Building — Former auto service garage
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Main Building — Former auto service garage Main Building — Former auto service garage

6 Bay Garage - Interior

6 Bay Garage — Overhead furnace, % bath, on- 6 Bay Garage — ¥z bath

demand hot water heater
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6 Bay Garage — Wash bay

Subject parking lot Subject parking lot — Note: cracked pavement

Street Scene: East Main Street looking west, subject Street Scene: East Main Street looking east, subject
on right on left
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IMPROVEMENTS DESCRIPTION

The improvements description is based on observations during the property viewing completed on May 19,
2025 and information provided by Ms. Teri Caldwell. This description is not intended as an engineering report, nor

does it warrant against physical and/or mechanical shortcomings.

The following Condition Rating Indicators will be considered in the improvements description(s):*

Excellent Condition — All items that can normally repaired or refinished have recently been corrected,
such as new roofing paint, furnace overhaul, state-of-the-art components, etc. With no functional
inadequacies of any consequence and all major short-lived components in like-new condition, the overall
effective age has been subsequently reduced upon complete revitalization or the structure regardiess of
the actual chronological age.

Very Good Condition — All items well maintained, many having been overhauled and repaired as they've
shown signs of wear, increasing the life expectancy and lowering the effective age, with little deterioration
or obsolescence evident and a high degree of utility.

Good Condition — No obvious maintenance required, but neither is everything new. Appearance and
utility are above the standard, and the overall effective age will be lower than the typical property.

Average Condition — Some deferred maintenance and normal obsolescence with age in that a few minor
repairs are needed, along with some refinishing. But with all major components still functioning and
contributing toward an extended life expectancy, effective age and utility are standard for like properties of
its class and usage.

Fair Condition (Badly Worn) — Much repair needed. Many items need refinishing or overhauling, deferred
maintenance obvious, inadequate building utility and services all shortening the life expectancy and
increasing the effective age.

Poor Condition (Worn Out) — Repair and overhaul needed on painted surfaces, roofing, plumbing,
heating, numerous functional inadequacies, substandard utilities, etc. (found only in extraordinary
circumstances). Excessive deferred maintenance and abuse, limited value-in-use, approaching
abandonment or major reconstruction; reuse or change in occupancy is imminent. Effective age is near the
end of the scale regardless of the actual chronological age.

' Source: Marshall Valuation Service, Section 97, page 3
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Known As:

Main Building — former Stateline Chevrolet

Building System:

Number of Levels / Stories:
(Original Design:

Current Use:

Age / Additions:

Outstanding Capital Repairs:

Overall Condition Rating:
Effective Age:

Remainiﬁé Economic Life:
Foundation:

Basement:

Exterior:

Windows:

Roof Style / Covering:

Plumbing & Hot Water:
Restrooms:

Sprinkler System:
Electrical System;

Heating and AC System:

Emergency Lighting/Smoke,
Burglar, and/or Fire Alarm:

Elevator / Stairs:

Recent Capital Improvements:

Masonry

One and two

Car dealership

Mostly vacant, limited storage
1960

N/A

The building has various observed roof leaks that has damaged some office
ceiling areas and wall paneling. The three AC condensers have been vandalized
and are reportedly no longer operational. Some radiant heaters in former service
garage area are reportedly no longer operational. There are some
broken/missing windows. Much of the interior office space is dated, with
significant wear/tear.

Poor - Fair

40 - 45 years

5-10 years

Slab

None

Brick, vinyl, block, and metal

Fixed and steel casement (some broken/missing windows, see photographs)

Gable and single pitch asphalt shingle, Quonset rubber Note: This report
assumes the roof only requires minor repairs to correct roof leaks and does

not require major repairs or a complete roof replacement.

40 gallon gas fired

(3)' %2 bath first floor, (1) ¥z bath second floor (one restroom is missing a sink)
None

Various 100 — 200 amp services

Showroom/office: Attic mounted forced air furnaces with AC (AC condensers have
been damaged from vandalism and are no longer operational)

Warehouse/garage: Tube type radiant (radiant units are no longer operational)

Battery back-up

Two stairwells to second floor
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Drive In / Overhead Doors: (6)10' - 14

Loading Docks: None

Interior Clearance: 12 - 14

Interior (typical details): Office Garage/warehouse

Floors: Tile, carpet Concrete

Walls: Drywall, wood paneling (some water Block, some metal, and drywall
damage to wood paneling)

Ceilings: Drop acoustical tile and drywall (some Drywall (some water damaged areas)
water damaged areas)

Lighting: Recessed fluorescent Attached fluorescent

Trim: Wood N/A

Interior doors: Wood Wood/Masonite

Known As:

6-Bay Garage

Number of Levels / Stories:
Original Design:

Current Use:

Age / Additions:

Recent Capital Improvements:
Outstanding Capital Repairs:
Overall Condition Rating:
Effective Age:

Remaining Economic Life:
Foundation:

Basement:

Exterior:

Windows:

Roof Style / Covering:

Plumbing & Hot Water:

Restrooms:

One

Garage
Garage/warehouse
1988

N/A

None known
Average to good
25 years

20 years

Slab

None

Vi~

None

Gable asphalt shingle
Navien on-demand

(1) % bath
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Sprinkler System:
Electrical System:

Heating and AC System:

None

200 amp services

Warehouse/garage: Overhead forced air unit, no AC

Drive In / Overhead Doors: (12
Loading Docks: None
Interior Clearance: 12’
Interior (typical details): Office Garage/warehouse
Floors: N/A Concrete
Walls: N/A Drywall and metal
Ceilings: N/A Drywall
Lighting: N/A Attached LED
BUILDING AREAS
GROSS BUILDING AREA
Building Floor Use Size (S/F)
Main First Former showroom 3,780
First Former garage, parts, storage areas 11,548
Second |Former office space 1,926
6-Bay Garage First Garage, warehouse space 2,816
Gross Building Area 20,070|

Building Size Source: Building sizes based on on-site measurements.

The subject’s site coverage ratio is as follows:

SITE COVERAGE RATIO

Building Footprint (s/f)
Site Area (acres)
Site Area (s/f)

18,144
4.99|
217,364

Site Coverage Ratio

8.3%

The site coverage ratio is typical of this property type, and the placement of the buildings on the site does

not indicate excess land.
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PHYSICAL DETERIORATION, FUNCTIONAL AND EXTERNAL OBSOLESCENCE

Physical Deterioration

Main Building: The main building of the subject property is 65-years old with various items of physical
deterioration, and general wear and tear. The primary items of deterioration include: 1) various roof leaks that have
damaged some interior finishes (note: the roof leaks have resulted in a strong musty odor and could indicate the
presence of mold that may require remediation)", 2) various heating and cooling units have been damaged and/or
are in-operable, 3) there are some broken/boarded-up windows, and 4) there is also some missing/damaged siding
around one of the overhead doors. Due to these issues, and the overall dated appearance, the main building is
considered to be in poor to fair condition.

6-Bay Garage: The 6-bay garage was constructed in 1988 and is in overall average condition with no
known significant items of deterioration.

Site Improvements: As detailed in the photograph description, the parking lot has several cracks with
weed growth. As such, the parking lot requires crack sealing to secure its condition.
Functional Obsolescence

The subject improvements are considered to be superadequate in size for its rural/small town location.
Also, the dated design is not conducive for a new car automotive dealership. Modern dealerships require specific
design criteria to ensure brand image standards and facility functionality. As an example, some of the recent
requirements for new modern Chevrolet dealerships include: a) a exterior with a bright blue archway with aluminum
metal panels and silver fascia, b) floor tiles require a specific shade of gray and a minimum size of 12" X 12", ¢)
light wood furnishings supplied by Herman Miller, d) a greeter station, with the distance from customer entrance to
sales desks must be at least 20’, e} various image elements including signage, displays, F) designated customer
service bay drop-off, etc.

External Obsolescence?

In 2010 the population within a 10-mile radius of the subject was 16,593. As of 2024, the population has
declined to 15,182, and is projected to further decline to 14,928 by 2029. Likewise, the number of households in
the 10-mile radius has declined from 6,625 in 2010 to 6,411 by 2024, and is projected to decline to 6,401 by 2029.
Also, the median househoid income as of 2024 was $55,931, or more than $12,300 below the Cleveland MSA and

more than $13,200 below Ohio’s median household income. The declining population/household statistics coupled

' This report assumes the subject does not require mold remediation.
2 Demographics taken from stdb.online, Esri forecasts.
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with the low local income levels results in lower demand for commercial property uses. As such, sale prices often
occur at levels well below replacement cost new resulting in the external obsolescence.

Given the condition, functional and external obsolescence factors, the subject improvements are no longer
considered appropriate for a new automotive dealership use, but do have remaining economic life for some limited
vehicle service, warehouse use, or related uses permitted by zoning. Furthermore, based on the current condition
issues the subject’'s main building is considered to have an effective age of 40 - 45 +/- years, with a remaining
economic life of 5 to 10 years. The 6-bay garage is considered to have an effective age of 25 years, and a
remaining economic life of 20 +/- years. Combined, the improvements are considered to have an effective age of

40 years with a remaining economic life of 10-years.
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HIGHEST AND BEST USE

The Appraisal Institute defines highest and best use as: the reasonably probable use of property that
results in the highest value. The four criteria that the highest and best use must meet are legal permissibility,
physical possibility, financial feasibility, and maximum productivity.! These must be analyzed sequentially.

As Vacant

The subject site comprises 4.99 acres with frontage along the north side of East Main Street. Topography
is relatively level to gently sloping and all public utilities are available. The site is zoned Commercial, which allow for
various commercial uses (see addendum). The general neighborhood trend along the East Main Street corridor has
been for commercial development, though new commercial development in the neighborhood is limited due to the
rural local and demographic trends. As such, new development is not likely feasible unless the supported by a long
term lease to a credit tenant. Therefore, after considering the legally permissible, physically possible, financially
feasible, and maximally productive uses, the highest and best use of the subject “as vacant” is to hold for

commercial development upon feasibility.

The highest and best use of the subject “as vacant” is to hold for future commercial
development upon feasibility.

Timing of development is speculative and likely 5+ years.

As Improved

The subject site is improved with a 20,070 s/f former Chevrolet automobile dealership. The improvements
vary in age from 1960 to 1988, and are in overall poor to average. An automotive use is permitted by zoning;
however, the weak demographics in the neighborhood are unlikely to support this use. Furthermore, a return to a
new car dealership use would require major renovation to meet current dealership image standards. Given the
subject’s history and rural local, this is not considered to be a feasible option for the subject. This conclusion was
further supported by appraisals of similar facilities and a discussion with the subject’s listing agent, who indicated
that after marketing to several area automotive dealers there is no demand for an automotive dealership use in this
location. This suggests an alternate use of the subject is most likely at this time. Therefore, in conclusion, it is my
opinion that the highest and best use of the subject property is for an alternate commercial or warehouse use. To
take advantage of the nearby Pymatuning Lake and State Park, some likely uses include boat sales/service,

RV/camper sales/service, or general warehouse use for boats/campers, etc.

The highest and best use of the subject property is currently for an alternate commercial
or warehouse use.

The most likely buyer/user of the subject is an owner occupant.

? Source: Dictionary of Real Estate Appraisal, Seventh Edition, Appraisal Institute.
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COST APPROACH

To apply the cost approach, an appraiser estimates the market’s perception of the value difference
between the property improvements being appraised and a newly constructed building with optimal utility (i.e., the
ideal improvement identified in highest and best use analysis). In its classic form, the cost approach produces an
opinion of the value of the fee simple estate (i.e., as vacant). If the purpose of the appraisal is to estimate the value
of the interest other than fee simple, an adjustment will be required. For example, a property rights adjustment
could be made as a lump-sum adjustment at the end of the cost approach. This would be particularly important
when the interest is the leased fee encumbered by a long-term lease that does not reflect market terms.

In applying the cost approach, an appraiser must distinguish between two cost bases — reproduction cost
and replacement cost — and use one of the two consistently throughout the analysis. The market and physical
condition of the appraised property usually suggests whether an exact replica of the subject property (reproduction
cost) or a substitute property of comparable size and use (replacement cost) would be the basis of a more suitable
comparison.’

The subject has an effective age of 40 years and is impacted by significant depreciation (physical,
functional, and external), which reduces the reliability of this approach. Furthermore, this approach would
not be considered by a typical purchaser. Accordingly, the Cost Approach is not considered applicable and

is not developed.

' The Appraisal of Real Estate, 15" Edition, Appraisal Institute, p. 526
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INCOME CAPITALIZATION APPROACH

In the income capitalization approach, an appraiser analyzes a property’s capacity to generate future
benefits and capitalizes the income into an indication of present value. The principle of anticipation is fundamental
to the approach.’ The two methods of income capitalization are direct capitalization, in which a single year's
income is divided by an income rate or multiplied by an income factor to reach an indication of value, and yield
capitalization, in which future economic benefits are converted into a value indication by discounting them at an
appropriate yield rate (DCF analysis) or applying an overall capitalization rate that reflects the investment’s income

pattern, value change, and yield rate.2
LEASE SYNOPSIS

As noted in the Legal Data / Property History section, the subject has been marketed to prospective

tenancy but has had limited demand. However, there are two short term (6-month) leases in-place with terms as

follows:
[ - RENT ROLL
|Suite Lease Dates Sizes Monthly Annual Rent Expense Responsibilities
# Tenant Current Start| Expire  |Options|  (sf) Rent Rent PSF RE Taxes | Insurance CAM Utilities
Pt. of  |Bryan Johnson May-25 Oct-25 N/A 1,440 $250 $3,000 $2.08 LL LL LL Tenant
M3 (Golf Cart Storage)
Pt. of |Roaming Shores Marina May-25 Oct-25 N/A 4,316 $1,500 $18,000 | $4.17 LL LL LL Tenant
413
413 1/2
Gross Leasable Area (GLA) 5756
Monthiy Rental Incosse $1,750 |

The lease agreements did not detail a specific size. However, based on a general description in the
leases, along with the estimated area each tenant is occupying, a lease size is estimated. Each tenant is
responsible for basic maintenance of their lease area and keeping the space free and clear of garbage/rubbish.
Also, each tenant is responsible for their utility usage. Without separated utilities this is likely limited to some pro-
rata use charge. Overall, the limited demand for the subject is reflected in the low lease rates with the subject only

generating nominal rental income, after factoring the expenses of taxes, insurance and building maintenance.

' The Appraisal of Real Estate, 15" Edition, Appraisal Institute, p. 413
2 jbid., p. 432
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INCOME CAPITALIZATION APPROACH CONCLUSION

Properties of the subject type are typically purchased or developed for owner occupancy versus their
income potential. Furthermore, the subject is expected to have little interest to a likely investor given the subject’s
age, rural location, and lack of any long term leases. The leases that have been secured are generating nominal
income, and are only partly offsetting some holding costs until a more productive use is put in place. Therefore,

although considered the Income Approach is not applicable and is not developed.

Opinion of Market Value “As Is” (Income Capitalization Approach): N/A
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SALES COMPARISON APPROACH

In the Sales Comparison Approach, an opinion of market value is developed by comparing properties
similar to the subject property that have recently sold, are listed for sale, or are under contract (i.e., for which
purchase offers and a deposit have been recently submitted). A major premise of the Sales Comparison Approach
is that an opinion of the market value of a property can be supported by studying the market's reaction to

comparable and competitive properties.’
To apply the sales comparison approach, appraisers foliow a systematic procedure:?

1. Research the competitive market for information on properties that are similar to the property being
appraised and that have been sold recently, or were listed for sale, or are under contract. Information on
agreements of sale, options, listings and bona fide offers may also be collected. The characteristics of the
properties such as property type, date of sale, size, physical condition, location and land use constraints
should be considered. The goal is to find a set of comparable sales or other evidence such as property
listings or contracts as similar as possible to the subject property to ensure they reflect the actions of similar
buyers. Market analysis and highest and best use analysis set the stage for the selection of appropriate
comparable sales;

2. Verify the information by confirming that the data obtained is factually accurate and that the transactions
reflect arm’s-length market considerations. Verification should elicit additional information about the
properties such as buyer and seller motivations, economic characteristics (if the property is income-
producing) value component allocations, and other significant factors as well as information about the
market to ensure that comparisons are credible;

3. Select the most relevant units of comparison used by participants in the market (e.g., price per acre, price
per square foot, price per front foot, price per dwelling unit, price per lot or proposed lot, price per room) and
develop a comparative analysis for each unit. The goal is to define and identify a unit of comparison that
explains or mirrors market behavior,

4. Look for differences between the comparables being considered and the subject property using all
appropriate elements of comparison. Then adjust the price of each comparable, reflecting how it differs to
equate it to the subject property or eliminate that property as a comparable. This step typically involves
using the most similar properties and then adjusting for any remaining differences. If a transaction does not
reflect the actions of a buyer who would also be attracted to the subject property, an appraiser should be
concerned about comparability and the wisdom of relying on that comparable as a basis for comparison;

5. Reconcile the various value indicators produced from the analysis of comparables into a value indication
from the sales comparison approach. A value can be expressed as a single point estimate, as a range of

values, or in terms of a relationship (e.g., more or less than a given amount).

' The Appraisal of Real Estate, 15" Edition, Appraisal Institute, p. 351
2 Ibid., pp. 355
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SALES COMPARISON APPROACH DATA

The following pages include the most relevant comparable data of properties that have recently sold. The
sales data research was focused on the following factors:

* Market Conditions (sales within the past 5 years with a focus on the most recent sales);
¢ Property Type (warehouse and former car dealerships);
¢ Location (Northeast Ohio and Western PA);
¢ Building Size (9,000 — 35,000 s/f);

¢ Building Age/Condition (older era (pre-1980) buildings).
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Improved Sale No. 1

Property Identification

Record ID 9950

Property Type Industrial, Warehouse

Property Name Warehouse

Address 205 South Cucumber Street, Jefferson Village, Ashtabula
County, Ohio

Tax ID 26-024-000-35.00

Sale Data

Grantor 205 Cucumber Street LLC

Grantee Collins Land Acquisitions LLC

Sale Date February 16, 2021

Marketing Time 106 DOM

Financing Cash

Verification Kymberley LaDow Hackle; 440-759-4248, Confirmed by Natalie
LaCoe

Sale Price $175,000

Cash Equivalent $175,000

Adjusted Price $175,000

Land Data

Land Size 1.540 Acres or 67,082 SF

Front Footage SWC of Erie and S. Cucumber Streets;

Utilities All public

Shape trregular

Buildings 1

Parking 20 on-site, private
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Improved Sale No. 1 (Cont.)

General Physical Data

Building Name Warehouse/Manufacturing

Building Type Single Tenant

Gross SF 15,600

Area Breakdown Warehouse 15,000
Office 600

Roof Type Flat

Electrical 3-phase, 400 amp

HVAC Space heater/Wall unit AC

Stories 1

Floor Height 12

Year Built 1964 Renovation 1970

Truck High Docks 2

Levelers 1

Drive-in Doors 1

Other Dock leveler and seal, loading area, overhead doors

Crane None

Indicators

Sale Price/ SF $11.22

Floor Area Ratio 0.23

Land to Building Ratio 4.30:1

User Comments

This is the sale of an industrial warehouse located at the southwest corner of South Cucumber
and East Erie Streets in the Jefferson Industrial Park in the Village of Jefferson, Ashtabula
County, OH. The property is improved with a 15,600-sf building and is situated on a 1.544 acre
parcel. The improvements were constructed in 1964 with renovations in 1970 and includes a
600-sf office, (1) overhead door, (2) loading docks and 12" ceiling clearance. No sprinkler system
or crane service available.
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Improved Sale No. 2

Property Identification

Record ID
Property Type
Property Name
Address

Tax ID

Sale Data

Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Marketing Time
Conditions of Sale
Financing
Verification

Sale Price
Cash Equivalent
Adjusted Price

8515

Industrial, Light Industrial

Vacant Industrial Building

2905 North Bend Street, Saybrook Township, Ashtabula
County, Ohio

48-010-00-013-02

Frank Cicogna, VIil

Infinity Composities, Inc.

March 16, 2021

2021-3070

Fee Simple

138 Days

Normal Market - Arm's Length

Cash

Other sources: MLS #4227 154; Public Records, Confirmed by
Sergio Lo Presti

$262,500
$262,500
$262,500
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Land Data
Land Size
Front Footage
Utilities
Shape
Buildings
Parking

General Physical Data
Building Name

Building Type
Gross SF

Construction Type
Roof Type
Electrical

HVAC

Stories

Floor Height

Year Built
Condition

Dock Height
Drive-in Doors

Indicators

Sale Price/Gross SF
Floor Area Ratio

Land to Building Ratio

User Comments

Improved Sale No. 2 (Cont.)

1.170 Acres or 50,965 SF

217 ft Total Frontage: 217 ft north side of North Bend Street:
All public

Nearly rectangular

25 spaces

Vacant Industrial Building
Single Tenant
9,750

Masonry; Steel

Metal

3-phase; 400 amp service
Gas

1

16'

1958

Average

) 10
2) 12

$26.92
0.19
5.23:1

This is the sale of a vacant industrial building located along the north side of North Bend Street in
Saybrook Township, Ashtabula County, OH. The property is improved with a 9,750-square foot
building and is situated on a 1.170-acre parcel. The building was constructed in 1958 and
features office space (approx. 10% of building), (2) 12’ overhead doors, (2) 10' loading docks, 16'
interior ceiling height, 25" apart steel interior columns with no interior support walls and 8" trench
drains installed in approximately 6' reinforced concrete floor. All existing demising walls are
constructed out of metal stud/drywall and can be removed. The site has large 6' high chain-linked
fence area adjacent to the building for on-site storage.
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Improved Sale No. 3

Property Identification

Record ID
Property Type
Property Name
Address

Tax ID

Sale Data
Grantor

Grantee

Sale Date

Deed Book/Page

9037

Commercial, Small Mixed Use

Driven Auto Body & Former Chevy Dealership

19 & 23 Main Street (US Route 322), Brookville Borough,
Jefferson County, Pennsylvania 15825

06-009-0100A; 06-009-0105; -0103

Brookville CB Real Estate, LLC
Driven Properties, LLC
September 23, 2022
2022-4433
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Property Rights
Conditions of Sale
Financing
Verification

Sale Price

Cash Equivalent
Downward Adjustment
Adjusted Price

Land Data
Land Size
Front Footage
Zoning
Topography

Utilities

Shape

Flood Info
Access/\Visibility
Buildings
Parking

General Physical Data
Building Name

Building Type
Gross SF
Area Breakdown

Construction Type
Roof Type
Foundation
Electrical

HVAC

Sprinklers

Stories

Floor Height

Year Built
Condition

Truck High Docks
Drive-in Doors

General Physical Data
Building Name
Building Type

Gross SF

Area Breakdown

Improved Sale No. 3 (Cont.)

Fee Simple

Normal Market - Arm's Length

Cash Equivalent

Charles Driscoll (Owner); (814) 571-6893, July 29, 2022; Other
sources: SSL File No. N292-22 & E748-22, Confirmed by Aaron
Brown

$430,000
$430,000
$20,000 FF&E for auto body shop
$410,000

1.627 Acres or 70,872 SF

south side of Main Street (US Route 322);
"LI-1", Light Industrial

Level to gently sloping from the western portion of the eastern
portion

All public

Irregular

Mostly Zone AE; Some Zone X

Average - Good

2

Gravel and paved spaces

Driven Auto Body
Single Tenant

5,600
Office 200 (3.6%)
Shop 5,400 (96.4%)

Pre-engineered steel
Gable; Corrugated metal
Concrete slab

150 amp circuit breaker
Radiant tube; Split unit
None

1

14'

1971

Average

None

(2) 10

Former Antique Shop
Single Tenant

14,080
1st Fl - Showroom/Retail 3,030 (22%)
1st FI - Shop 4,550 (32%)
2nd FI - Shop 6,276 (45%)
2nd FI - Office 224 (2%)
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Improved Sale No. 3 (Cont.)

Construction Type Clay tile block

Roof Type Flat; Rubberized
Foundation Concrete slab
Electrical 200 amp circuit breaker
HVAC Gas-fired Reznor; Boiler
Sprinklers 100%

Stories 2

Year Built 1935

Condition Average

Summary for Multiple Buildings

Construction Year Gross No. Avg.
Building Name Type Built Sq. Ft. Sq. Ft. Stories FIl. Ht.
Driven Auto Body Pre-engineered 1971 5,600 1 14
steel
Former Antiqgue Shop Clay tile block 1935 14,080 2
Gross SF 19,680
Indicators
Sale Price/Gross SF $21.85 or $20.83 adjusted
Floor Area Ratio 0.28
Land to Building Ratio 3.60:1

User Comments

This automotive repair shop and former Chevrolet Dealership (now antique shop) are located
along/off the south side of Main Street (US Route 322) in Brookville Borough, across from the
new Chevrolet Dealership. The sale included two separate properties that are each improved with
a building. The repair shop, known as Driven Auto Body, contains a 5,600-square feet auto body
shop constructed in 1971, and is in overall average condition. The building features a 200-square
foot office, (2) 10’ overhead doors and 14' interior ceiling height. This building is situated on a
0.50 acre site. The former dealership is comprised of 14,080-square feet. This building is a two
story building that was constructed in 1935, and is in overall average condition. The building
features a 224-square foot office on the second floor, 3,030-square foot showroom/retail on the
first floor (with the remaining space on both floors used as shop space) and (1) 10' overhead
door. This property contains 1.128 acres.

Note: The contract price for the auto body repair shop was $230,000 and included the real estate
and FF&E. The FF&E included a paint booth, compressor and welder with an estimated
allocation of $20,000 per the buyer (Nick Greenawalt). The contract price for the antique shop
was $200,000 and included the real estate only. Both properties were also encumbered by
month-to-month leases. The tenant was the buyer of the auto body shop and the leases were
terminated at the time of closing.

Appraised in July 2022 - See SSL File No. N292-22 and E748-22.

Prior Sale (also includes one other parcel) - See Improved Sales; Record #3038.
Lease Data - See Improved Leases; Record #1776 and Record #1777.
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Property Identification

Record ID
Property Type
Property Name
Address

Tax ID
MSA

Sale Data

Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Conditions of Sale
Financing
Mortgagee
Verification

Sale Price
Cash Equivalent
Adjusted Price

Land Data
Land Size
Front Footage
Zoning
Topography
Utilities
Dimensions
Shape
Flood Info
Parking
Depth

Improved Sale No. 4

10805

Commercial, Automotive New

Former Preston Chrysler Plymouth BMW

3843 Youngstown Road SE, Warren City, Trumbull County,
Ohio

44-020575

Youngstown-Warren

Paradise Properties, LLC

K.A.P. Leasing, Ltd

October 27, 2021

202110270025138

Fee Simple

Arm's Length

Conventional Mortgage

First National Bank

Other sources: CoStar and 3rd Party Appraiser

$900,000
$900,000
$900,000

4.133 Acres or 180,033 SF

360 ft Total Frontage: 360 ft ne/s Youngstown Road SE;
"B", Commercial

Level; at grade

All public

360' x 500'

Rectangular

Zone X

Surface; 275 spaces

500
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General Physical Data
Building Name
Building Type

Gross SF

Area Breakdown

Construction Type
Roof Type
Foundation
Electrical

HVAC

Stories

Floor Height

Year Built
Condition

Parking

Indicators

Sale Price/Gross SF
Floor Area Ratio

Land to Building Ratio

User Comments

Improved Sale No. 4 (Cont.)

Fmr. BMW Auto Dealership
Single Tenant

34,102

Service 16,686
Showroom/Office 8,112
Parts 2,241
Utility Room 80
Service/Repair 6,983

Concrete block

Ribbed metal; steel frame
Masonry

120/240v; 3 ph; 200amp
Roof mounted

15

15'

1969 Reconditioned 2000
Average

Surface 275
$26.39

0.19
5.28:1

This is the sale of a 4.13 acre parcel in the city of Warren, Trumbull County, Ohio. The property
is improved with a 34,102-sf former automobile dealership known as Preston Chrysler Plymouth
BMW, which sold vacant. After sale, it is being used as a Servpro, a fire, water and storm
damage restoration company. The rear detached building is used by Ed's Auto Works, which
performs auto collision repair. The main fagility, built in 1969, has 27,119-sf gross building area
while the rear detached service building, constructed in 1975, has a gross building area of 6,983-
sf. Therefore, the gross building area totaling both buildings equals 34,102-sf. Approximately
8,112-sf within the main facility is showroom/waiting area and offices or 23.79% of total gross

building area. The rear service building is rented to an auto collision company (Ed's Auto Works).

The lease terms are unknown; therefore, the sale is labeled as fee simple.
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Improved Sale No. 5

Property Identification

Record ID
Property Type
Property Name
Address

Tax ID

Sale Data

Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Conditions of Sale
Financing
Verification

Sale Price
Cash Equivalent
Adjusted Price

Land Data
Land Size
Zoning
Topography
Utilities
Shape
Buildings

9968

Industrial, Warehouse

Two Warehouse Buildings

3420 New Castle Road, Shenango Township, Mercer County,
Pennsylvania

27-184-061

MBTW, LLC

Middle States Equipment, Inc.

December 06, 2023

2023/9829

Fee Simple

Normal Market

Conventional

Stan Nudell; In Person, November 09, 2023; Other sources: P-
1675-23, Confirmed by Corey Wolbert

$750,000
$750,000
$750,000

10.930 Acres or 476,111 SF
"C" Commercial

Mostly Level

All Public

Triangular

2
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General Physical Data

Improved Sale No. 5 (Cont.)

Building Name Showroom/Warehouse 1
Building Type Single Tenant
Gross SF 21,090
Area Breakdown Showroom/Office 5,610
Warehouse 15,480
Construction Type Metal & Masonry
Roof Type Gable, metal
Foundation Slab
Stories 1
Floor Height 11"to 17"
Year Built 1975 1997 addition
Condition Average
General Physical Data
Building Name Warehouse 2
Building Type Single Tenant
SF 6,000
Construction Type Metal
Roof Type Gable, metal
Foundation Slab
Stories 1
Floor Height 10'to 12
Year Built 1988
Condition Average
Summary for Multiple Buildings
Construction Year Gross
Building Name Type Built  Sq. Ft. Sq. Ft.
Warehouse 1 Metal & 1975 21,090
Masonry
Warehouse 2 Metal 1988 6,000
Gross SF 27,090
Indicators
Sale Price/Gross SF $27.69
Floor Area Ratio 0.06
Land to Building Ratio 17.58:1

User Comments

No.
Stories
1

1

This is the sale of 2 commercial/warehouse buildings along I-80 and SR 18 in Shenango
Township, Mercer County, PA. The improvements were constructed in phases between 1975
and 19987 and are in overall average condition. The buildings are situated on 10.93 acres with

limited site improvements. The paved/gravel parking and yard area are in fair condition. There is

Avg.

El. Ht.

11'to
17'
10' to
12'

also an on-site gas well, which provides free gas to the improvements and limited royalties,
according to the verification source. Topography is mostly level and there is a creek (Hogback
Run) that borders the site along the northern boundary; this creek creates a flood risk hazard.
The buildings are being purchased for an RV and/or trailer sales and service business.
Historically, the buildings were utilized as an RV sales and service business and antique mall.

There are 4 overhead doors.
See SSL File P-1675-23
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Property Identification

Improved Sale No. 6

Record ID
Property Type
Property Name
Address

Tax ID
MSA

Sale Data

Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Conditions of Sale
Financing
Verification

Sale Price

Cash Equivalent
Adjusted Price
Land Data

Land Size

Front Footage

Utilities
Shape
Buildings
Parking

9683

Industrial, Warehouse

Cummins Sales and Service

7145 Hubbard Masury Road, Hubbard Township, Trumbull
County, Ohio 44425

01-514730

Youngstown-Warren-Boardman

SDR Hubbard, LLC

Seabass Realty, LLC

April 17, 2023
202304170005819

Leased Fee

Normal Market - Arm's Length
Assumed Cash Equivalent
Thomas Miller (Listing Broker; (512) 768-0213, August 09, 2023;
Confirmed by Aaron Brown
$825,000

$825,000

$825,000

3.000 Acres or 130,680 SF

North side of Hubbard Masury Road; South side of Interstate 80
{no access);

All public

Irregular

1

Paved lined spaces
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General Physical Data
Building Name
Building Type

Gross SF

Area Breakdown

Stories

Floor Height

Year Built
Condition

Truck High Docks
Drive-in Doors

Income Analysis
Net Operating Income

Indicators

Sale Price/Gross SF
Floor Area Ratio

Land to Building Ratio
Occupancy at Sale
Overall or Cap Rate

Net Operating Income/Sq.
Ft.

User Comments

Improved Sale No. 6 (Cont.)

Cummins Sales and Service
Single Tenant

23,276

Warehouse 20,948
Office 2,328
1

17'

1971 (1978 - Renovations)
Average - Good

1

14

$63,000

$35.44
0.18
5.61:1
100%
7.64%
$2.71

This warehouse facility is located along the north side of Hubbard Masury Road and the south
side of Interstate 80, just off the east side of US Route 62, in Hubbard Township, Trumbull
County, OH. The property is improved with a 23,276-square foot building and is situated on a 3-
acre parcel. The building was constructed in 1971, with renovations in 1978, and is known as
Cummins Sales and Service. The building features 2,328-square feet of office space, (1) loading
dock, (14+) overhead doors and 17" interior ceiling height.

The building is encumbered by a NNN lease that originally commenced on August 1, 1977 and is
set to expire on January 31, 2024. The lease includes (2) 5-year renewal options with 5% rental
increases at the beginning of each option period. Current base rent is $63,000. The tenant is
responsible for property taxes, insurance, common area, roof and structure, repairs and
maintenance, HVAC and utilities.
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Property Identification
Record ID
Property Type
Property Name
Address

Tax ID
MSA

Sale Data
Grantor
Vendor

Survey Date
Property Rights
Verification

Listing Price
Cash Equivalent
Adjusted Price

Land Data
Land Size
Front Footage
Zoning
Topography
Utilities
Shape

Datum 7 (current offering)

10806

Commercial, Automotive New

Former Lakeside Auto

10183-10215 West Main Street, North East Township, Erie
County, Pennsylvania

37-019-040.0-008.01, 009.00

Erie

First National Bank

Baldwin Brothers, Inc.

May 27, 2025

Fee Simple

Other sources: MLS #154851; SSL File #N-316-24, Confirmed
by Bob Stout

$1,475,000
$1,475,000
$1,475,000

3.250 Acres or 141,570 SF

555 ft s/s of West Main Road (US Route 20);
B-1, Commercial

Level to gently sloping and at road grade

All public but sewer

Slightly irregular
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Access/Visibility
Buildings
Parking

General Physical Data

Building Name
Building Type
Gross SF

Area Breakdown

Construction Type
Roof Type
Foundation
Electrical

HVAC

Sprinklers

Stories

Floor Height

Year Built
Condition

Indicators
Sale Price/Gross SF
Floor Area Ratio

Land to Building Ratio

User Comments

Datum No. 7 {(Current Offering)

Average to good
(1)

Surface

Fmr. Lakeside Auto
Single Tenant
34,813

East Service Area
Customer Lounge
Central Service
Showroom/Offices
West Service Area
Rear Service Building

Masonry & Metal

Mix of Gable and Flat
Slab and block

250 am service
Rooftop and boiler
Wet

1

12'-16'

7,864
738
1,829
5,943
6,494
11,945

1957 Add's / Renovations 2016

Average to good

$42.37
0.25
4.07:1

This is the listing for the former Lakeside Auto dealership site located along West Main Road
(U.S. Route 20) in North East Township, Erie County, Pennsylvania. The property consists of two
adjacent parcels totaling 3.2533 acres and is improved with a 34,813 square foot former auto
dealership built in stages from 1957 to 2016. The site is serviced by all public utilities except for
sewer which is provided by an on-site septic system. The topography is level to gently sloping.

This property underwent a significant expansion (14,512 s/f) and $1.3+ million renovation in 2016.
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SALES COMPARISON APPROACH GRID

SALES COMPARISON GRID
Suhject Sale 1 | Sale 2 Sale 3 Sale 4 Sale 5 Sale 6 Datum 7
Address 413 East Main Strest| 205 South Cucumber St.| 2805 Nerth Bend rd. 19 & 23 Main Street| 3843 Youngstown Rd. SE| 3420 New Castle Rd.| 7145 Hubbard Masury Rd.| 10183-10215 W-. Main Street,
Clty or Townshlp Village of Andover| Village of Jefferson Saybrook Twp. Brookyille Boraugh Warren Shenango Twp. Hubbard Twp. North East Twp.
County/State Ashtabula Co., OH Ashtabula Ce., OHi Ashtabula Ca., OH Jefferson Co., PA Trumbull Co., OH Mercer Co,, PA Trumbull Co., OH Erie Co., PA|
Known as Fmr. Stateline Auto Warehouse Warehouse | Fmr. Chevy Dealer & Fmr. Preston Chrysler RV Ci i vice Fmr. Lakeside Chevy/
| N Body Shop. Buick
Conslderation { §175,000 $262,500 $430.000 $900,000 $750,000 $825,000 $1,475,000
Sale Price per square foot [IEET] $26.92 $2185 $26.39 $27.69 $35.44 $42.37
Property Rights Faa Slmple Fee Slmplé = Fea Simple Fee Simple. Fee Simple. Fee Simple Leased Fee Fsé'SlmpIe
Financing Aszsumed Cash Equiv. Seller at market! Similar| Similar Similar’ Similar| Similar] Similar
Conditions of Sale Normal Market Cond. Narmal Market; Normal Market FF&E Namal Market Normal Market Narmal Market Narmal Market|
Dollar Adjustment £ 50 (520,000} $0 50 %0 50
Adjusted Sale Price $175,000 $262,500 $410,000 | $900,000 $750,000 $825,000 $1,475,000
Buyer Expenditures None None| Nans' None| None| None None| None
Dollar Adjusiment $0 30 | $0 $0 | $0 $0 $0
Adjusted Sale Price $175,000 $262,500 $410,000 $500,000 | $750,000 $825,000 $1,475,000
Market Conditions May-25 Feb-21 Mar-21 Sep-22 Qot21 | Dec-23 Apr-23 Listing
Per Annum Adjustment @ 2.0% 8.51% 8.36% 5.31% 7.12% 2.90% 4,18% -10.00%
Dollar Adjustment $14,892 §21,835 $21,769 $64,110 $21,781 $34,492 {$147,500)
Adjusted Sale Price $189,892 $284,435 $431,789 $964,110 $771.781 $859,492 $1,327,500
GBA (s/f) 20,070 15,600 9,750 19,680 34,102 27,090 23,278 34,813
Ad). Price per square foot $12.47 $20.17 $21.94 $28.27 $28.49 $36.93 $38.13
of C rison =
Location Rural/small town Infarior| SI. Superior| SI. Superior| Superior| Superior| Superior| SI. Superior|
Traffic (ADT Count} 5,231 N/A - Side Street 1,684 9,355 13,312] 7,400 & 27,000 29,948 7.695
S-mlle Populaton radius 5,474, 7.807 30,063 7,536 84,803 39,582 41,029 12,667
% Adjustment 20.0% 0.0% 10.0% -20.0% -20.0% -20.0% -10.0%|
Dallar Adjustment $2.43 $0.00 ($2.19)| {85.85) {35.70)) ($7.39) {$3.81)
Age 19601988 1964-70 1958 19351971 1989/75 (rsnov. 2000) 1975, '88, '97 1971 1957-2016]
Effective Age 40 40 years 30 years 40 years 30 years 30 years 30 years 20 years
% Adjustmant 0.0% -15.0% 0.0% -15.0% -15.0% -15.0% -30.0%
Dallar Adjustment $0.00 (54.38) $0.00 (54,24 (54.27) (85.54) ($11.44)
GBA (SF) 20,070 15,600 9,750 19,680 34,102 27,090 23,276 34,813
% Adjustment 0.0% -20.0% 0% 10% 0% 0% 10%
Dollar Adjustment $0.00 (85.83)| $0.00 §$2.83 $0.00 $0.00 $3.81
Showroom/Office Araa 28.4%| 3.8% 10.0% 16.4% 23.8% 20.7% 10.0%! 17.1%)
Dollar Adjustment $3.69 $2.76 $0.00 $0.00 $0.00 $2.76 $0.00
Site Area (Acres) 4.990 1.54 117 1.63] 4.133 10.83 3.00 3.25]
Slte Coverage Ratio B.3%| 23.3% 19.1% 18.6% 18.9% 57% 17.8% 24.8%
Dollar Adjustment $3.53 $3.10 $2.03 $3.08 $0.00 $2.92 $3.63
Quality Masonry/metal Similar| Simliar| Similar| Similar| Inferior| SI. Superior] 8. Superios
% Ad)ustment 0.0% 0.0% 0.0% 0.0% 20.0% -10.0% -10.0%|
Dallar Adjustment $0.00 $0.00 $0.00 $0.00 $5.70 {$3.69)| ($3.81)|
Net Adjustments $9.65 {34.35) (30,18} {$3.99) ($4.27) ($10.93))
\Indicatad Valus per square foot $21.82 $24.83 $21.77 $24.28 $24.22 $26.00
I Befon At
Low §1122 $21.77
High $42.37 $26.51
Rangs 278% 22%
|Maan $27.41 $4.28
|Medlan $26.92 2428
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COMPARABLE IMPROVED SALES MAP

SALES COMPARISON APPROACH ANALYSIS
The unadjusted comparables indicate a range of sale prices from $11.22 to $42.37 per square foot with a
range of 278%. Adjustments are explained as follows:
»  Property Rights: Aside from Sale 6 and Datum 7, All comparables sold in fee simple and no adjustments
are needed. Sale 6 was a leased property, but only had one-year remaining with at market lease terms. As

such, no adjustment is applied. Datum 7 is a current offering of a fee simple interest.

»  Financing: All Sales sold with cash or cash equivalent financing and no adjustments are needed.
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»  Conditions of Sale: Sale 3 sold with $20,000 in FF&E. All other Sales sold under normal market conditions
and were arm’s length; no adjustments are necessary.

° Buyer Expenditures: No buyer expenditures were reported and no adjustment is required.

*  Market Conditions: Aside from Datum 7, all Sales are adjusted at 2% per annum to reflect general rising
property values. Datum 7 reflects a current offering. This property has been marketed for sale since
December of 2020. Considering historic price adjustments for this listing and typical sale price to list price
ratios, a downward adjustment of 10% is applied.

*  Location: The subject is located in a relatively rural low population area with limited traffic exposure. Sale 1is
rated inferior, and is adjusted upward, as this sale is located along a side street with limited traffic exposure.
Sale 2 has inferior traffic exposure, but this factor is offset by its close proximity to U.S. Route 20 and larger
nearby population base. Sale 3 and Datum 7 are rated slightly superior and are adjusted downward. Sales 4,
5 and 6 are rated superior and are adjusted downward as these sales have far superior traffic exposure and
larger nearby populations.

*  Agel/Effective Age/Condition: Sales 1 and 3 are rated similar. All other Sales are adjusted at 1.5% per year
of effective age differential.’ The overall condition of each property is reflected in the selected effective age.
Datum 7 required the largest adjustment as this property underwent a major expansion (14,512 s/f) and
renovation in 2016 of more than $1.3 million to meet GM’s Image standards.

. Gross Building Area: Due to the principle of “diminishing returns”, smaller buildings typically yield higher unit
rates than larger buildings. Sale 2 is adjusted downward given its much smaller building size. Sale 4 and
Datum 7 are adjusted for their larger building sizes.

¢  Office Space Ratio: Much of the subject’s office/showroom space is lower quality and limited functionality. As
such, those comparables with office/showroom areas of 15% or more are rated similar (i.e., Sales 3, 4, 5, and
Datum 7). Sales 1, 2, and 6 are adjusted for their greatly inferior office ratio differentials based on an added
contributory value of $15 psf of interior office finish. Example: Sale 1 has a 3.8% office/showroom ratio versus
the subject with a 28.4% ratio or a 24.6% differential. 24.6% X $30 psf = $3.69 psf adjustment. All other sales

have adequate office/showroom areas.

' A 50 year economic life equals 2.0% depreciation per year. Given the adjustment is applied to an adjusted price per acre that includes the
underlying land value, a lower adjustment of 1.5% per year is utilized.
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» Site Coverage Ratio: A lower site coverage ratio allows for expansion or additional yard storage/parking area,
while a higher site coverage ratio limits this potential. Given this factor, all Sales, but Sale 5 (rated similar), are
adjusted upward for their inferior site coverage ratios. The adjustment applied is based on review of several
area vacant land sales, and is applied based on an estimated contributory land value of $20,000 per acre. The
adjustment process calculates the required land area of each adjusted sale in order to equal the land to
building ratio at the subject property. This differential (positive or negative) is multiplied by the estimated
contributory land value and divided by the sales GBA.

»  Quality: Sale 5 is adjusted upward for its inferior construction quality, all pre-engineered metal, and inferior
paved parking lot. Sales 6 and 7 are rated slightly superior and are adjusted downward. It is noted, Sale 7

had recent major upgrades including new building additions, upgraded electrical service, in-floor heating in the

new garage addition, etc.

SALES COMPARISON APPROACH CONCLUSION

The adjusted sales indicate a range of values from $21.77 to $26.51 per square foot with a mean and
median of $24.20 and $24.28 per square foot, respectively. The range narrowed to 22%, lending good support to
the adjustments applied. After considering the range of the sales data, the mean and median indications, and with
slightly less weight on Datum 7 (current offering), and given the subject's roof leaks and damaged heating/cooling

units, a unit rate below the mean or $23 per square foot is reconciled. Therefore:

Gross Building Area X Value Per SF = Indicated Value
20,070 square feet X $23.00 = $461,610
Rounded = $460,000
Opinion of Market Value “As Is” (Sales Comparison Approach): $460,000

Note: The subject’s value opinion is above the sale prices of Sales 1 and 2 ($175,000 to $262,500). This is
considered appropriate as both of these properties have inferior office finishes and are both smaller in building size.
Sale 3 had a relatively similar sale price. Given this property is most similar in condition and size, this is considered
very supportive of the subject's opinion of value. Sales 4, 5, and 6 indicated higher sale prices ($750,000 to
$900,000). However, all of these properties are in superior locales, are in superior condition and are larger
buildings. Accordingly, the subject’s lower value opinion is considered appropriate. Lastly, Datum 7’s listing price
is much higher than the opinion of value for the subject and is well above all of the other sales. However, this
property had the largest building and is substantially superior in condition given the major renovations and
expansion in 2016. Overall, the above analysis and the overall sale prices of the comparables are considered to be
supportive of the opinion of value for the subject.
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EXPOSURE AND MARKETING PERIOD

Projections of reasonable marketing and/or exposure periods for the subject are based on consideration of

historical data, as well as anticipated future marketing conditions. Implicit in the concept of a reasonable marketing

period are the following factors:

¢ An active offering/exposure of the property by the owner or an agent via traditional marketing
including the media, signage, MLS services, and/or trade journals/publications.

¢ An offering at a price that is commensurate with the appraised value.

» Aconsideration of the typical "holding" costs to the owner during the marketing period, including
property taxes, insurance, maintenance, and/or security services.

» The terms and conditions of the offering, including an assumption of an "all-cash" or cash
equivalency at time of closing.

Marketing times of localiregional sales very from a few months to several years for properties in
rural locations with limited demand. Given the subject’s location, age, condition, size and overall appeal,
and considering recent market conditions, a reasonable exposure time for the subject is from 1 to 2 years
prior to the effective date of this appraisal. Furthermore, to achieve a sale price commensurate with the

market value opinion herein, a marketing time of 1 to 2 years following the effective date is projected.
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RECONCILIATION AND FINAL VALUE CONCLUSION

Opinion of Market Value by the: “As Is”
Cost Approach: N/A
Income Capitalization Approach: N/A
Sales Comparison Approach: $460,000

The purpose of this Appraisal Report is to provide an opinion of Market Value “As Is”, as of May 19,
2025, the effective date, in fee simple. The highest and best use of the subject property is for an alternate
commercial or warehouse use.

This appraisal relied on the Sales Comparison Approach. The Income Approach was not developed as the
subject is not considered an investment grade property and would most likely be purchased for owner occupancy.
Furthermore, there have been no known recent sales of similar buildings like the subject purchased for their income
potential in the local market. The Cost Approach was not developed owing to the presence of depreciation,
particularly physical deterioration and external obsolescence, and that this approach would not be considered by a
typical buyer.

The Sales Comparison Approach detailed six recent comparables and a current offering in the regional
market. Five of the comparables were/are used for dealership type uses, while two of the sales were local
warehouse type properties. All sales were older, semi-modern buildings with several being very similar in size.
Overall, the quality and quantity of data was considered good, and, after application of various adjustments, the
data was reconciled into a single unit value and applied to the subject’s gross building area.

After analysis of relevant data and utilization of sound judgment, my opinion of Market Value “As Is”,

assuming a typical marketing/exposure time, and as of the effective date, is:

Opinion of Market Value “As Is”: $460,000
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ADDENDUM

¢ Letter of Engagement

e Legal Reference

o Agreement of Sale

e Commercial Zoning Extract

e Appraisal Coverage Area Map

¢ Qualifications and State Certifications
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§ RAYMOND . SAMMARTING. MAI ) Reriren: {
ROBERT G. STOUT, JR.. MAI -
SERGIO S. LO PRESTI, MAI

SAMMARTINO, STOUT & LO PRESTI )

REAP BSTATE ANAIYSTS. APPRAINE Ry & LONSI ILTANTY

May 12t 2025
Teri Caldwell i
PO Box 1270

Andover, OH 44003

Via e-mail: piohic27@vahoo.com

Sammartino, Stout & Lo Presti, Inc. is available to complete an appraisal of the below described properties
and on the terms and conditions as outlined in this agreement / Letter of Engagement.

Appraisal Of: (1) 413 State Route 85, Andover, OH: ID #020180002500
(2) State Route 85, Andover, OH; ID #020180002601
(3) Main St., Andover, OH: ID #020132012501

Client: Teri Caldwell

Intended Use: Tax Appeal

Intended User(s); Teri Caldwell and Atty. Randil J. Rudioff

Property Rights: Fee Simple

Purpose: Market Value “As Is"

Effective Date:
Stupe of Wark:
Format:

Copies:
Completion Time:

Fee:

Retainer:

Board Testimony:
Court Testimony:

Disclosure:

Date of property inspection

Interior/exterior viewing; Highest and Best Use; Appropriate Approach(es) to
value with summarized market data and analysis; USPAP compliant

Wiritten, Narrative report

Digital PDF files via e~-mail

on or before May 28th, 2025 — contingent upon timely receipt of signed Letter
of Engagement and Retainer

{30-day billing)

— due with signed Letter of Engagement
Appraisal fee includes one appearance at Board level
Court testimony and preparation will be billed at
Appearance). Travel at % hourly rate. 30 day billing.
We have not provided appraisal services on these properties in the last 3 years.

T {min. § per

Payment / Billing

The client is responsible for payment, payable by check to Sammartino, Stout & Lo Presti, Inc. Any expenses
incurred in collecting this invoice, including reasonable attorney fees, not iess than $1,000, will be added to all other
amounts due. Pennsylvania law shali apply without regard to any provision that would make the laws of another
jurisdiction applicable. Federal and state courts in Erie County, Pennsylvania shall have exclusive jurisdiction and
venue with respect to any disputes arising from or related to the subject matter of this invoice. The parties consent to
the personal jurisdiction of any such court. Credit card pavments are acceptable subject to a 4% processing fee.

General

amend or modify the report and the conclusions therein (additional fees may).

The appraisal will not include services not covered by this agreement, and neither party to this agreement is
bound by any promise, term, nor condition not incorporated in this agreement. Changes to this engagement require

3111 STATE STREET. ERIE. PA 16508 | (814) 456-2900 | (814) 456-8070 FAX
CORPORATE@SSL-REA.COM | WWW.SSL-REA.COM



written instructions/requests by The Client and written acceptance by The Company, to be attached to this agreement
Upon submission of the report.

If this agreement is terminated by The Client, we reserve the right to bill for accumulated fees and costs
incurred fo the point of cancelation, as determined by The Company. Likewise, The Company reserves the right to
terminate this agreement if The Client becomes unresponsive to property information or Property viewing request(s),
subject to billing for accumulated fees and costs to the point of cancelation, as determined by The Company.

Obligations

) T_he Qompany’s obligations pursuant to this Agreement are complete when the Appraisal Report in the format
specrﬁex_i In this Agreement is delivered to The Client pursuant to this Agreement. The signing appraiser(s) agree to be
responsive fo The Client's legitimate inquiries regarding the contents of the report after delivery.

Confidentiality

_ The Company shall not provide a copy of the writian Appraisal Report to, or disclose the results of the
appraisal prepared in accordance with this Agreement to, any party other than The Client, uniess The Client
authorizes, except as stipulated in the Confidentiality Section of the Sthics Rule of the Uniform Standards of
Professional Appraisal Practice (USPAP).

Severability

In t_he. event any provision of this Agreement shall be determined to be void or tnenforceable by any court of
cornpetent_ Jurisdiction, then such determination shall not affect any other provision of this Agreement and all such
other provisions shall remain in full force and effect,

from any damages, losses or expenses, including attorneys’ fees and litigation expenses at trial or on appeal, arising
from gllegations asserted against The Company or its employees by any third party that if proven to be true would
constitute a breach by The Client of any of The Client's Gbiigations, represantations or warranties made in this
Agreement, or any violation by The Client of any federal, state or local law, ordinance or regulation, or common law (a
Claim”). In the aver:! i a laim, The Company shall promptly notify The Client of such Claim, and shali cooperate
with The Clizzi, in the defense or seftlement ofany Claim. The Client shall have the right to select legal counsel to
aeterd any Claim, provided that The Company shall have the right to engage independent counsel at The Company’s
expense to monitor the defense or settiement of any Claim. The Client shall have the right to settle any Claim,
provided that The Company shall have the right to approve any settlement that resuits in any maodification of The
Company's rights under this Agreement, which approval will not be unreasonably withheld, delayed or conditioned.

Client’s Representations and Warranties

The Client represents and warrants to The Company that: (1) The Client has all right, power and authority to
enter into this Agreement; (2) The Client's duties and obligations under this Agreement do not conflict with any other
duties or obligations assumed by The Client under any agreement between The Client and any other party; and (3)
The Client has not engaged The Company, nar will The Client use the Appraisal Report, for any purposes that violate
any federal, state or local law, regulation or ordinance or common law.

Limitation on Damages

The Client agrees that The Company (and all employees/shareholders) shall not be liable to The Client for any
claims, liabilities, causes of action, losses, damages (whether compensatory, consequential, special, direct, indirect,
incidental, punitive, exemplary, or any other type), costs and expenses (including, but not limited to reasonable
attorneys’ fees and expert witness fees) and the reasonable time and expenses of The Company’s personnel involved
in any way arising out of this agreement in any amount greater than the total amount of fees paid by The Client to The
Company, except to the extent finally and judicially determined to have been the result of bad faith, gross negligence,
or intentional or willful misconduct of The Company. This provision shall survive the termination of this agreement for
any reason, and shall apply to the fullest extent of the law, either in contract, statute, tort, strict liability or otherwise.

Respectfully,

g re

»

Roberf G. Stout, Jr., MAI — Managing Pariner

Accepted by: .
ZamA  Teri Caldye 325
Signature Print Name / Title Date

3111 STATE STREET. ERIE, PA 16508 | (814) 456-2900 | 1814) 456-8070 FAX
CORPORATE@SSL-REA.COM | WWW.SSI-REA.COM
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KNOW ALL MEN BY THESE PRESENTS THAT, for the sum of $10.00 and
other good and valuable consideration, the receipt and sufficiency of which is hereby acknowledged:

John J. Rugala mzm
married PICK up
PO Box 489
Andover, OH 44003-0489
(\nGranmrn)

HEREBY GRANTS WITH GENERAL WARRANTY COVENANTS TO:

‘Whirlwind Preperties, Tnc.
an Ohio corporation
with the TAX MAILING ADDRESS of
413 East Main Street
Andover, OH 44003
("Grantee™)
its swecessors and assigns,

thereal property described in EXHIRIT A attached hereto and incorporated herein (“the property™).

TO HAVE AND TO HOLD the property, and all appuxtenant rights and privileges, unto
Grantee, its successors and assigns, forever. Good and indefeasible FEE SIMPLE title to the
property is held by Grantor, giving Grantor the full right and lawful authority to bargain, sell, and
convey the property, which isFREE AND CLEAR FROM ALL EN CUMBRANCES EXCEPT taxes
and assessments for the current year 2002, which shall be proraied to the date of deed transfer,
cagements and restrictions of record, and zoning regulations, if any., and Grantor shall WARRANT
AND DEFEND the propesty against all claims of al] persons whatsoever except as allowed herein.

FOR VALUABLE CONSIDERATION I, Alcia O. Rugala, the wife of Grantor, hereby

remise, release, and forever quit-claitn unto Grantee, his heirs and assigns, all my right, interest, and
expectancy of DOWER in the property.

IN WITNESS REOF, this geneval warranty deed is executed, with intent to be legally
bound on ﬁ' d.’lm::g 2002

SIGNED AND ACKNOWLEDGED
IN THE PRESENCE OF: Grantor:

rugatal 6.red 1 5009.005

e w .



25

ASHTABULA CO RECORDER 0008/0012

vm19$ M2635

9:00 AM FAX 4405783231

0:2
Exhibit A

This exhibit is attached to and made a part of that certain general warranty deed from John
1. Rugala to Whirlwind Froperties, knc. =

Parcel No. 1: Situated in the Village of Andover, County of Ashtabula and State of Ohio:

Being a part of Lot No. 35 in said Township and bounded and described as follows:

Cotmencing in the center of the Bast and West Center Road throngh said Township, which
point is in the East line of the Village of Andover;

Thence East along the center of said Bast and West Road 300 feet to a point;

Thence North, parallel with the East line of the Village of Andover, 300 feet to a point;

Thence West parallel with the center of said Road 300 feet to the East line of the Village of
Andover;

Thence South along the East line of the Village of Andover, 300 feet to the place of
beginning and containing 2.07 acres of Jand, be the same more or leas, but subject to all legal

highways,

Permanent Parcel No. 02-018-00-025-00
Prior Deed Reference: Volume 21 at Page 1760 of the Ashtabula County General Tndex
Records

Parcel No. 2: Situated in the Village of Andover, County of Ashtabula, and State of Qhio:

Known as being a part of said Andover Township Lot Number 25, and being more fully
bounded and described as follows:

Commencing at a bolt found at the intersection of the center-line of State Route 85, also
known as East Main Street, and the East line of Lot Number 25 Andover Township;

Thence North 0° 09" East, along said East line of Lot 25, a distance of 300 feet to an iron pin;

Thence North 79° 48' West, 2 distance of 361.3 fest to am iron pin;

Theace southeasterly, on a diagonal course along an extension of the Bast line of land
conveyed to Eroro Marketing, Inc., fka Gastown, as recorded in Volume 747 at Page 48 of the
Ashtabula County Deed Records’, and along the East line of said Emro Marketing, Inc., 2 a distance
of 456.7 feet to the center-line of State Ronte 85,

Thence East, along said center-Hne, a distance of 79.0 feet to a bolf and the place of
begimming and comtaining within said described boundaries 1.55 acres of land, be the same more or
less, but subject to all legal highways,

Permanent Parcel No. 02-013-20-125-01

'Conveyed to John J. and Patricia J. Rugala by instrument recorded in Volume 32 at Page
7099 of the Ashtabula Connty General Index Records, being Parcel No. 4 described below.

ZNow Rugalas.

rugalalé.red 1 5009.005
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Prior Deed Reference: - Volume 24 at Page 5% ot the Ashtabuia County {feneral Index
Records

Parcel No. 3: Situated in the Village of Andover, County of Ashtabula and State of Ohdo:

Known as being a part of Andover Township Lot Number 35, and further bounded and
described as follows:

Beginning at an iron pin found at the Northwest comner of a 2.07 acre tract of land now or
_ﬁJmlerIy belonging to J, and P. Rugala, as recorded in the Ashtabula County General Index Records
In Volume 21 at Page 1760;

Thence North 00° 09' Hagt along the East line of lands belonging to R_E. Swezey, et al. by
Deed recorded in Volume 845 at Page 343, a distance of 200 feet to an iron pin set;

) ) Thence Bast, paralle] with ihe North line of said 2.07 acre tract, a distance of 300 feet to an
Irot pin set;

Thence South 00° (09" West, a distance of 200 feet to an iron pin found at the Northeast
cormer of said 2.07 acre tract; °

Thence West along said North line, a distance of 300 feet to the place of beginning,
containing 1.37 acres, be the same more or less, but subject to all legal highways,

Pursuant to a sirvey made by R.D. Peter, Registered Swrveyor Numnber 6760,

Permsanent Parcel No. 02-018-00-026-01
Prior Deed Reference: Volume 28 at Page 4810 of the Ashtabula County General
Index Records

Parcel No. 4: Situated in the Village of Andover, County of Ashtabula and State of Ohio:

Known as being part of Original Andover Township Lot No. Twenty-five (25), and bounded
and described as follows:

: Beginning in the center of Bast Main Street, at the Southeast corner of land
in Lot No. 25 conveyed to Daniel F, MceClintic by deed recorded i Volume 651, Page 87 of
Ashtabula County Records of Deeds?;

Thence North elong the east line of said McClintic land, a distance of about 265 feet to g
point in the South line of land conveyed to Harry G. Swezey by deed recorded in Volume 469, Page
286 of Ashtabula County Records of Decds?;

Thence East along the South line of said Swezey lands, a distance ofabout 210 festto a point
in an angle in said Swezeay lands;

Thence in a Southeasterly direction along said Swezey land, about 330 fect to a point in the
center of East Main Street;

Thence West along the center of said Bast Main Street, a distance of sbout 410.00 feet to the
place of beginning, and containing within said boundaries about 1.67 acres ofland, be thei SaIMe More

or less, but subject to all legal highways.

*Conveyed to John J. and Patricia J. Rugala by instrurnent recorded in Volume 32 at Page
7092 of the Ashiabula County General Index Records, being Tract Two described below.

*Conveyed to Roherta E. Swezey, et al. by instrument recorded in Volume 845 at Page
343 of the Ashtabula County Deed Records.

rugalal 6.red 2 . 500%.,005
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Permanent Parcel No. 02-013-20-133-00

CT TWQ: Beginning in the center of East Main Street at the Southesst co

f:‘onnarly owned by Eliza Stinson and conveyed to George B, and Mary A, Domenefy 'deze:e:m
in Volume 571, Page 71 of Ashtabulz County Records of Deeds®:
) Thenc_c North along the east line of said Domen land, a distance of about 265 feet to a point
in the South line of land conveyed to Harry G, Swezey by deed recorded in Volume 469, Page 286
of Ashtabula County Records of Deedss,

Thence East along the South line of said Swezey land, a distance of 150 feet to a point;

Thence South on a line parallel with the East line of said Domen tand, a distance of about
265 feet to a point in the center-line of East Main Street;

. _Thence West along the center-line of the highway, a distance of 150 feet to the place of

beginning, and containing approximately .912 of an acre of land, be the same more or less, but

subject to all legal highwaays.
Permanent Parcel No. 02-013-20-132-00
Prior Deed Reference: Volume 32 at Page 7099 of the Ashtabula County General Index
Records

EBQUIBRSDENT: POR NEXT

23

By Sl =BT

ASHTABULA COUNTY ENGINEER
in compliance with Sec. 319,202
TRANSFERRED R.C. and Sec. (F) 319.54 R.C. , ocC
Autitor, Ashtabula County, Ohio g0 effective danuary 1st, 186s. /A S0 0ao
r

MAR 11 2002#;‘-

ibs P s,,

*Conveyed to Mary A. Domen by instrument recorded in Volume 28 at Page 7886 of the
Ashtabula County General Index Records.

*Conveyed to Roberia B. Swezey, et al. by instrument recorded in Volume 845 at Page
343 of the Ashtabula County Deed Records.

rugalal 6.red 3 5009.005
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Y ahals O L s Micia O. Rugala %

State of Ohio

SS:
Ashtabula County

Before me, a Notary Public in and for said County and State, personally appeared John J.

Rugala and Alicia O. Rugala (husband and wife), who acknowledged that they did gign the foregoing
instrument and that the same is their free act and deed.

IN TESTIMONY WHEREOF, I have hereunto
set my haud official seal, at Andover, Ohio on
2002,

~,ﬂr,—m'ﬂ .n/2< - XM rﬁg
Notary Publid

....ou.....

RICHARD 8. KOTILA, Altormey at Law
: Notary Public - Stats of Ohio

My Commission Has No Expiration Date
Section 147.03 R.C.

THIS INSTRUMENT PREPARED BY: McCOMBS & KOTIiLA, 100 PUBLIC SQUARE, PO BOX 217
Tugalalbaed 2

, ANDOVER, OHIO 440030217

5009.005




Lease Months Monthiy Base Rent
____1-56 $3,926.74
| 7-60 $3,725.79

3.2 This Lease refirs

Landlord collectively as"Rent "

toBaseRﬁmdallothﬁrmmpayab]ﬂbmi ’




33 RmtdudngﬂmTﬂmshaHbedneandpayableinequalmmthlyinstBJhnmin
advauoe,onfheﬁm(l“ﬁ)dayofenchmonﬂn,mLandlmdattheaddressfdﬂlﬂhinSwﬁon18.1
below, orqtsmhotha-plaoeasl.andlozdmaydesigmte y wiitten notice to Tenant. Rent for any

parﬁalLaaseMnnﬂlshaHbepromdonapﬂ-diembasis. '

(L EEPN

34 - -Emﬂﬁiﬂwmmthatanpaymmwzﬁngmmymmgeﬁaﬁwﬂﬁm
on the Premises are corrent 1o

ARTICLES. '
CONDITION OF THE PREMISES: LANDLORD'S REPRESENTATIONS

5.1 Imdlmdhnebyreprmmdwmﬁéfoﬂowﬁ:gf

(@ ﬁmt'itisorshnﬂbeﬂmtmeandlawfnlﬂwnerofﬂml‘!misea, and is
uthori togmutaleasdmldintaestﬂmuinandall relating to any mortgege
wbichismwaﬁmnponﬂlePranisesmmmtandtbdate;

®) tohestof[mdlmd’sknowledge,thePrmﬂsesiscode-mmpHmtcondiﬁon
and ail mecharical, electrical, plombing, HVAC, and other building systems wili be jn
proper working order, condition and repair; and

(© foﬂzebestofLandIord’sknowledge,theHMesoomﬂinsnoHazardOus
Materials (as defined below) and there has been mo Release (as defined below) of
HamdousMnmialsmtbePMSesorinmﬂwsoﬂwgmmdwatamdqﬁePremise&

52 Tﬁsfoﬂowingtﬁmsshaﬂhmﬂwﬁﬂlowingmeanings in this Lease:

(® "Eavironmental Iaws" means all applicable federl, state and Jocal laws,
mglﬂnﬁom,mdimmdmmhwrdnﬁngmpubﬁqheahhmdsafetymdmtwﬁm
of the environment,

(b)  "Hazardons Materials" includes any toxic substances, hazardous wastes,
subsmnws,ormyoﬂna-pounmntsm'dmgmussuhstmcesmgmlatedpmmm
manymdaﬂEm&mmmImandshaﬂimhdqwithmuﬁmﬂaﬁm,asbesws,w
formialdehyde, polychlorinated biphenyls (BCBS), oil, petrolenm products and fractions,
storagetanks,wheﬂlezmpty,ﬁﬂedmpatﬁaﬂyﬁ]ledwiﬂunymbstance
(mgﬂa&dorothﬂse),mysubﬂtmcemm&tmﬁdthep&smeofwﬁchmﬂmh&nism
is prohibited by any Pavi Laws'andmyothermbstmceormateﬁalwhich

© el (i gy
Ty e

e T —




()  "Relsase memns spilling, ieahng,pmnpmg, pouting, emitting, emptying,
i ing, injocting, escaping, leaching, disposing dumping and ell other acti ‘
deinedas s eleaso by 42 US.C. Sectiomrogor- a2y, 2 210 Wl ofber actions .

G) AtLandlord’sreasonablereqqmtﬁ'omﬁmetcﬁma,butmtmoreﬁanome
per year, Tenant shall execute effidavits, representations snd the like concerning




A J

Tmmfshestknowledgeamdbdiefregmdingﬂ:e presence of Hazardoys Materials in the

() - Upon the expiration or termination of tis Lease, Tenans shall surrender the
Premises to Lmﬂoﬂﬁeeﬁomﬁemmmﬂmn@@gﬁmofmyﬂamdomm

» sssmense Released by Tengnt; and .

54 Lmﬂordmaymﬂwhmmmdmductmmnmmtﬂmspedmmdm
thqﬁnmﬂmaymmmablqumﬁom&memﬁmqpmﬁdedﬂmﬂmmmsh;ﬂmﬁsbeﬂ
eﬁ:mmmﬁlhﬁmﬂmimfammwiﬂnTmmfshudnmSmhinspecﬁommdebe
omdudndﬂ[mﬂmd@expmml@sﬂmymwﬂﬂmmofﬂmﬂoushﬁﬂiﬂs(m
than Permitied Mateisls) Reloased by Temant or thst Temant hes not complied with the
requirements set forth in this Section, in which case Tenant shall reimburse Landlord for the cost

Lease.

6.1  Tenant shall, during the entire Term, at Tenarit's expense, for the muwial benefit of
Landlord and Tenant, maintain:

@ Property Insirance upon afl buildings, building infprovements, and personal
property owned by Landlord with coverage for perils as set forth under the Canses of Loss-
Spem'alFom,wiﬁmverageextmdedforﬁcpmﬂs of flood and earthquake, in an amount
equal to the full insurable replacement cost, with such deductibles not to exceed Five
Thousand Dollars ($5,000.00). Tenant chall include Landlord and any mortgagee of
Landlord as an additional loss payee and insured.

(b)  Commercial General Liability Insarance, covering Landlord's and Tenant’s
operations on the Premises, with combined single limits of not less than One Million
Dollars ($1,000,000.00) per ocontrence with respect to injury or death to a person or
.persons, Two Million Dollars ($2,000,000.00) aggrogate, and Two Hundred Fifty
Thousand Doltars ($250,000.00) with respect to property damage.

v ISR S R
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6.2 AtaﬂﬁmﬂsduﬁngtheTm,Tmmtshaﬂ,atitséoleexpmsa,promandmaimajn
ﬂleibllowingtypesofinmnanqecovmga:
£

Y] Cmnmmalgmmlﬁubiﬁtyimmfor(i)hjmyordeaﬂmfmypm
md(ﬁ)dmagammdmuwﬁmwpmpmyommw,uﬁngomﬁminmmﬁon
with the use, occapancy or condition of the Prmﬁmeuch-poﬁcyorpolidﬂs shall comteain

- ablmketcommﬁabiﬁtymdmmmtmdshauwmﬁnammbimdﬁngleﬁmitofm
.lmstmeneMilﬁonand(lOflOODoﬂm(ﬂ, ,000.00) per occurrence and Two Million
_ meOHOODons(sz,OO0,000.00)inwinmpactofﬁﬁuﬁmmordemhofmy

person(s), property damaged or ;




ARTICLE 7.

ALTERATIONSANDIMPROVEMENTS
7.1 Tenantshallnotmakeorcausembemade anyimprovmnemoraltmnonwﬁhom
thewnttencunsentoftheLmdlmdwmchcmsent shallnotheunraammblymtbheld.




: ARTICLE 9.
UTILITIES AND REAL ESTAYE TAXES

9.1 Tenantshanpaymcmsembepaid, at its solo cost and expense, all charges for all
fue!,gas,oﬂ,hmtwatammddec&idtywhichmybeﬁmishedm or used in the Premises

andrwsmabhﬂmmﬂeamismtpmvidndby[mmmwiﬂﬁnaﬁnepeﬁodwhichis
msmablemdaﬁcdrmmmm,m(ﬁ)aﬂmsubsmnﬁmymofmemmﬂxEBﬁlﬁngis
mkm,m(ﬁ}it‘lﬁsﬂ:mmbmmwaﬂofﬁmBﬁmingismkthLmdlmd, acting in good fiih,

: (i)or(ii),eiiilﬂ'pm'ty,andinﬂlecaseof(i_iiL}Lmdlord,mdinﬂchaseof(iv),Tenmgshaﬂhave

the right to terminate this Lease, The party shall provide written notice of termination
to the other party within forty-five (45) days afier it first receives nofice of the Taking. The
t&uﬁnaﬁmshaﬂbeﬁcﬁvpasof(a)fhedmmecmdmmﬂ:m&ygivmnoﬁcemmm



acoessible or eapable of being used during such Tepeir.

103 mmmmmharmmwmmofmmm
to receive compensstion or proceeds mex;zesglywdwdbyTenmt; howsver, Tmantmas.rﬁle 2

ARTICLE 11, :
FIRE OR OTHER DESTRUCTION

11.1 IftherisesaredMaqubyﬁteoroﬁﬁmmltymﬂleMOﬂmsﬂm
M(M)ofﬁmmﬁmmwmwmmvﬁﬂﬁnm
hmdmdmunyﬂZO)daysaﬁaMdateofdmgcadwmﬁmﬁmaPmnimmdMagedby
ﬁmmothmwmahym'themﬁmmeﬁmﬁﬂym(m%)ofﬂmﬁlmsqqmﬁmti_igeof
mmmmmmmmmm.mmbymwﬁﬂmmﬁwm
Tmmtwiﬂ:hdxty(m)daysaﬁ&mhhowmmmﬁlmmdoﬁmtm%opﬁqm,ﬁm
Lmdlofdahﬂlrepair.mhdmagmwnmhmmadgMy(ISO)dgyu&aﬁedamd :
ordWWﬁmhﬂlemMﬁerkwmnmm‘wiﬁhISO&ysmmm
ofﬂxeeasualty,subjectmddnyscausedbycheMajeme,Tmantshaﬂhaveﬂ:eﬁghttotmimte

Lease,

112 Land!ord’sobliguﬁontompairmreblﬁldpmmwﬂﬁbmﬁm 11 shell mesn
restoring afl portions of the Premises o thepre-dmngacundﬂion,exoq:tﬁrTmmﬁmshmgs,
tmade fixiures, ﬂquipmmmdcnmmﬂlﬁeinmﬂaﬂﬁnmminmﬂadormmww
Tenant, whi&shaﬂbeTenanfsrasponsibﬂity. '

113 Rewdlessofﬂ:spmviaionshﬁeuﬁ if any damage to the Premises by fire or ofher
casualty is due to aily gross negligent act or failure to acton'ihepartomem_t, tmanfsagia:.lts,




115 Tensat shall prompily notify Landlond in writing of
anydamagetoordemucﬁmofanypqrﬁonofmermisesmsulﬁng‘i
from fire or other casualty. o

R me . ARHC]JEH. ceaw --7 .- LW o

INDEMNIFICATION

.12l Except with respect to insured claims governed by
Article 6 of this Lease, Tenant shall indemnify, defond and hold
the cenduct.or management of, or from any werk. or thing whatsoever
dombypronbchalt‘ofTeuantanorinthaPmmim,mdwﬂlﬁnthn

lZ.ZExccptwithreapecttoinsnredclaiansgovmedby
Article 6 of this Leaae,Lmdlordshnﬂindmnify,de&ndandhnld
hannlmTanmtagainstandﬁomanyandaﬂclnimsaﬁsingﬁom
anyworkorotharactdonein,onorabouttherjsesbyoratﬂle
request of Landlord, or any breach of amy of Landlord's
repmsenmﬁonsinArﬁcleSofthisLeaseandwillfnnher ify,
defmdandholdhamleasTenmagainstandfmmmyanﬁallclaims

e e R Pty




ARTICLE 13,
TENANT'S DEFAULT LANDLORY'S REMEDIES

13.1 ‘Ihefoﬂowingevmﬂallmsﬁmadefmltofthis Lease:

()] Theﬁilurebmimtmmkcanypaymmtof
Rent, uranyoﬂmpaymmtmqu&edmbemadebmimt
hmmdu-asmdwhendue; whmamuhﬁmcmﬁmasfm
ﬁve(ﬂdaysmﬂmmuiptofwﬁﬁmmﬁqeﬁomlmdlmd.

) Thefaihrebmitmmakeﬁieﬁmdy
paymmmsetformuSeeﬁmﬁ.s(a)andZS.S(b)whmdue.

© Tenanthasfailedtokeepamdperﬁmnmyof
ﬁeotherwvmmmdagmmmonﬁnparttobclfept{md

(@  Tenani abandons the Premises doring the
Temforapaiodoften(lﬂ)mnsewﬁvedayshﬁeoﬁwiﬂmut

L ket
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Landlord. Landlord shall use its best effarts to re-lst the
Premises on commerciaily reasonshle terms and receive the
Renttherefrom. -

. (@  Landiond mey, as sgent of Temant, do
whatever Tiiant {5 Gbligated to do by the provisions of this
Lease and may enter the Premiscs, by force if necessary. In
order to accomplish this purpose, Tenant agrees to reimburse
Landlord immediately upon demand for any expenses, which
Landlord msy incur in fims effecting compliance with this
Lease on behalf of Tenant.

133  Tenant shall pay and indemnify Landlord against afl
masmablelegaloostsmdchmgea,hdudihgm:ﬁsalﬁeslawfuﬂy
and reasonghly incarted in obtaining possession of the Premises after
e defaolt of Tenant or afier Tenant's defmli in i

Possession upon the expiration or eedlier termination of the Term or

enforcing eny covenant of Tenant in thisT ease.

_ ARTICLE 14 _
LANDLORD'S DEFAULT; TENANT'S REMEDIES

14.1 In the event of a breach by Landlord of any of the terms,
Tensnt to Landlord of the breach of such duty or law, and a thirty
(30) day opportuuity for the Landlord to cure such defimlt, (or in the
case 0f & default which cannot be reasonably cured within such
period Landlord nrmst proceed diligently until such defimlt is cored).
Inﬂle#vmtlmdlordisde'amdhbeindeﬁmlf,Tmmtmay(a)pay
or perform Landlord's obligation on Landlord's behalf and offset the
aclual and reasonable cost theseof mgainst Tenant's future Rent
obligations; (b) withhold Rent until the default is cured; or (©
terminate this Lease by notice to Landlord and file sn action for

ABRTICLE 15.
ACCESS TO PREMISES

Access to Premises. Landlord shall be permitted to enter the
Premises during usual business hours after reasonable prior notice to
Tenant (except in an emergency, no prior notice need be given), for
the purpose of inspecting the same.

ARTICLE 16.
QUIET ENJOYMENT

Uponp&ying&ermmmda&gchmgesmdobwﬁngmd




paﬁ)mﬂngmemvmm-wmdmdiﬁmsofﬂﬁshase

on its part to be kept, ngmshnﬂlnwfuuyandqlﬁeﬂyhold;ocmpy

alniﬁlﬁoythePrﬁpisesdnéngtthaniﬂ:mmtmrupﬁmby

1OTC. Qr &0y person or persons claiming under Landlord,
ARTICLE i7,

WAIVER AMENDMENT

17.1  The faiturs of Landlord io insist in any one or more

cagos upon the strict performance of any of the covenants of this

Leaso or to exarcise any option herein cantained ghall not be

oonsh-uedasamiva-orrdinqlﬁshnmtﬁtﬂnﬁmuepacﬁ)mmce

ormﬁseofsuehmvmmtoropﬁon.AmdptbyLandlordome

Ele Y KPR ]

oromm*snms,wiﬂ:kmwledgnofﬁsblmhofmywvmhmﬁ
shaﬂnotbede@nedawaivaofsud:hwnb, sud no waiver by
Lﬂﬂozdofmymiﬁmofﬂﬁsmmaubedemdmhavebem
madeunlmsﬂpressedinwﬂ:ﬁngandsignedbyi.mﬂord.

172 This Lease embodies the entiro agreement between

) and Tenant, mdcmbenmmded,modiﬁedorcbangedmly

byminminwﬁﬁngmbyﬁeﬁenholdmofﬂm
respective intecests of Landlord and Tenant.

ARTICLE 18.
NOTICE

18.lAllnoﬁoes,dm:mdsandreqnestszﬁd:maybemare
requited to be given byeiﬂwpmtoﬁ;eoﬂm,@aﬂbeinwriﬁng
mdshaﬂbesutby(i)[?nitedﬂtatesmaﬂ,mgistaedoreaﬁﬁed,
Tefurn recedpt requested, postage prepaid, or () recognized overmight
deﬁvayservicewﬁhreceipteddﬂivemor(ﬁi)bymyoﬁm
demmicmeam,wiﬂnacmﬁmeddeﬁverymeipt,addmsedas
follows:

Landlord: ~ Whirtwind Properties Inc
2315 Keystone Trail
Cortland, Ohio 44410

Tensnt:

18.2 Notices, demands, and reqnests which shall be served
inthe manner aforesaid shall be deemed sufficiently served or given
when deposited in the United States mail as aforssaid at a point
within the continental limits of the United States. How , the time
period in which response to any such notice, demand or request must
be given or within which action must or may be taken pursuant
ﬂ:eretosha]lcommencetonmﬁ‘omﬂledateofreceiptontheremn




receipt afiie notice, demand or request by the addressee thersof.
Rejectionar other refasal to accept or the inability to deliver st the
address ssdesignated because of changed address of which no notice
. vmsgivmm'becmm.ofﬁ!metopmvid:»pmcedmes for the delivery

of mail atsich address shall bé d8emed io be receipt of the notice, -

demand ersequest sent.
ARTICLE 19.
SURRENDER OF PREMISES

193 All removable trade fixtures and equipment installed by
Tmautinhrmmisesshaﬂbenewmofﬁrst-classqudityandshnll
beandrmﬂinthspmpe:tyquenmt.Tmmtmny,attbntgminaﬁon
of this Leme, remove any and all of Tenants removable trade
EMe&q&pm:mmldothu?-item;ofpmondpropmymt
consﬁmﬁnsaputofﬂmﬁwhnld,bﬂdinswa.orpmanm
ﬁxum;s,iﬁuﬂingpmpmywhichmbomovedwiﬂ:mme'to
mebuﬂdi@inwhichﬂmrrmﬁmueaimmdﬁmmﬁxm
ﬂﬁsﬁghthm-thisLeaseisminatedandshallmpair,atTmmfs
solecostadexpmsa,mydmagemﬂlel’rembea caused thereby.
Tmantsﬂmmﬁnhmﬁsesinabmom-clemaondiﬁm
ordinary wear and tear and demago by fire and other casualty
axceptedﬂ"rmnmghanfailmremowinrmnoVableuadeﬁxMes
moﬁerpmdpmpatyatﬂmminaﬁonofthisLmeorwiﬁin
ﬁve(S)dmﬁmeaﬁm',snchﬁmms'andotbﬂrpmpﬂtymtremowd
byTMﬂﬂlbademwdabmdmdbmiMandshaﬂbecome
the property of Landlozd.

ARTICLE 20.
MECHANJC'S LIENS

20 Tenantshallmtsnﬁernrpmitany]ienstobeﬁled
agninst the Premises, against Tenant's leasehold imterest, or against
mypartiheof,byraasonofwork,hbot,a-vicesorm:eﬁnls
suppliedmdnimedtobaensuppliedtoTemntmwanyOneholding
ﬁePrMManypaﬂofMMinthePremises.lfmysuch
lianshaﬂtanyﬁmebeﬁled,Temntshallmsethesmetobe
disaharged@frecordwithintwenty(m)daysaﬁﬁmceiving notice
pftheme.andifTenantshﬂllfaﬂtodischargeanymchlienorm
give notica to Landlord of Tenant's intent {0 contest pursuant to
pmgmph@)ofihismﬁclewithinihntperiodthm,inaddiﬁonm
amy other right or remedy of Landlord, Lendlord may, but shall not
be obligated to, discharge the
samebypqingﬂaemountclaimedtobednewiﬂwmmmiryinm
the validityef the claim. Tenant shall reimburse Landiord upon
demand forany amouat so paid by Landlord.




receipt of fhe notice, demand or request by the addressee thereof.
Rejectionex other refusal to accept or the inability to deliver at the 4
address sedesignated because of changed address of which no sotice
was givemer becanse of failurs to provide procedues for the delivery
ofmﬁlﬂmchaddressshallbedmadﬁobemeiptofﬂlenbﬁdé;""’“ :
demand errequost sent.
' ARTICLE 19
SURRENDER OF PREMISES

163 All removable trade fixtures and equipment installed by
Tenant in fi Premises shall be new or of first-class quality and shall
be aid renmin the property of Tenant. Tenant may, at the termination
of thig Lesse, remove sny and all of Tenants removable trads
m:'aﬁpmqntmdo&arimmsofpmoﬁﬂ property not
constituting 8 pert of the frechold, bujlding systems, or permanent
ﬁxtums,nﬂndepmpettywhlohmbemovedwﬂhout damage to
ﬁebmi@mwhchthnhmmmmmdfmmtmmtmmse
fhis right beforo this Lease is terminatod sud shall repar, at Tenants

excspted. ¥ Tenant ghall fai] to remove its removable trade fixtures
orotherpmoﬁalpmarﬂratﬂleterminaﬁonofﬂﬁsLeaSEMWiﬂﬁn
five (5) dapihaeaﬂa‘,snchﬁmsandmmpmymtmowd
by Tenant sball be deemed gbandoned by Tenant and shall become

20k Tenantshnﬂnutmﬂerorpmifcanylitobaﬂleﬂ '
against the Premises, against Tenant's leasehold inferest, or against
mpﬁﬂmwf,bymsonofwo&,labor,servicor i
suppﬁedmslaimadmbmsuppﬁememantortoanyomshnwing
the Premise or any paxt of or interest in the Premises. If any such
lieﬂshanﬁanyﬁmebeﬁled,Tenantahaﬂcmsethesmetobe
i nfrecurdwﬂhintwenty(zo)daysaﬁameivingmﬁne
of the same, and if Tenant chall feil to discharge any such lien or to
give notica to Lendlord of Tenant's intent o comdest pursuant to
paragraph. (4} of this Article within that period then, in addition to
eny other tight or remedy of Landlord, Landlord may, but shall not
be obligated to, discharge the
samebypgh:gthcmountclaimedtobedmwiﬂmutinquiryinta
the validityof the claim. Tenant shall reimburse Landlord upon
demand foreny amount so paid by Landlord.
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21.1  Tenantand Landiord shall each, at any time and from
ﬁmemﬁme,upunnotlmtﬁmtm(w) days prior written request -
wmm,mmmmmmmmemma

@ IhatﬂﬁsLeaseisnnmodiﬁedmdinquforce
andeﬂ’ect,or.ifthmhavebemmodiﬁcaﬁom,thuthphase
isinﬁz’llfomaaﬂd@otasmodiﬁedandsmﬁngﬂ:e
modi:ﬁcaﬁonifany;’lhenmmd‘eMMQ!bse_nceofany
d@ﬁiﬂnbyLandlmdbrTmm,itbdngﬁltendedthatmy
such ' statement delivered pursnant to this Article may be
mﬁed@mbymypmspmﬁvem,mtgagae or
beneficiary under deed of irust of Tenant's interest heréunder
orofl.andlord'sfeeintm-estandbyanyprospecﬁveassignee
ofanysuehmortgageeorbmeﬁciary.

I‘l:estatammm;sodalivmdbyTemmtpanypmspecﬁve
mottgagee or beneficiary vnder deed of trust of Landlord s fee
interest or prospective -asgignee of emy such morigages or

: ARTICLEY 22.
ASSIGNMENT AND SUBLETTING

22.1  Other than as provided below, Tenant may not assign
itsiutemstunderﬂﬁsLmemrsubldﬂmanﬁmPremisesorapm
thereof to any party, wiﬂmntthepﬁorwrittenconsentofLandlord,
which congent shall be in the sbsoluie diseretion of the Landlord.

22 Notwithstanding the foregoing, in no event shall any
assignmmtorsnblmeufﬁ:e?rmﬁsesrelmeortdiweTmmﬁm
any obligations of this Lease, including payment of Rent.

'
'
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purposes as 43 EastMainSuuet,Andova', OH 44003, which includes five (5) parcels, being
peomanent parcel nombers 020132{112501, 020132013200, 020132013300, 020180002500, and
020180002601, and sl appurtenances theremnto belonging, but sbject to ajl legal highways,
rostrictions, easements and taxes of record (“Real Estats™). Seid Real Estate includes one or




more conmercial buildings ﬁmrmea-lyusedtoconductmtomobﬂesal and service,

k!

252 Clesing, Dmingﬂwtmmofﬂ:isLeaseAgreamandmxﬁﬁoneduponme
Tmmtbeﬁ:gmﬁlﬂmmpﬁmoemthﬂmmsofﬂﬁslmmmtﬂwﬁnmtmm
the xight and the obligation to purchase fhe Real Hataie a3 set forth herein. .At.any tims duri
ﬁemofﬂﬁsLeueAmnmgbmmlataﬁmﬁlesixﬁeﬂ:(ﬁﬂﬁ)mnﬂ:ofﬂﬁsme
Agmmmt,'l’mantmﬂlpmchueﬂmlhﬂ&m

23.3  Comgideration, The total purchase price for the Real Estste s and shall be Six
Hundtedl‘wmtnyvo'ﬂlousmdDollm(ﬁfﬁzs,ﬂo0.00). The purchase price shall be paid as
follows: .

(8  Tenant shall pay to Landlord a nonrefimdable payment of Thirty-Thousand
Dollars ($30,000.00) upon the execution of this Agreement:

o Tﬁﬂmshnnpaymlmdlmdasemndnmaﬁmiablepaymmoﬂhﬂty-

Thovsand Dolars ($30,000.00) paid ‘withini six (6) months of dlosing;

© Subjeqmmepaymmsetmﬂsmzssmandzs.s(b),ﬂ:sbalmmof
Five Hundred Sixty-Five Thousand Dollars (8565,000.00) shall be paid at
ammmmmmmdmmrmﬁummymof
nﬂmnmdmemdarﬂﬁsAgmﬂmﬂmba!anee-dueofFiveHmdmdSixly-
Fma'l‘hommdDollm ($565,000.00)shn]lbemduwdbymamomtequaltoﬁe
pﬁndpﬂ-debtmdmcﬁonassafurﬂnhﬂ:eammﬁzxﬁnnsdmﬁﬂsm&edhm




N -,

C ExcludedﬁomﬁissalemaﬂLmdlord’sacmmtsmceMble,cashaﬂsets,
debts, and liabilities whatspever,

25.5 SALE A8 IS™ RIGHT OF INSPECTION SELLER sells the Real Estate in its

259

‘(As Is!l

guaranty premi Sier tax, .
mmaw/dosing.Tmmtshaﬂpayoneahalf(%}ofﬁaexm/closimgfeqmym
tusemﬂ:emmtgageimlnﬁngﬂmcoslsofmylomﬁﬂeinsmmwmvmge,

Breach. IfLanﬂo:dfailnorrﬁnsastopﬁ:ﬁanmdlmd?spaﬁQfﬂﬂsAmanm
wﬁhomﬁmiﬁngmyoﬂ:xmedyavaﬂablemﬂ:mathworineqnﬁty,Tmmt
shall be entitled to 8 return of the initial payments of $60,000.60 made pursoant
to'ﬂleLeassAgmmu.Aﬂoﬂ:erpaymmmmadebyTenmtoL&mﬂmdshaﬂbe

. o



Zﬁ.zmﬁmm Covenant or condition of this Agreement
orﬂmapplicaﬁunﬁweoftomypm,pmorcﬁmmmmn,mmy
extq:t,bef:waﬁdorunmfnmqble, ﬁwmainda-ofﬂﬂghaseorthe

263 Amplicshlo Lgw This I shall be constroed and exforced jn
ﬂccordanpewiﬂxﬁelawsoftbesmteof%io.

claimitmayhzveagaimtanymortgagee,parmm-,oﬂioer, director,
sha:ehnlder,agmtore:nployeeoflmdlord.



26.7 ! Inauydisputeregmiingﬂﬁsl.easeormanyacuon
4 mpmceedmgwhchmﬂmpmbtiugsagaimtﬂ:eothwmmﬂmeus

ﬁgﬁisﬁmmda-,imemtisﬂlemfmvmmg' pacty, Tenant shall pay all
s W‘ﬁm‘ﬁﬂﬁ?&i’ﬁﬂ'ﬂwﬁﬁemﬂwﬂmm
payﬂ!mtammdhyhnmﬂasfﬂwﬂmg!’my,

ARTICLE 77,
OFAC AND PATRIOT ACT COMPLIANCE

apply those to ensure the ing representations and waprenties
Temam frue afd correct st all times, Ihesecﬁonshallnot;pplyto.anypmtothe

onanmtpmamdmtaﬁonsym,inﬂleUnitedSums,orawhoﬂyowned-
subﬁdimyofsmhapersonqr(B)an"mployegpensionbeneﬁtplan"or"pmsion
plan” as defined in Section 3(2) of ERISA.

[Signature page follows.]

o .




‘ *L&,ﬁ&rﬂmﬂ’!‘mﬂﬂareexemﬁingﬂ Lense a8 of the Effective Date ;
LANIDLORD
Whiiilwind Properties, Inc i
By: | Tt Dater T T L2000 - e
Frank Pasqualsiti, s President

?Meé Dats:  7-23- om0

SYATE OF OHIO
SOUNTY OF TRUMBULZ,

TATE OF OHIO

OUNTY OF

Bﬂmma,amtmypubﬁcinmdﬁmaﬁmmlymﬂdﬂn,pumﬂyqpmdhahmmm - who
:hmbdgadﬁﬂheﬁddgnﬁahegohghsmmmdﬁmhmaisﬁaﬁeemtmdudmd&mhhdmy ized herain,

DITES'IMONYWHERBOF,IMWMmyhmdmdoﬁcMMﬂt , Ohio, this dayof

10,

Notary Public




; Wﬁdlmareexm&:%mdmme% =~

-

Date:_elo { & 2020

]NES'IIMONYWBEREOF,Ihavehmmdqtmhmdmdoﬁﬁalseﬂat 23 ,Ohio,tlﬁsi day of July 2020,

Notary Public

JS‘__.-- o4 .""‘,‘,‘) -
3 3

ATE OF OHIO ) £ % W8 G, napeR

E 4 ' v ] A ol ." '

) = e o o OB Bubllo e 0
UNTY OF ) o & VY Commisaio hes ng ne,
..L K ;_'{;}. H’B seﬁiﬂll 147.01: Yoo wh
Beﬁmme,amtmypub]ic-inmdﬁmaidmtymdm appeared the above named s Who

nowmdmnhedidsign&ﬂﬁmguhgmmmmmdmmmaisﬁs&mmmddﬁdmdﬂmhzhdulymﬁmmdhe!m.

]NIESHMONYWEEREOF,Ihavehmummmyhandmdnﬁdalseahi , Ohlo, this dayof .

0.

Notary Public
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{esembly of machines and appliences from previgusty prepered pany
Pasiated living and nureing homes

4462934878

SCHEDULE OF USES
ANDOVER VILLAGE

ANDOVER VILLAGE

PROHIBITED

R-3

ttolrs (slmuphter hous)

x

Abrasive menudaciyre

R-2

COMMERCIAL

INDUSTRIAL

PAGE 81

CONDITIONAL
PUBLIC/QUASI-PUBLIC

P.U.D.

——

FACCE3801y Uses Bnd euciures Incldental is any peTmitted

residsntnl uge auch as 5819393, greanhouses. or (0o} shad

P\ecassory of conjunctive Laes ciserty incidamal o g panmitted
u3s and which will hot erente a nulsance or hazerd

eatylena gas manufachire and/or BigVBge

Acld menufaciure

Aduit temily home

{Now 821704

A.dul group hame

b

(New @/21/0f]

Alports and landing fleids for fixed wing alrorafy

i
1

icoholic beverage packaped retall saley

Alcohol ang akoholic bavamges mmnutaciure ]

immonla, blua:hing powaer, or chigrine manufectyra

&

B mphitheatne

Emus-m-m entarprises such s biiasds, pool, bowling, skating rinks, gance hall, end simifar
ot

lvities when hauged In & pefmanent structure but not Including thedlar
——ns 2D Dot Including thealpr

8| hospltal

.nnnaallng nnodlzhg

Antiques &nd gin retel) sefes

Appliance disibytors for whelesale

Archary

An gallerias

A eupply rtal sslss

Waphaltle concrete plant

(Asphall and peving materlals manufaciure or tefining

Aasemtly halls, gymnesiums, and simfisr siruciures Whien pan of s schaol of place of worahlp

*

fulomobile, eutomatic car wagn

Autamebils eommarcial perking enlerprise

“ulomobile (new and usad) and pooasssry asles

Automobile leasing end truck Imaaing

M3 [ [»¢

B E A N o P

Futomobille perking oparatad In conjunction with pepmitied uses and In acoordance with the
requrementu of Aricle 11

>

x

oicmobilte repalr shop

Automablle sarvice slation

fomobile and ruck assembly

»

b3

Atomoblie wrecking andfor dismantiing

T

63
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pe/A7/2812 18:38 4402934878 ANDOVER VILLAGE PAGE B2

R
.

! e -
SCHEDULE OF USES g
) H g
| 2 £
ANDOVER VILLAGE | "‘ j
) 2 9 327
§: i 4 32 "
0 = g g
S B
O = % Q 2 zZz m
E x 28 2 28 32
Bak| nig X | X
Bakery shops snd confactionaries oparaiing bioth wholesals and ratell business provided auch oo
FPerelions are limited Yo 4300 3quBre feel of manfBEALYING are and 1o the use of Nor-smoke. jos. |
roducing types of (umnmacey X X ' :
Banks X X =
Wiber, beauty and olher parsonal ssrvices X X ; -ﬁi
xIx|x g
X x v
x| x|x x x| o
[Revived 8:21/08) X T
X | x 'ﬁ
X X W
X €.
@eprinunp and ohotastating estsblishmanta X X §
Boarding house {Now 621/08) X X X :‘
Boskbindary x X | L
Igcok and etelionary stores X X 2
Batling works for sofl drinka X | X )
[Brick_lla of tera cotfa manufacture X ’m
Bus repeir and stormga terminaly . x ] e,
Camera sales, suppliss, servica x X J ﬁ
Candy producta manufacture Xl x| x *'3'&;.‘
Congy pioducts relslt X X d‘q
[Convas and burlap products menufaciure, sefe_and storage t x| x "J%
Catering establishmaents x X i w5gf
‘Cellophane manufaciura ) X ﬁﬁf:'
Cemant_lime. plaster manufactura X W
Cemeterien i X |l x "tn
Chsriable Insttutions ! X X X fﬁ;{,
(Chemicajs, manutacture of I X o
Churches and other piaces of worehip, inchuding paraomage of reciory l X | x X o
Clothing manyfaclure | X | X "E}
Clalhing gales : x X *‘5‘,
Cluba and olher places of entertalnment ! X X “»“t.‘m
Coat or coka yards X L‘L#
Cold atorage plants, food | X | % 4
Colleges, univaraities, business collages, rede schools, musie tonservalories, dending schools | . “%;3
snd aimilar orgenlzations offering alning In specific Ualds : % X X i A‘
[Conslruclion malsrials, menulacturs_storace and salas : X :E't
teuntractors alaniy of atomon yards . : E N
: Passed 10/16/02

64 Reviscd 8121/06




SCHEDULE OF USES |
ANDOVER VILLAGE

PUBLIC/QUASI-PUBLIC

PROHIBXTED
COMMERCTAL
INDUSTRIAL
P.U.D.
CONDITIONAL

R-1
R-2

@valanoem andt nurelng homes X
[Coopernga works
Caametics and psriume manufachire
Cramatorium X ]
recsote manufacturing or treayment plents X

Dairy products processing, bottling ena aistibutlon, craam manutaciure, 8l on & whal
begly X

[Dalry bere for retall ss/e on the pramisas only X
Day nursery: Sse Typa A/Type B family day cars homg !
Dental clinle:
Danta! laboratory

DOapsriment and varisty siores

IDlagnostic and treatmant Contere

Bistlistion of boners, conl gavaisum, praln, tar_refuse, and waod

Drive-In food glspansany
Drive-in thaster on a malor or 18000 of straet ondy

IDrug storas

Ory cleaning, prassing, end dyeing planis, and related retell servics counter

|
Dwellings. stiached single-tamily such ea spariment bulldings, row or town nouses in gm];ba ot
1

ot legs than 3 nor mere thar 12 units

Dwallings, mulll-famity witn a minimum of 3 unite X
Owellings getached aingle-family X
Dwallinps, we-family X
Dya menutacturs X

Esting and drinking establishments X
Elecirical auppiios, retalt

Elactrics] repair X
Elociranic asaambiy plant
Emargancy fira_and rescue Servicas {Nuw 8/24 X
Emery cloth or aandpapsr manutaciurg

Enemaling Inpenning, l9cguening of metals

Excalslor ana fber manufacturs

xplosives, ammurition, Areworks Funpowdar menufacture and MECh Manufecie X

Farm machingry assemobry, repalr and aales X
Fat rendering, production of fatg and olla from enjmal or vegetable products by balling or
icitattiagion X
Feed gal8s and slorage
Felt maputacture

Fartlizor manufacture X
Fanilizer whalesele saiss and blending X 1 X

x
x

b
ko4

bad
x

® Ix (= =
>

x

xR ==

>
b

x

17
e 15 |m

>

XX I I |

x

> % I (= %

x [ |
>
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Fertilizer retail AJIB5H ). X A
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18:38 4482934878 ANDOVER VILLAGE PAGE B4

SCHEDULE OF USES
ANDOVER VILLAGE

PROHIBITED
COMMERCTAL

R-1
R-2

Financa and lan tomponles X

>

IBrmabia Houlds: Handiing and somsge In sulk plants i

St

Floor covering, manufecture of i

Flarist Warehousing for whotesale and relsted retall trade . X

Flosist_ ratal i X

Flour end othar grain pregucts miliing and slompa X

Food procenslng in wholesaly quantites wicapt mesl, fish, poullry, vinepar, and yeasy X

Foad procassing: For ela al retaf) on-tha-premiaes, but excluding fre Kiling and gresting of
ony flesh or fowt | X

Food storea (retsfl onlyj: grocery, dafica\essan, mest and fish but BWM the kiiiing and
dtensing of uny Aush of fowt .

Fogtwear muenulacturing and slorage

I
Footwear, retall i X

Forging plants

olindsles !

Froren foad inckers !
Funerat hernes, undsriaking aatabiis B0, embalm XX

Fumiture retull sales and flooe covarings relall agies

Futitera, retall sales

3 I3 (D |

Fur storega

Galvanizing

[Sartage and waits Incinerators

Gaa, manulaciura of i

Gan storage In quentities over 25 psllons provided auch fediiites e nof iocated within 100 feet
of ary ot lina | X

Gases or lquified patrcieum peses in Bpproved portable metal cylidders for lorage or seje
X | X

G shop, cards ) |

Glags marfaciurg X

IGlue and alza manutaciure

Golf couraen, bul nol Including commerclelly operated driving rangds, piich and putt, minjature
of por 3 coursas i

=

Qolf courses, commertially cperaled driving rangas, pfich end puit, minfeture, or par 3 courses
| x| x

. i

[Covernment buildings: Building vsed exclugively by the Federal, Siate, Counly, Munleipality or
Townshic Govemmaent for public purposs !

.

|
Govamment bulidings: Bulldings ysed exciugively by \he Federal, sixla_ County, Munigipality or
1J
|Township Government far public purposes excepl for garages, repair or 8loragpe yard,
[varshouse, and bulidinga used of Intended t¢ be yaed as oonucllursnl or penal insthutleng
Ty | X

R

—__.-&,

&

'"'m (Glounda and (aciities for recreationa) and communily canter bulldirige. country cluba, lakes.
St A I
2 ana othmr similp .

f B8 poaraiad + ikl

_,._
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PAGE 85

INDUSTRIAL
CONDITIONAL
PUBLXC/QUASI-PUSLIC

|
Herdwere appiances, and etectiical hems. ratall 2ajw |

Hal clasning &nd blocking i

=

Hallpor i

——

Home oocupation (Reviseg uzw{q
Hortisshos plia X

x

Hoslary menufacture

Hospilala end sapfiariums located on e major sireef or secondary majar streal !

Hotels and Inns

lico manutactune sicrspo. and salea

Incidental accessory ratall uses such an coferenias. QiR or veriaty shopa, soda bers conducted .
=cialy for ihe convenience of the employess, patients, patrons, or vighars on the premisas

pnoty.within ihe princips) buliding and without exteridr advarilsing display

prdustrial chamical manulacture excapt highiy corrosive materleis !

INdUsy not otherwise listad provided the industry Ia similer to other Industries pecmitted in an
pndustriel diatrics, such Industry shall comply witn the daeipn vonirol of g almilar Industiry

Indulalion matarial manufeciure and sale

iron end slse! manufachsra

Jewalry and wilch xale end rapedr

Lunk yards_ aulo wrecking. salvage Yards or acrap yangs l

Kennels, boerding or yaining i

ndermarwns

Laboratories for razasrch ang euting

Lendfjl

retall aervica eounter en the premises whare not more han 2000 squena feet of ooy space
cavoted 10 the (aundering end Anishing proceas, providad the total operstng capacily of eli
commerclal weshing machines shall not excesd 400 pounds snd no coslbuming or smoke-

lLaundries: All hend Ipundrias and any amalt power laundries operated in conjunction with a i

producing equipment is yasa

cusiomef

Lsunderetia vervica: Whets Individual, family-sizad taundry equinment a rented for use by the *

Laundry plek-up stalions

>

k.

Lawn mower repsair

Leather foods manulaciure {lanning prohibited)

Libraries

iLinsead oil_ahefiac trpantine lubricating olls or Qreasas. manufciure or refining

3 [Livestock_auction or galeg

Lock and gunsmiths

Lodoes fraterns) and soclal omenizations

=

Lumber yerds_bullding materlalg storage and sale

Maching shong

67
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x 3 - a 4
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o 1 1 Z . [=] 2
Q -4 -4 U 2] o ¥ a. £
>echinery ol manufaciure X B
Machinery menufacture | X § &ﬁ,_
Manylactured homes, parmanantly shed ! X | x ] T
Manutactursd homes X o)
[Manulpcwred homa parks . 2
Mea! orocassing and packing, inctuding the siaughter of fwd and smugl gama oy Ll X “He
™~ Medical clinics | X | X
fats! tabrication plants using piate and structural shapas : X | X ] 28
patal stamping pisnta i X | x e
Mixing plants for concrata snd menulaeture of concrete products ! X “g«:
pioblls hornes R L
Molor¢ycla aoles and repalr X X ei,,;
Motals X X {
Motor vehicle end mator vehldle aquipment meufsciure X R
Mussums and ert palerien | x X |
Music gtores ', X X "ﬁ
Musice) Istrumant store, eeie of end Inatuction ! X X |
Newestands as wn sccessory ure : x X I J‘!"‘:"
Ofmce buldings: Privets offica bulldinge, Induding profassional officas i X X o
Offica aquipment and supplies salea snd aervice ' X X kLT
Cffice snd aacratarial satvices wsiabiishments ! X X 1z
Optical and sclenific instrument jewalry and clock_mwalest Insirumend enanufacure . X | x ]
Optical supplics satos i X X 'zr
Orphanages end/or rehatiftation canters X x ks .
Ouldoor furnaces J X :ﬂ:’f
Oxygen storege X | x|x lﬂim.
Pain ang anamel manufactire not empioying @ bolling process X gy ’“tj
Paint_ ratpll salas i X X i
Papar, cardboard, and bullding board facture X :{.
-
Parks 4 X!/ x|lx X X i
Pawn shops or vecond-hant etores i X X A
Pel shops bird atores taxidarmists ! X X & N
Phamaceutics! products menufacture | X | x & .5
Phatograshic sludios end camera aupply stares X X *F;“.:
Picnic srea XIx!lx!xlx x| . .
H é?r‘ - -4
Planing or sew mills (other than lamporary) ! § X [,
\Pisttice manulaciure i .3 -‘%
Plating works | . X (agti'
Playgrounds (principal usy) | X ]
Flurmblng shop and yurd ' x LIRS -‘-_ :1_3
| o § A .y )
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Pattsry, parcelsin, and vitreous ching manufecturs X T ]
Poultry drassing for wholesale, and relsted retall aclivilms X
Prafabricating bulldinas snd structural membaers X | x -
Prinling, publishing and reprodugilon establishmants X | X | %
Pulp manufacture X
Recing of motor vahicles or animsls X
IRedio and talevision sludios X X
Reg, beg, and earpat tlemning establishmenis X | x
alironds X
Rsfuaa snd waste equipmen storage L 1 X =
{Repalr and sarviting of office and housaheld aauipmant x X =}
Rapslr and sefvicing of Industrial squipmen!, machinery axcept raliroad squipment X |
Retail 31063 not otharwise listed, Including those conducting incidental Bght manufaciuring or
procaseing of goods above the Nrst floor or in the basement (o ba soig xclusively on (ha
mmisea end employing not more than 10 oparatives X X
Flelall atoren similer 1o thase atharwise nkmed on {hia Jiet X X
Riding stablsa X | X o
Rock and elsg reclamation and cnushing and ! x
Fodanticida, Insecticide, end pentidde mixing plants X | ] !
{Rodentichie, inaeclicids, end posticioe sslas,_ storape &nd sorvice X x R
Rooming end boending heusss X | x X ]
{Rubbar menufaciure or raciamation X
the burning of vash out-of-goors X _
Bnant X -
chuois ynouaing kindergensn). puoiic and privala X | x
CTBp paper Of rag alorene, soring Or balling when conducied within & buliding X | X
heel meta! ghops X | x
Shoe repair X X
huMaboard couny | X|iXxix X X
Sipn manufsciura and painting | X1 x
Sinn pelaling, exclusive of manufactura | x %
Signe_sgea Aficlo 12 1
Similar uge (New 8/21/08)|| X
Fw_ggd;elomani and washing compound manulaciure . X
Sofbsll diamenad i X |
Sotid waale landfiy X _1
iSpering pood saleg : X X
Stadluma, commarclal .3 X X
\Slockyards X
" f i LHi L. X X
i
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g T 7 58 8 2z 8§
I a o ot (] (= a o o
bl
g‘mga. under cover, of gooda intended for reteil sals on the premlaas but not inciuding !
bustibles I X x: |
Istorana warshnuses and yurds | X | X
Swimming pools8c08s30ry Use (private residanca only) | X | x _]
wimming peols and bathing areax, public or privals sy primary uses ! X X
Tallore, dressmakers, milinars | X | x| x ¢
Tanning, cunling, euring, claaning of sigring of green hides or shina [| x | ] -
[Tar and waterproafing Matarials manufaclurs ang reatment ang sio 5 Hox o
4 Taverne bars, snd nightcluts | X X Eﬁ
i Taxl alond . X 2 %
DA T Y '
Tannls courts X L. X X .y
I gxuile machinery manutecture | X L5
Texiila manufaciure x g:‘
: Thesters, housed In 8 permanent indoor struciure, exhibition halis and other similar struciureg | ‘;:f
f: Nﬁi 3 X i
“a3ip, Tirs recapping bnd retreading | | x| b@
Mo Trector of tailer aales or feasing arans i X ?_'_
rETLy Traller campn for recreation X -
o [Truck tarminala _sspalr shopa, hauling end siorags yerds x ¢ ]
Type A family dey-cara home {Ravined 8721708} X o iﬁi}
Type B family day-care home | x | x N H
Uphoisiery paoar hanging end dacarator shopa . x X i
\Variety stores | X X 'k‘%:;
volisybay X x|x x| |x £
Wading pocia | x| x!x X x W
Weate papas and rags, collecyon aad ballng ! X | x X iyt
Wholasale snd [obbing establishmants, Including Intidantal retall aubels for only sych i Wﬁ
marchand(se a3 la handied ot wholssale ! X 4 | xS
'Wirslegs 1afecommunication faciitas [New 8/21/08] X i
Woodwarking shopa, mill work i X | x 5:’:
i cas § B 1 X g‘}’:’
. == &
£
3
e
,L"“\
) .
i
":‘i.
2
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% Sk Amﬁzzéﬂ ﬂﬁ.m B s s i S BE ¢3S [ TR ] L
B o S ~ T M o AR (e T Eor g e N N e i Yl Ry S e e - gl Gy Nt il WY J
ki dicaliind i LT S R R RIS T X R e N H_u.m e
D_m«ﬂg._ MINRMUM LOT ﬁ MININUM MAX (NS WO YARD ACCESSORY | MINBSLIM | MINSMLM | SIGNS
SIZE FLOOR AREA HEIGHT DIMENSIONS BUILOINGS™™ OFF OFF
STREET | STREET
LCADING | PARKING
SPACES | SPACES
Districts Frant® Side _. Rear Minimum
Used On Dislance
Official In Feet To: <
Zoning ° b -] |
Map . ¥ £ » m
q T2 3
€ m T °
& g D (e
i 9 o & Fe |T =
- ot -9 O o
_ _ r W P L) @ - - .“ ﬂ W s N m
| g | . ¢ 283 |3 5 |4 g | 293 |28
$%/2) . R g |32 e | £ geo| ¢ E_| 282 |8
r T el E] o —o— — 2—3 £ 33 B l-g B ] 18 N | "W II&|TI:0
k| D | a © & | € m Q ”» [~ o [- S e wE
R-1 Single [10,000/.228) 100 1100 35 a5 30 i0 | 20 30 10 10 NA 2 Yes Yes Yes
R-1 15,000|.344| 150 | 1100 Per Unit | 30 30 30 16 | 20 30 10 10 NA 2perunit | Yes Yes Yes
Duplex
R-2 Mult- | 6,000 .u 150 1BR: 50O 30 NA 50 | 201 | 40F | 20t 20 20 NA 2perunit | Yes Yes Yes
Farily | per | 3 2 BR: 1000
urit -] 3BR; 1100
F4
Commercial| *** oo | e = 30 30 50 20" | 40" | 40 10 10 [See Article | See Article | Yes Yes Yas
and 2 | £ i1 11
Public/ 407 404 40t 40t
Quasi. | _
_. Public _
[ industiat | 3 |+ bu 35 a5 35 35 70 | B0 a4 & |See Arlicle |See Arlicie | Yes Yes Yes
11 11
B B | 100t [ 1501 | 10Gt | i
* Measured from street right-of-way 1 Yard next fo residenlial district
** 0 (zero) side yards betwesn structures in plaza $ 20 feet between buildings
~* See special Public Square requirements §T Based upon proposed buikding, parking, and Yoading needs
= Madmum fioor area of 720 square feet (R-1 districts) T Same as primary building
NA Not applcable BR Bedroom
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SAMMARTINO, STOUT & LO PRESTI

REAL FSOALF ANAIYS 15, APPRAISERS & CONSULL ANTS
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Note: We service additional counties in Pennsylvania, New York and Ohio on a case-by-case basis.
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QUALIFICATIONS
Robert G. Stout, Jr., MAI

Updated 12/2024 SAMMARTING, STOUT & LO PRESTI
Federal Tax [D; 251724267 RFAL FSTATE ANATYSTS APPRAISERS & CONSULTANTS

State Certifications / Licenses:

Pennsylivania Certified General Real | Ohio Certified General Real Estate | New York Certified General Real
Estate Appraiser, GA-001659L Appraiser, 2002011635 Estate Appraiser, 46000049332

Professional Employment:
¢ 1992-86, Messenkopf & Eckert, real estate salesperson, broker, and residential appraiser

» 1996-2005, Sammartino & Mueller Inc., and Sammartino, Mueller & Powell Inc., real estate appraiser
(commercial/industrial)

* 2006-2015, Sammartino & Stout, Inc., partner and real estate appraiser (commercial/industrial)

* 2016-present, Sammartino, Stout & Lo Presti, Inc. managing partner and real estate appraiser
(commercialfindustrial)

Professional Affiliations / Organizations:
e MAI Member, Appraisal Institute 2
» Western Pennsylvania Appraisal Institute Chapter Member (2020-present)
* Northwest Pennsylvania Appraisal Institute Chapter Member (through 2020)
o Chapter President 2008-09
o Chapter Vice President 2006-07
o Chapter Director 2004-05, 2016-18
o Chapter Treasurer 1998
o Chapter Committee Member 1996
Ohio Chapter of the Appraisal Institute

Appraisal Institute Leadership Development Advisory Council (LDAC), 2005, 06, & 07

Education:

e Clarion University, Bachelor of Science in Business Administration
Major: Real Estate, 1992

Continuing Education / Relevant Course Work:

PA Law, as required

Uniform Standards of Professional Appraisal Practice (USPAPY), as required
Fair Housing — Fair Lending, as required

Business Practices and Ethics, as required

Appraisal Institute Annual Convention 2022

46" Annual Economic Seminar, Dec. 2023

Ignorance isn't Bliss: Understanding an Investigation by a State Appraiser Regulatory Bd
Appraising Automobile Dealerships

Small Hotel/Motel Valuation

Analyzing Assessment Appeals

Residential & Commercial Trends Seminar

Learn How to Solve Land Valuation Problems

IRS Seminar with Mock Trial

Discounted Cash Flow Model

RP-401, Allecating Components / Going Concern Appraisals
Understanding Collateral Underwriting

Supervisory Appraiset/Trainee Course

3111 STATE STREET. ERIE, PA 16508 | (814) 456-2900 | (814) 456-8070 FAX
CORPORATE@SSL-REA.COM | WWW . SSL-REA.COM



Practical Regression in Excel

Commercial/Residential Bank Review Panel

Appraising the Appraisal, Al

Mineral Rights Valuation

Appraisal Curriculum Overview

Fundamentals of Separating Real, Personal Property, & Intangible Bus. Assets
48" Ed. Right-of-Way Conference

Office Building Valuation

Valuation of Conservation Easements

Appraising Convenience Stores, Al

Cost Approach, Feasibility & Highest and Best Use, Appraisal Institute

Highest and Best use and Market Analysis, Course 520, Appraisal Institute
Argus Version 8.0, RE Solutions, Inc.

Basic Income & Capitalization, Course 310, Appraisal Institute

Advanced Sales Comparison & Cost Approach, Course 530, Appraisal Institute
Real Estate Risk Analysis

EDI The Future is Now

Marshall & Swift Cost Approach

Qualified Before Courts & Administrative Bodies:
Mr. Stout has qualified as an expert witness in quasi-judicial proceedings in Erie, Crawford, Clarion,

Clearfield, Lawrence, Warren and Washington Counties, Pennsylvania as well as Ashtabula and Lake
Counties, Ohio and the Ohio State Board of Revision in Columbus, Ohio.

Instruction:
s  Golf Course Appraisal, 2024 Assessors Association of Pennsylvania (AAP) Conference (co-
presenter)

¢ NetlLeased & LIHTC Properties, 2021 Assessors Association of Pennsylvania (AAP)
Conference (co-presenter);

s  Golf Course Appraisal, 2019 Assessors Association of Pennsylvania (AAP) Conference (co-
presenter)
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License Type License Status '
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SAMMARTINO, STOUT & LO PRESTI
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Ohio Appraiser Disclosure Statement

Name of Appraiser: Robert G. Stout, Jr.. MAI

Class of Certification/License:

X Certified General

Licensed Residential

Temporary General Licensed

Certification/License Number: 2002011635

Scope - This Report: X is within the scope of my Certification/License
is NOT within the scope of my Certification/License

Services Provided By: X __ Disinterested and unbiased third party
Interested and biased third party

Interested third party on contingent fee basis

Signature of person preparing and reporting the appraisal:
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S P

Robert G. Stout, Jr., MAI
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APPRAISAL REPORT

of property known as and located:

Former Stateline Chevrolet Dealership
413 East Main Street
Ashtabula County
Andover, Ohio 44003

For:
Teri Caldwell

P.0O. Box 1270
Andover, OH 44003

Piohio27@yahoo.com

Prepared by:

Sammartino, Stout & Lo Presti, Inc.

Real Estate Analysts, Appraisers & Consultants

3111 State Street
Erie, PA 16508
https://www.ssl-rea.com

This appraisal contains confidential information that is proprietary to Sammartino, Stout & Lo Presti, Inc. It is
provided to the client solely for their use. Third parties who receive this appraisal may use it only for the purpose,
intended use and user(s) as stated herein. This appraisal is copyrighted © by Sammartino, Stout & Lo Presti, Inc.

Unpublished Work: File # N-325-25. Copyright 2025 ©

Sammartino, Stout & Lo Presti, Inc.
All rights reserved



TABLE OF CONTENTS

TYPE AND DEFINITION OF VALUE, INTENDED USE AND USER OF THE APPRAISAL .......ooooooeoooo 2
SCOPE OF APPRAISAL .........coiititeiiie et es sttt s et er et s s e s eas e e e e e es e eeeee e 2
COMPETENCY STATEMENT ........ooiiiiiiititini ettt et ee s ee e ee e e eetee e e oo e 2

DEFINITIONS ..ottt ottt e et ee e etee e et et n e e 3

ASSUMPTIONS AND LIMITING CONDITIONS ..ottt e eeeeee e e es e e 5

CERTIFICATION ...ooiioet ettt et eee et ee e ee e oo ee et ee e oo 7

SUMMARY OF SALIENT FACTS AND CONCLUSIONS ........ouiimomeeeeeeteeee e eee oo 8

AREA / NEIGHBORHOOD SUMMARY ..ottt et et s es et s ee e s e eeeees s ees s es et eeesee e 9

LEGAL DATA / PROPERTY HISTORY ...ttt ees ettt es e e eee et e 19
THREE YEAR OWNERSHIP HISTORY .......cocitiniririeiiie st eee s e ee st av st s s e sessee e oeeeen 20
ASSESSMENT AND TAXES ..ottt ettt es e se st s es st et e e e eeeeeeeeeeeee e e s e s ees e es oo 21

SITE ANALYSIS ...ttt sttt s sttt eee e ee e e e et ee et e eeee e eeee et oo e eees e 22
ZONING. ...ttt et b s et ee ettt en et et en e e s e et ee e ee e s et et ee e tee e oo eees oo 25
FLOOD PLAIN ..ottt et s s et ettt et eee e s e et en e e e s es e e e e s 25

PHOTOGRAPHS ......ocooti ettt a sttt es e e ee e e s e een s es e s e e e e ees oo 26

IMPROVEMENTS DESCRIPTION ...ttt inestesess et sse e ess s es et seesessesessesse s ees e esses e 32
BUILDING AREAS ..ottt sttt sttt st ee e s s et e e e e e e e 35
PHYSICAL DETERIORATION, FUNCTIONAL AND EXTERNAL OBSOLESCENCE .......voeeoeeeeeoooeooo, 36

HIGHEST AND BEST USE ...ttt sttt ee s eeee s e tsesan e en s ee e e ee e e s 38

COST APPROACH ...ttt s et es et et se e eee e e e e s e ee et 39

INCOME CAPITALIZATION APPROACH ..ottt ieremaet et ee e estes oot s st eseee e es e e es e e 40
LEASE SYNOPSIS ..ottt ettt sttt et st es e ees s s e e e e oot 40
INCOME CAPITALIZATION APPROACH CONCLUSION .........oomieeeieeeeeee oo 41

SALES COMPARISON APPROACH ........oooitiuitieriiee oot tes et est e ees e e eesee s st es et es s e seeeeeeeee oo 42
SALES COMPARISON APPROACH DATA ...ttt et oot sessesses e s e e ee e eees oo 43
SALES COMPARISON APPROACH GRID .......ccontimiiuriieiiieeceseeetee st seste oot sees et e eeeeeveses s s s s eeeeseseee oo 59
SALES COMPARISON APPROACH ANALYSIS ......ooiiiiiaiiiieteiteeecte et eee e eseeseseseeeee e 60
SALES COMPARISON APPROACH CONCLUSION........ccoouimieice ettt ee e eeeeee e 62

EXPOSURE AND MARKETING PERIOD .......oootuetiieeieicececeece ettt ee et ee e eee s ees s eeeeeeooeoeeoo 63

RECONCILIATION AND FINAL VALUE CONCLUSION ..ottt ee s sese s, 64



N
§ RAYMOND J. SAMMARTING, MAI(ReTizen)
§ ROBERT G. STOUT, JR, MAI

N
e 7 | N NS SERGIO S. LO PRESTI, MAI

SAMMARTINO, STOUT & LO PRESTI
REAL ESTATE ANALYSTS, APPRAISERS & CONSULTANTS

May 27, 2025

Attn: Teri Caldwell
P.O. Box 1270
Andover, OH 44003

Re: Former Stateline Chevrolet Dealership
413 East Main Street
Ashtabula County
Andover, Ohio 44003
SSL File # N-325-25

As requested, | am submitting an Appraisal Report of the above-referenced property for the purpose of
providing an opinion of Market Value “As Is”, as of May 19, 2025, the effective date, in fee simple.

The subject site comprises three adjacent tax parcels containing 4.99 acres and is improved with a 20,070-
square foot former automotive dealership building. The subject is located along the north side of East Main Street
(a.k.a., State Route 85), in the Village of Andover, Ohio.

The subject property was personally inspected; | examined the pertinent public record data, studied the
predominant land uses, value trends and evidence of value, and applied the appropriate approaches to value. This
report is made according to the Code of Professional Ethics and Standards of Professional Practice of the
Appraisal Institute and to the Uniform Standards of Professional Appraisal Practice (USPAP) promulgated by the
Appraisal Standards Board of the Appraisal Foundation. The property is appraised as a whole, unencumbered by
any liens, mortgages, or other indebtedness, and subject to the Assumptions and Limiting Conditions.

After analysis of relevant data and utilization of sound judgment, my opinion of Market Value “As Is’,

assuming a typical marketing/exposure time, and as of the effective date, is:

Opinion of Market Value “As Is”: $460,000

Thank you for the opportunity to provide this appraisal; for additional information, including property types
and market areas we service, please call or visit our website at www.ssl-rea.com.

Sincerely,

Rébert G. Stout, Jr., MAI

OH Certified General Real Estate Appraiser
Certification Number: 2002011635
rstout@ssl-rea.com

3111 STATE STREET, ERIE. PA 16508 | (814) 456-2900 | (814) 456-8070 FAX
CORPORATE@SSL-REA.COM | WWW.SSL-REA.COM



TYPE AND DEFINITION OF VALUE, INTENDED USE AND USER OF THE APPRAISAL

The purpose of this Appraisal Report is to provide an opinion of Market Value “As Is”, as of May 19,
2025, the effective date, in fee simple. The intended use of this appraisal is to assist the Client (Ms. Teri Caldwell)
and Intended Users (Ms. Teri Caldwell and Attorney Randil J. Rudloff) with a real estate tax assessment appeal.

The use of this report by any other party and/or for any other purpose without express written consent is

prohibited.

SCOPE OF APPRAISAL
The scope of this appraisal assignment includes, but is not limited to:

o Viewing of the subject neighborhood, site and improvements, which included a walk-through of the
buildings. This walk-through is not intended as an engineering, structural, environmental, or
mechanical inspection or warranty. The property description herein is based on observations as a
real property appraiser and information provided by Ms. Teri Caldwell;

. On-site building measurements;

. Review of public record data (e.g., legal references, assessment records/maps, zoning ordinances,
flood plain maps, etc.) in regards to the subject property;

. Research, collection and analysis of relevant data including recent comparable property appraisals
completed by this firm, courthouse records, internal database system, market participants, MLS
records, Crexi and CoStar (as applicable);

o Verification of comparable data via courthouse records, a party to the transaction (if available), and/or
through a third party real estate professional (i.e., attorney, listing/selling agent, third party appraiser);

. Analysis of market conditions as it pertains to the subject;
° Highest and best use analysis and conclusion;
. Consideration of all three approaches to value and application of the most relevant approach(s) to

value, as explained herein;
. Reconciliation of the final opinion of Market Value “As Is”, and;

° Reporting of the Assignment Results in a written report prepared and containing the content and level
of information required by USPAP Standards Rule 2-2(a) for an Appraisal Report. The appraisal
process also followed the Ethics Rule of USPAP, including the Nondiscrimination, Conduct,
Management, and Confidentially sections.

COMPETENCY STATEMENT

I have completed numerous appraisals of similar properties in the local and regional market. The steps

required to complete this appraisal are summarized in the above Scope of Appraisal.

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25) 2



DEFINITIONS!

Market Value is defined as: the most probable price, as of a specified date, in cash, or in terms equivalent to cash,
or in other precisely revealed terms, for which the specified property rights should sell after reasonable exposure in
a competitive market under all conditions requisite to a fair sale, with the buyer and seller each acting prudently,

Kknowledgeably, and for self-interest, and assuming that neither is under undue duress.*

Effective Date is defined as: the date to which an appraiser’s analyses, opinions and conclusions apply; also
referred to as the date of value.

Fee simple estate is defined as: absolute ownership unencumbered by any other interest or estate, subject only to
the limitations imposed by the governmental powers of taxation, eminent domain, police power, and escheat.

Leased fee interest is defined as: the ownership interest held by the lessor, which includes the right to receive the
contract rent specified in the lease plus the reversionary right when the lease expires.

Ground lease is defined as a lease that grants the right to use and occupy land. Improvements made by the
ground lessee typically revert to the ground lessor at the end of the lease term.

Gross building area (GBA) is defined as: (7) total floor area of a building, excluding unenclosed areas, measured
from the exterior of the walls of the above-grade area. This includes mezzanines and basements if and when
typically included in the market area of the type of property involved. (2) Gross leasable area plus all common
areas. (3) For residential space, the total area of all floor levels measured from the exterior of the walls and
including the super-structure and substructure basement; typically does not include garage space.

Gross leasable area (GLA) is defined as total floor area designed for the occupancy and exclusive use of tenants,
including basements and mezzanines; measured from the center of joint partitioning to the outside wall surfaces.

Personal property (aka FF&E) is defined as: Tangible or intangible objects that are considered personal, as
opposed to real property. Examples of tangible personal property include furniture, vehicles, jewelry, collectibles,
machinery and equipment, and computer hardware. Examples of intangible personal property include contracts,
patents, licenses, computer soffware, and intellectual property.

Net net net lease is defined as an alternative term for a type of net lease. In some markets, a net net net lease is
defined as a lease in which the tenant assumes all expenses (fixed and variable) of operating a property except
that the landlord is responsible for structural maintenance, building reserves, and management. Also called NNN
lease, triple net lease, or fully net lease.

Modified Gross Lease is defined as a lease in which the landlord receives stipulated rent and is obligated to pay
some, but not all, of the property’s operating and fixed expenses. Since assignment of expenses varies among
modified gross leases, expense responsibility must always be specified. In some markets, a modified gross lease
may be called a double net lease, net net lease, partial net lease, or semi-gross lease.

Full Service Lease (Gross Lease) is a lease in which the landlord receives stipulated rent and is obligated to pay
all of the property’s operating and fixed expenses. Also called full-service lease.

! All definitions are from the Dictionary of Real Estate Appraisal, Seventh Edition, Appraisal Institute, unless otherwise specified.
2 The Appraisal of Real Estate, 15" Edition, Appraisal Institute, p. 2.

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25)




Excess land is defined as land that is not needed to serve or support the existing use. The highest and best use of
the excess land may or may not be the same as the highest and best use of the improved parcel. Excess land has
the potential to be sold separately and is valued separately.

Surplus land is defined as /and that is not currently needed to support the existing use but cannot be Separated
from the property and sold off for another use. Surplus land does not have an independent highest and best use
and may or may not contribute value to the improved parcel.

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25)



ASSUMPTIONS AND LIMITING CONDITIONS

This appraisal is made subject to the following assumptions and limiting conditions:

1. No responsibility for matters legal in character is assumed, nor is any opinion as to the Title, which is
assumed to be good, rendered. All existing liens and encumbrances, if any, have been disregarded and the
property has been appraised as though free and clear, under responsible ownership and competent
management.

2. After diligent research, the information collected and relied upon is assumed accurate and reliable, but no
responsibility in connection with such matters is assumed.

3. The Site Plan (if contained herein) is included to assist the reader in visualizing the property. No survey of

the property has been made and no responsibility in connection with such matters is assumed.

4. Flood elevations and map references were based on available information. The reader is cautioned that
exact elevations should be determined by a qualified surveyor as the presence of a flood hazard could
negatively impact the market value of the subject.

5. Toxic/hazardous wastes and/or contaminants/other conditions, such as, but not limited to, radon gas,
asbestos, urea formaldehyde foam insulation, wetlands and PCB's may exist on the subject real estate.
This firm has neither the technical knowledge to identify nor the ability to measure items or
conditions listed or implied above. The market value of the subject could be materially affected
should one or more of the aforementioned items or conditions exist. In summary, the subject is
appraised as though free and clear of any/all adverse conditions as outlined above. No specific evidence of
contamination was brought to my attention.

6. No separate opinion is expressed as to the value of subsurface oil, mineral or gas rights, if any. Likewise,

no separate opinion is expressed as to the value of marketable timber, if any xxx.

7. All mechanical components including, but not limited to, heating, cooling, ventilating, electrical and
plumbing equipment are assumed standard for buildings of similar types and uses. Also, their respective

conditions are considered commensurate with the condition of the overall building unless otherwise stated.

8. Unless explicitly analyzed and separately allocated herein, the value opinion reflects real estate
only and excludes non-realty items such as Furniture, Fixtures and Equipment (FF&E) and/or
Business Value (BV).

9. The Americans with Disabilities Act ("TADA") became effective January 26, 1992. This firm has not made a
specific compliance survey and analysis of this property to determine whether or not it is in conformity with
the various detailed requirements of the ADA. It is possible that a compliance survey of the property,
together with a detailed analysis of the requirements of ADA, could reveal the property is not in compliance
with one or more of the requirements of the Act; a non-compliance survey could result in an adverse impact

on the value opinion.

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25) 5



10. Neither all nor any part of the contents of this report shall be conveyed to the public through advertising,
public relations, news, sales, or other media, without the written consent and approval, particularly the

value opinion or related conclusions, the identity of the appraiser or firm with which connected.

11. Possession of this report, or a copy thereof, does not carry with it the right of publication, nor may it be

used for any purpose by anyone but the client without previous written consent.

12. I am not required to give testimony or to appear in court by reason of this appraisal, with reference to the
property appraised, unless written arrangements have been previously made.

13. If a going concern value is provided, the reported value of the individual parts, if taken alone, may be
different than the combined value.

14. Information provided by the ownership or their representative, as cited and/or utilized herein, is assumed
accurate and reliable.

15. The land and building areas cited and relied upon herein are assumed accurate and reliable.
Extraordinary Assumptions (note: extraordinary assumptions may affect assignment resuits)

16. Various roof leaks were observed in the subject’s main building. This report assumes the roof only
requires minor repairs and does not require a complete roof replacement. If major roof
repairs/replacement is required the value herein is null and void.

17. Given the roof leaks there exists the possibility to complete mold remediation. This report assumes
the subject does not require mold remediation.

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25) 6



CERTIFICATION

In accordance with USPAP Standards Rule 2-3, effective January 1%, 2024, | certify that, except as
otherwise noted in this appraisal report, to the best of my knowledge and belief:

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

2. 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.

3. I 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.

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

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

6. 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.

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

8. Robert G. Stout, Jr., MAl made a personal inspection of the property that is the subject of this report.
9. No one has provided significant real property appraisal assistance to the person signing this certification.

10. The reported analyses, opinions and conclusions were developed, and this report has been prepared, in
conformity with the requirements of the Code of Professional Ethics and the Standards of Professional Practice
of the Appraisal Institute.

11. The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly
authorized representatives.

12. As of the date of this report, Robert G. Stout, Jr., MAI has completed the continuing education program for
Designated Members of the Appraisal Institute.

13. I 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 the agreement to perform this
assignment.

, ;T"_./_':” . ’
p /f/ 7/ = o 4

V
Rebert G. Stout, Jr., MA[~ - 7

OH Certified General Real Estate Appraiser
Certification Number: 2002011635
rstout@ssi-rea.com
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Known As:
Address:
Municipality:
County, State:

Owner(s) of Record:

Tax Parcel Number(s):

Present Use:

Highest and Best Use:

Defined Value(s):
Property Rights Appraised:
Effective Date:
Site Size:
Zoning:
Flood Plain:
Age of Improvements:
Overall Condition:
Main Building:
6-bay outbuilding:
Gross Building Area:
Main Building:
6-bay outbuilding:
Total Building Area:

Marketing/Exposure Time:

Opinion of Market Value by the:
Cost Approach:

Income Capitalization Approach:

Sales Comparison Approach:

Former Stateline Chevrolet
413 East Main Street
Andover Village

Ashtabula, Ohio

Whirlwind Properties Inc.

02-018-00-025-00, 02-018-00-026-01 &
02-013-20-125-01

Mostly vacant former Chevrolet dealership

Alternate commercial use including
warehouse/garage or similar type use

Market Value “As Is”

Fee Simple

May 19, 2025 (date of property viewing)
4.99 acres

Commercial

Zone X (unshaded)

1960 - 1988

Poor-Fair
Average

17,254 sif
2,816 sif
20,070 s/f

11to 3 years

“As Is”
N/A

N/A
$460,000

Opinion of Market Value “As Is™:

$460,000

This appraisal contains confidential information that is proprietary to Sammartino, Stout & Lo Presti, Inc. It is

provided to the client solely for their use. Third parties who receive this appraisal may use it only for the purpose

i

intended use and user(s) as stated herein. This appraisal is copyrighted © by Sammartino, Stout & Lo Presti, Inc.

Unpublished Work: File # N-325-25. Copyright 2025 ©
Sammartino, Stout & Lo Presti, Inc.

All rights reserved

https://www.ssl-rea.com

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25)




AREA / NEIGHBORHOOD SUMMARY

Given the events that have unfolded since early 2020 as it relates to the COVID-19 Pandemic, this factor
will be discussed prior to the review of local / regional economic conditions.

The COVID-19 pandemic is an ongoing pandemic of Coronavirus disease 2019, caused by Severe Acute
Respiratory Syndrome Coronavirus 2 (SARS-CoV-2). The World Health Organization (WHO) declared the outbreak
a Pandemic on March 11t 2020. The COVID-19 virus began primarily as a lung disease, but it has mutated
several times since early 2020. As an example, the Omicron variant was more contagious but also milder as it
affects the upper respiratory system rather than the lungs. The Omicron outbreak peaked in January 2022 with over
140,000 new weekly hospital admissions, followed by smaller spikes as subvariants emerged. At the end of
Summer 2024, the United States experienced an uptick in COVID-19 cases, hospitalizations, and deaths, although
all metrics have declined since.! At this point, the country has adapted to living and working among the virus without

a notable negative impact to the economy when cases or hospitalizations rise.

Z2Vi3-15 Update for the United States
Early Indicators Severity Indicators
Test Positivity > Emergency Department Visits > Hospitalizations > Deaths >
% Test Pasitivity % Diagnosed as COVID-19 Rate per 100,000 population o of All Deaths in U5, Due to COVIC-15
2.9% 1.3 0.6%

Week ending May 3, 2025
Previous week 3.3%

Week erdling Ao 18, 2025 Wesk
Previo L 1.3 Fravig

\ =
N
o

May 11,2024 May 3, 2025 May 11, 2024 May 3, 2025 Apr 27, 2024 Apr 19,2025 May 11, 2024 May 3, 2025

County Area Analysis
The subject of this report is located in the southeast quadrant of Ashtabula County, in the Village of
Andover. Ashtabula County is in the northeast corner of Ohio and is centrally located between the cities of
Cleveland to the west, Erie, Pennsylvania to the east, and the Warren/Niles/Youngstown area to the south. The
City of Ashtabula (the county’s largest population center) is located on the shore of Lake Erie, in the center of the
county. The Village of Jefferson, the county seat, is located in the central portion of the county. In July 2023,

Ashtabula County was added to the Cleveland MSA.

I https://covid.cdc.qov/covid-data-tracker/#datatracker-home
©® Sammartino, Stout & Lo Presti, Inc. www._ssl-rea.com (File # N-325-25) 9
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AREA MAP

With 721 square miles of land, Ashtabula is the largest county in Ohio. Its northern border is approximately
26 miles of Lake Erie shoreline. The eastern border is along the Ohio/Pennsylvania state line with Lake County
and Geauga County to the west and Trumbull County to the south. It consists of 27 townships along with 10 cities
and villages, with the City of Ashtabula being the largest municipality.
Transportation

Major highways in the northern section of the county that extend in an east/west direction are U.S. Route 20
and Interstate 90. Route 20 is a major four-lane roadway and [-90 is a limited access highway. These link the area
to the greater Cleveland and Erie areas. Route 6 and Route 322 in the southern half of the county also connect with
Cleveland and Pennsylvania. Major north/south roads are Ohio Routes 7, 11, 534, and 45, all connecting the county
to the Warren/Niles/Youngstown area to the south. Ohio Route 11 is a limited access, four-lane highway, while the
other north/south roadways are two-lane roadways.

Railroads played an important part in the development of Conneaut and Ashtabula as both cities front the
southern shore of Lake Erie. These are international shipping port(s) with direct access to the Great Lakes as well

as the St. Lawrence Seaway. Rail services are provided by Conrail and the Norfolk and Western. The Ashtabula

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25) 10



County Airport is located to the southwest of the City of Ashtabula near Jefferson and provides linkage to the
Cleveland Hopkins Airport as well as local communities.
Population

The table below details population trends for the United States, Ohio, the Cleveland MSA, and Ashtabula

County.
Population Demographics
Location Year | Population | % Change| % Annual Change
u.s. 2000 | 281,421,906
2010 | 308,745,538 9.7% 0.93%
2020 | 331,449,281 7.4% 0.71%
2024 | 338,440,954 21% 0.52%
2029 | 344,873,411 1.9% 0.38%
Ohio 2000 | 11,353,140
2010 | 11,536,504 1.6% 0.16%
2020 | 11,799,448 2.3% 0.23%
2024 | 11,827,635 0.2% 0.06%
2029 | 11,838,305 0.1% 0.02%
Cleveland MSA 2000 | 2,148,143
2010 | 2,178,763 1.4% 0.14%
2020 | 2,185,825 0.3% 0.03%
2024 | 2,165,812 -0.9% -0.23%
2029 | 2,149,046 -0.8% -0.16%
|Ashtabula County 2000 | 102,728
2010 101,497 -1.2% -0.12%
2020 97,574 -3.9% -0.39%
2024 96,646 -1.0% -0.24%
| 2029 95,449 -1.2% -0.25%

Source: STDBOnline
Note: 2024 and 2029 Cleveland MSA data now includes Ashtabula County

As displayed, the U.S. and state have experienced a growing population base since 2000 and growth is
expected to continue through 2029. The Cleveland MSA saw declines in population 2020 to 2024, and with the
addition of Ashtabula County, is projected to further decline in population through 2029 at a rate of -0.16% per
annum. Ashtabula County has historically had a declining population trend with projections indicating continued
decline over the next five years by 0.25% per annum.

Employment Trends

Major employers in northeast Ohio include the following:

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25)
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Top 25 Northeast Ohio Employers

Company Business
Cleveland Clinic Health System Health Care
Group Management Services Inc. Health Care
Minute Men Cos. Professional
University Hospitals Health Care
Amazon Retail
US Federal Government Government
Progressive Insurance Insurance
Walmart Retail
Giant Eagle Inc. Retail
Summa Health Health Care
State of Ohio Government
The Metrohealth System Health Care
Cuyahoga County Government
City of Cleveland Government
Accurate Staffing Inc. Professional
Mercy Health Health Care
Keycorp Financial
Cleveland Metropolitan School District Education
Akron Children's Hospital (Akron Children’s) Health Care
Swagelok Co. Manufacturing
Aultman Health Foundation Health Care
The Sherwin Williams Co. Manufacturing
Kent State University Education
Firstenergy Corp. Utility
Case Western Reserve University Education

Source: Crain's Cleveland Book of Lists 2023

Nationwide, employment is moving from goods-producing towards service-producing industries. This trend
has also been occurring in the local market, as only two of the top 25 employers remain in the manufacturing
sector. On a positive note, several of the areas main employers are in employment fields where job growth is
projected (i.e., education and health services, professional and business services, and financial activities).
Employment

The following table highlights the workforce trends in the nation, state, MSA, and county. As displayed, the
unemployment rate at the end of the first quarter, March 2025, for the nation, state, MSA, and county was 4.2%,
5.1%, 4.2%, and 5.0%, respectively. The state has the highest unemployment rate at 5.1% followed closely by the
county at 5.0%. It is noted that the 2020 unemployment rate spike was a result of the COVID-19 Pandemic related
lockdowns and restrictions that began in mid-March 2020 in most states, most of which were lifted by the second
half of May and through June 2020. As the economy began “reopening”, economic conditions improved and the

unemployment rate declined through 2021 and into 2022.

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25) 12



L oot |

T T Numd b ) 1 Numb. Nurmhb I
Location Perlod | Labor Force i Employed | U yed C i b Location Period | Labor Force Emptoyeds | Unemrploged [ S
us 2020 | 160,742,000 | 147,795,000 | 12,948,000 8.1% Cleveland MSA 2020 1.016,383 918,138 98,245 9.7%
2021 161,204,000 152,581,000 8,623,000 5.4% 2021 1,013,018 955,561 57,457 5.7%
2022 164,287,000 158,291,000 5,996,000 3.6% 2022 1,025,514 978,146 47,368 4.6%
2023 167,116,000 161,037,000 6,080,000 3.6% 2023 1,034,247 996,209 38,038 3.7%
‘ 2024 168,106,000 161,346,000 6,761,000 4.0% 2024 1,100,000 1,058,000 42,000 3.8%
Mar-25 | 170,653,000 163,412,000 7,242,000 4.2% Mar-25 1,101,400 1,054,700 46,700 4.2%
Ohio 2020 5,736,620 5,266,859 469,761 8.2% Ashtabula 2020 43,672 40,037 3,635 8.3%
‘ 2021 5,708,982 5,415,608 293,374 5.1% 2021 42,982 40,594 2,388 5.6%
2022 5,733,131 5,503,265 229,866 4.0% 2022 42,858 40,967 1,891 4.4%
2023 5,786,998 5,582,438 204,558 3.5% 2023 42,855 41,154 1,701 4.0%
2024 5,898,600 5,646,100 252,500 4.3% 2024 44,300 42,400 1,900 4.3%
Mar-25 6,001,000 5,692,400 308,600 5.1% Mar-25 44,200 42,000 2,200 5.0%
Source: www.Imi.state.oh,us.
Note: 2017-2022 C| MSA data includes Lake, Gaauga, Medina and Lorain Counties. In 2023, Ashtabula County was added to the Cleveland MSA.

Petmin USA Inc. is to invest $500 million in a pig iron plant at the Port of Ashtabula, which is projected to
create 650 construction jobs and 110 manufacturing jobs upon completion. Construction on the site infrastructure
was originally slated to begin in Q3/Q4 2019, but construction has been setback several times due to the COVID-19
pandemic. The latest update via a July 2023 article in the Star Beacon suggests that the company continues to
have construction delays beyond their control, but their goal was to restart site work in the first quarter of 2024. The
company has invested more than $60 million to the Ashtabula facility and remains committed to the project. Its
unknown if or when this project will move forward. Also, a new gas pipeline (Risberg pipeline) was recently
extended to the Ashtabula market. The lack of adequate gas service has hindered development in this market.
However, with the addition of added gas, new development will be able to occur.

GDP & Inflation

Another economic factor to consider is the national Real Gross Domestic Product {Real GDP), which is an
inflation-adjusted value that reflects all goods and services produced by the United States economy. From 2011 to
2019, annual Real GDP growth ranged from 1.6% to 2.9% per annum, resulting in improving unemployment levels.
Due to the COVID-19 Pandemic and related restrictions that mostly began in mid-March 2020, the Real GDP
shrank -2.2% for the year 2020. In 2021 and 2022, however, Real GDP increased 5.7% and 2.5%, respectfully,
reflecting the economic recovery that began in mid-2020 after the initial COVID-19 lockdowns and restrictions were
lifted. Real GDP growth remained positive in 2023 with a growth rate of 2.9%, although most of the growth occurred
in the second half of the year. The GDP growth rate remained relatively strong at 2.8% for 2024. GDP shrank 0.3%
in the first quarter of 2025. The lack of GDP growth was mostly due to a spike in imports during the quarter’ as
consumers and businesses increased purchases and inventories ahead of import tariffs set to take effect in early
April; consumer spending and U.S. investment were both positive in the quarter. The most recent Real GDP

change rates are summarized on the following table and graph:

" Imports are a subtraction in the calculation of GDP.
© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25) 13




| Real Gross Domestic Product (GDP)
Period GDP Rate Real GDP, Percent Change from Preceding Quarter
2015 2.9% »
2016 1.6%
2017 2.2% o I
2018 2.9% &0 T 1l
2019 2.3% 1.0 . I I
2020 2.2% 0o
2021 57% 0
2022 2.5% Q4 ail Q2 a3 Q4 a1
2023 2.9% 2023 2024 2025
2024 2.8% W5 Bureay of Sconmmic Analysis Seasanally adjsted annual mear
Q1 2025 -0.3%
Source: Bureau of Economic Analysis, U.S. Department of
Commerce (4/30/2025)

Next, inflation trends are reviewed. The historic long-term inflation rate in the United States was 3% +/-
through 2019, but it dropped to near zero in early to mid-2020 due to the COVID-19 related shutdowns. Afterwards,
the pent-up demand created by the initial pandemic related shutdowns and significant stimulus spending resulted in
inflation rising dramatically to a peak of 9.1% in June 2022. The overall inflation rate has declined since, although

the month-to-month change has been uneven with the most recent month of April 2025 at 2.3%, as shown next.!
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U.S. Bureau of Labor Statistics Value Chg Chg%

Inflation has not been even across all sectors as shown in the following graph:?

! https:/ftradingeconomics.com/united-states/inflation-cpi
2 hitps://www.bls.qov/cpi/
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CHARTS

12-month percentage change, Consumer Price Index,
selected categories, April 2025, not seasonaily adjusted

Percent Majprmtegones
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Source: 5. Bureau of Labor Statistics,
Energy prices decreased -3.7% while Food inflation is at 2.8%. The “all items less food and energy”
category is currently at 2.8%. Although the overall inflation rate has declined, the cumulative inflation since January
2021 is nearly 25%. The spike in prices has negatively impacted consumers (and most businesses) and slowed the

economic recovery.

In response to the inflation trend, the Federal Reserve began raising the federal funds rate target in mid-
March 2022, the first increase since 2018, and regular rate increases occurred through July 2023. After more than
a year without a rate change, the Federal Reserve cut the federal funds rate target in mid-September 2024
by 50 basis points, plus two smaller cuts of 25 basis points by year end. At the January 29%, 2025 meeting,
the Federal Reserve paused their rate cutting campaign, although it was acknowledged that inflation remains above
their 2% target. The current Federal Funds Rate target rate is 4.25% - 4.50%. As a result of various factors,
including but not limited to the current federal funds rate level, mortgage interest rates are currently elevated
compared to the lows experienced in early to mid-2021, although they remain below the peak experienced in early
2024. Increased mortgage rates have slowed economic activity and limited value growth as it negatively impacts
what buyers are able to pay and what existing owners can finance in terms of capital projects.
Education

The following table compares the education levels of Ashtabula County residents to the population of the

nation, state, and Cleveland MSA.

2024 Educational Attainment 25+
Education Level U.S. Ohio Cleveland MSA | Ashtabula County
No High School Diploma 9.0% 7.0% 7.0% 12.0%
High School Graduate or GED only 27.0% 33.0% 29.0% 43.0%
Some College (No Degree) 18.0% 18.0% 18.0% 18.0%
College Graduate (Associates or Bachelor's) 31.0% 29.0% 30.0% 20.0%
Graduate/Professional Degree 14.3% 13.0% 14.5% 6.1%

Source: STDBonline.com
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The lower income levels for local residents that will be discussed below are attributable to the unfavorable
higher education levels displayed above. Approximately 20% of Ashtabula County residents are college graduates
and 6.1% have graduate or professional degrees. These rates are well below the nation, state, and MSA'’s.
Income

The local employment market and low higher education levels are reflected in the income levels of its
residents. The following table highlights the Median Household Income for Ashtabula County and how it compares

to the nation, state, and MSA.

Median Househoid Income i
. . Median Dollar | Avg. Annual | Avg % Change
Location hoed Income | Change ghange Iger Annun?
us. 2000 $42,164
2010 $54,442 | $12278 $1,228 2.59%
2024 $79,068 | $24,626 $1,759 2.70%
2029 $91,442 | $12,374 $2,475 2.95%
Ohio 2000 $40,998
2010 $52,047 | $11,049 $1,105 2.41%
2024 $69,192 | $17,145 $1,225 2.05%
2029 $80,521 $11,329 $2,266 3.08%
Cleveland MSA 2000 $42,632
2010 $53,755 $11,123 $1,112 2.35%
2024 $68,279 | $14,524 $1,037 1.72%
2029 $80,498 $12,219 $2,444 3.35%
Ashtabula County 2000 $35,642
2010 $43,779 $8,137 $814 2.08%
2024 $54,642 | $10,863 $776 1.60%
2029 $64,845 | $10,203 $2,041 | 3.48%

Source: STDBonline

Note: 2024 and 2029 Cleveland MSA data now includes Ashtabula County

Median household income grew by under 3% per annum between 2000 and 2010 for all the study areas
and continued to increase through 2024. Projections are for income growth to continue for all study areas over the
next five years. The state, MSA and county are expected to have the greatest growth at over 3% per annum while
the nation is projected to increase by 2.95% per annum. Overall, Ashtabula County has an income level well below
the nation, state, and MSA. This trend is expected to continue into the foreseeable future, and the in fact the
income gap is projected to expand.

The population/household declines, weak labor market, low education levels, and below average but

slowly rising income levels are reflected in local property values. These factors will be considered in the analysis

herein.
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Neighborhood

The Subject property is located in southeastern Ashtabula County in the Village of Andover. This portion of
the county (as is much of southern Ashtabula County) is rural. Primary access to the neighborhood is from U.S. 6,
State Route 85 and State Route 7. U.S. Route 6 is a two lane, east/west, roadway that leads from Andover to the
northeast and into the State of Pennsylvania, and leads west across southern Ashtabula County and continues to
Cleveland and beyond. State Route 85 begins in Andover and leads east to the State of Pennsylvania (within 2-
miles), where it becomes State Route 285. U.S. Route 7 begins to the north in the City of Conneaut and continues

south to Youngstown. Overall access to the neighborhood is rated as average.
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The subject neighborhood is considered to be the entire village, with the immediate neighborhood being the
main street corridor and village square (i.e., the area of most commercial/retail development). The village is typical
of small rural communities with a small retail/commercial base that supports the community and surrounding areas,
some light industrial buildings, and the residential base of the community. Little land use change has occurred in
the village for several years, and little change is expected for the foreseeable future given demographic trends.

The following table details historic and projected demographic trends for the Andover area.

DEMOGRAPHICS - Andover Ohio
3-MILE RADIUS
YEAR POPULATION | % ANNUAL CHANGE | HOUSEHOLDS | % ANNUAL CHANGE
2010 2,819 1,142
2020 2,667 -0.6% 1,165 0.2%
2024 2,647 -0.2% 1,149 -0.3%
2029 2,589 -0.4% 1,142 -0.1%
5-MILE RADIUS
YEAR POPULATION | % ANNUAL CHANGE | HOUSEHOLDS | % ANNUAL CHANGE
2010 5,871 2,408
2020 5,477 -0.7% 2,389 -0.1%
2024 5,474 0.0% 2,357 -0.3%
2029 5,370 -0.4% 2,343 -0.1%
10-MILE RADIUS
YEAR POPULATION | % ANNUAL CHANGE | HOUSEHOLDS | % ANNUAL CHANGE
2010 16,593 6,625
2020 15,376 -0.8% 6,458 -0.3%
2024 15,182 -0.3% 6,411 -0.2%
2029 14,928 -0.3% 6,401 0.0%

Source: Stdbonline.com, ESRI

As displayed, the local market has been losing both population and households since at least 2010, with a
continued loss expected over the foreseeable future. These trends reduce real estate demand, especially for new
commercial development.

Conclusion

Ashtabula County has good linkages with nearby major communities via State and Interstate highways, as
well as water and rail access. Higher education levels fall well below the nation and region. Economically, the area
has paralleled the region with lost jobs in manufacturing but increased jobs in service oriented industries (often low-
wage occupations). At the same time, the area has seen higher rates of unemployment and a loss in population.
Most recently, the unemployment rate has declined or remained fiat in all the studied areas annually as the

economy continues to rebound from the COVID-19 Pandemic impacts.
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LEGAL DATA / PROPERTY HISTORY

According to county public records, the legal ownership of the subject is as follows:

Owner of Record: Whirlwind Properties, Inc.

Grantor: John J. Rugala

Legal Reference: Vol. 194, page 2634

Dogument Date: March 9, 2002

Consideration: $1,250,000

Comments: This transfer included two additional parcels, with

improvements, that are not the subject of this
report. Additionally, at the time of sale the subject
was part of a going concern of an operating
Chevrolet automobile dealership.
The subject was previously operated as a Chevrolet Dealership for several years prior to its closing in
2019. In July 2020, the ownership entered into a lease/purchase agreement with Teri Caldwell and Lee Campbell
(no relation). The terms of the lease/sale are as follows:

Pending Sale

The subject property, along with two adjacent parcels, with building improvements, is under an agreement

of sale as follows:

Owner of Record: Whirlwind Properties, Inc.
Grantor: Teri Caldwell and Lee Campbell
Agreement Date: July 22, 2020

Consideration; $625,000

The purchase agreement has the prospective purchaser renting the property for 60-months, then
purchasing at a price of $625,000 less the rent payments made. The rental payments are $3,926.74 per month for
months 1 — 6, then $3,725.79 for months 7 — 60. Mr. Campbell planned to operate a used motor vehicle sales and
service building. However, the business failed and closed in 2023, but Mr. Cambell continues to occupy a body
shop on a nearby parcel that is part of the overall property being purchased but is not a part of this subject property.
Given the subject is no longer in use by Mr. Campbell, the subject was listed for lease to prospective third parties
(see below). The opinion of value herein is well below the pending sale price, but as noted a true direct comparison
of the opinion of value and the pending sale price cannot be made given the sale includes two additional parcels
with improvements. Nevertheless, the market value opinion, below the total sale price, is considered appropriate

given the significant improvements on the other parcels.
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Current Listing

The subject has been marketed for lease, by Ms. Alicia Angelo of Platz Realty Group, since October 15,
2024. The offering price was orginally $5.00 psf NNN, but given the limited interest for the property there is now no
formal list price. The property has reportedly been marketed to area auto dealerships, but the property has had no
interested parties for this use given the subject's rural location and the condition of the property. There has
reportedly been some interest for an industrial type use, though zoning does not allow for this use. The 6-bay
garage, and small office area in the main building, is presently leased to an area boat dealer, for 6-months. The
lease rate is $1,500 per month with the tenant paying for their utilities. Also, a small portion of the former service
garage, in the main building, is leased for 6-months, at $250 per month + utilities, to an area golf cart dealer. It is
noted, the overall condition and various roof leaks in the main building limit the appeal of the subject.

Note: The subject’s third party lease terms will be detailed in the Income Approach section of this report.

THREE YEAR OWNERSHIP HISTORY

I am not aware of any transfers in the past three years. Also, aside from the pending sale/lease and current
lease offering by Platz Real Estate, | am unaware of any other current: (a) property listing or offering, (b) purchase

option, and/or (c) pending articles of agreement relative to the subject property.
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ASSESSMENT AND TAXES

The subject’s current Assessment and Real Estate Taxes are calculated as follows:

ESTIMATED REAL ESTATE TAXES

Tax I.D. # Assessment Millage Taxes Special Total Tax

X Rate = + Assessment = Expense

02-018-00-025-00 $270,130 X 0.051905254 = $14,021 + $9.50 = $14,031
02-018-00-026-01 $16,800 X 0.051905254 = $872 + $0.00 = $872
02-013-20-125-01 $15650 X 0.051905254 = $812 + $9.50 = $822
Total $302,580 $15,724

The current Auditor's Market Value is determined by dividing the assessment by the Assessment Ratio

(35%), as follows:

AUDITOR'S MARKET VALUE
Assessment Assessment Auditor's
/ Ratio = Market Value
$302,580 / 35.0% =  5864,514

Based on the opinion of value herein, and the sales agreement, the subject is over assessed. An

assessment appeal is recommended.
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SITE ANALYSIS

Land Area

The subject of this report is considered to contain three adjacent parcels. According to the legal reference

and county Auditor records, the subject site contains 4.99 acres. A breakdown of the individual parcels is as

follows:
SITE AREA
Tax I.D. # Site Size {Acres)
02-018-00-025-00 2.07
02-018-00-026-01 137
02-013-20-125-01 1.55
Total 4.99
Shape

The shape is irregular.
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Frontage

The subject has 379’ of frontage along the north side of East Main Street.
Topography

The site topography is relatively level to gently sloping upward at the northern portion of the site. Also,
there is small tributary that runs through and along the western portion of the site. This segments the subject’s

three parcels from the other two parcels that are part of the sales agreement (see Legal Data / Property History).

Waterways/Wetlands

Approx. Subject Site

EffMaintSt

PSSTEMIF

As detailed, there is a small tributary that runs along the subject's western boundary. Additionally, there is
some wetland areas in the northwestern portion of the site. This limits development of the site to the eastern

portion of the parcels.
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Subsoil Conditions/Hazardous Materials

No study was provided or environmental impacts observed or brought to my attention. This appraisal
assumes that the subject is capable of supporting its highest and best use without excessive and/or abnormal
cleanup costs.
Easements/Rights-of-Way

None known or reported, other than typical utility easements.
Encroachments

None known or reported.
Restrictions

None known or reported other than those contained in the applicable zoning ordinance Andover Village.
Adverse Factors

None known or reported.
Utilities

All public utilities are available.

Site Improvements

The following is a general summary of the site improvements:

(X) Paved parking (X) Pole & building mounted lighting
(X) Asphalt paved driveways (X) Landscaping

(X) Bridge over stream (X) Sidewalks

(X) Site Drainage (X) Guard rails at entry

Street Inprovements

The following is a general summary of the respective street improvements:

E. Main Street
(Yes) Public street, asphalt paved
Yes) 2 lanes, east/west
Yes) Storm sewers
No) Curbing
Yes) Streetlights
(No) Sidewalks
Average Daily Traffic (ADT) count: 5,2311
Accessibility/Visibility

(
(
(
(

Access and visibility are rated as average.

' Ohio Department of Transportation, traffic counts.
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Adjacent and Nearby Land Uses

This corridor includes a mix of commercial and residential land uses. Also, immediately north and east of

the subject are agricultural fields.

ZONING

The subject is zoned Commercial. This district permits a wide range of commercial land uses and
warehouse/storage uses (see addendum). The subject's historic automobile sales/service use was permitted use,
and the current limited warehouse use is also a permitted use.

Note: specific compliance to zoning requirements and regulations is beyond the scope of this appraisal.

FLOOD PLAIN

According to the FEMA Flood Insurance Rate Map for the Village of Andover, Community Panel Number
39007C0452D, dated December 18, 2007, the subject appears to be in Flood Zone X {unshaded).

Definition/Description by FEMA:' Flood hazard areas identified on the Flood Insurance Rate Map are
identified as a Special Flood Hazard Area (SFHA). SFHA are defined as the area that will be inundated by the flood
event having a 1-percent chance of being equaled or exceeded in any given year. The 1-percent annual chance
flood is also referred to as the base flood or 100-year flood. SFHAs are labeled as Zone A, Zone AQ, Zone AH,
Zones A1-A30, Zone AE, Zone A99, Zone AR, Zone AR/AE, Zone AR/AQ, Zone AR/A1-A30, Zone AR/A, Zone V,
Zone VE, and Zones V1-V30. Moderate flood hazard areas, labeled Zone B or Zone X (shaded) are also shown on
the FIRM, and are the areas between the limits of the base flood and the 0.2-percent-annual-chance (or 500-year)
flood. The areas of minimal flood hazard, which are the areas outside the SFHA and higher than the

elevation of the 0.2-percent-annual-chance flood, are labeled Zone C or Zone X (unshaded).

" Source: https:/iwww.fema.gov/flood-zones
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PHOTOGRAPHS

The photographs following the below aerial view depict the subject site, improvements and neighborhood

as of May 19, 2025, the date of the property viewing.

AERIAL VIEW
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Main Building - Southeast elevation Main Building - West elevation

Main Building — Damaged AC Condensers Main Building — Damaged AC Condenser

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25) 27



Main Building — former office

Main Building — former conference room Main Building — former office

— |
Main Building — Water damaged ceiling in offices Main Building — Water damaged ceiling in offices
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Main Building — Water damaged wall/flooring Main Building — Bathroom with missing sink

Main Building — water damaged drywall

Main Building — former tire storage, note: pole frame Main Building — Former auto service garage
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Main Building — Former auto service garage Main Building — Former auto service garage

6 Bay Garage - Interior

6 Bay Garage — Overhead furnace, % bath, on- 6 Bay Garage — % bath
demand hot water heater
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6 Bay Garage — Wash bay

Subject parking lot — Note: cracked pavement

Street Scene: East Main Street looking west, subject Street Scene: East Main Street looking east, subject
on right on left
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IMPROVEMENTS DESCRIPTION

The improvements description is based on observations during the property viewing completed on May 19,
2025 and information provided by Ms. Teri Caldwell. This description is not intended as an engineering report, nor

does it warrant against physical and/or mechanical shortcomings.

The following Condition Rating Indicators will be considered in the improvements description(s):*

Excellent Condition — All items that can normally repaired or refinished have recently been corrected,
such as new roofing paint, furnace overhaul, state-of-the-art components, etc. With no functional
inadequacies of any consequence and ail major short-lived components in like-new condition, the overall
effective age has been subsequently reduced upon complete revitalization or the structure regardless of
the actual chronological age.

Very Good Condition — All items well maintained, many having been overhauled and repaired as they've
shown signs of wear, increasing the life expectancy and lowering the effective age, with little deterioration
or obsolescence evident and a high degree of utility.

Good Condition — No obvious maintenance required, but neither is everything new. Appearance and
utility are above the standard, and the overall effective age will be lower than the typical property.

Average Condition — Some deferred maintenance and normal obsolescence with age in that a few minor
repairs are needed, along with some refinishing. But with all major components still functioning and
contributing toward an extended life expectancy, effective age and utility are standard for like properties of
its class and usage.

Fair Condition (Badly Worn) — Much repair needed. Many items need refinishing or overhauling, deferred
maintenance obvious, inadequate building utility and services all shortening the life expectancy and
increasing the effective age.

Poor Condition (Worn Out) — Repair and overhaul needed on painted surfaces, roofing, plumbing,
heating, numerous functional inadequacies, substandard utilities, etc. (found only in extraordinary
circumstances). Excessive deferred maintenance and abuse, limited value-in-use, approaching
abandonment or major reconstruction; reuse or change in occupancy is imminent. Effective age is near the
end of the scale regardless of the actual chronological age.

! Source: Marshall Valuation Service, Section 97, page 3
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Known As:

Main Building - former Stateline Chevrolet

Building System:

Number of Levels / Stories:
Original Design:

Current Use:

Age / Additions:

Recent Capital Improvements:

Outstanding Capital Repairs:

Overall Condition Rating:
Effective Age:

Remain'ing Economic Life:
Foundation:

Basement:

Exterior:

Windows:

Roof Style / Covering:

Plumbing & Hot Water:
Restrooms:
Sprinkler System:

Electrical System:

Heating and AC System:

Emergency Lighting/Smoke,
Burglar, and/or Fire Alarm:

Elevator / Stairs:

Fixed and steel casement (some broken/missing windows, see photographs)

Masonry

One and two

Car dealership

Mostly vacant, limited storage
1960

N/A

The building has various observed roof leaks that has damaged some office
ceiling areas and wall paneling. The three AC condensers have been vandalized
and are reportedly no longer operational. Some radiant heaters in former service
garage area are reportedly no longer operational. There are some
broken/missing windows. Much of the interior office space is dated, with
significant wear/tear.

Poor - Fair [
40 - 45 years
5- 10"yeai9$
Slab
None

Brick, vinyl, block, and metal

Gable and single pitch asphalt shingle, Quonset rubber Note: This report
assumes the roof only requires minor repairs to correct roof leaks and does
not require major repairs or a complete roof replacement.

40 gallon gas fired

(3) ¥z bath first floor, (1) ¥z bath second floor (one restroom is missing a sink)
None

Various 100 — 200 amp services

Showroom/office: Attic mounted forced air furnaces with AC (AC condensers have
been damaged from vandalism and are no longer operational)

Warehouse/garage: Tube type radiant (radiant units are no longer operational)

Battery back-up

Two stairwells to second floor
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Drive In / Overhead Doors: 6)10 -14' ]

Loading Docks: None

Interior Clearance: 12' - 14

Interior (typical details): Office Garage/warehouse —|

Floors: Tile, carpet Concrete

Walls: Drywall, wood paneling (some water Block, some metal, and drywall
damage to wood paneling)

Ceilings: Drop acoustical tile and drywall (some  Drywall (some water damaged areas)
water damaged areas)

Lighting: Recessed fluorescent Attached fluorescent

Trim: Wood N/A

Eerior doors: Wood Wood/Masonite

Known As: 6-Bay Garage

Number of Levels / Stories: One

Original Design: Garage

Current Use: Garage/warehouse

\Age / Additions: 1988

Recent Capital Improvements:  N/A

Outstanding Capital Repairs:  None known

Overall Condition Rating:
Effective Age:

Remaining Economic Life:
Foundation:

Basement:

Exterior:

Windows:

Roof Style / Covering:
Plumbing & Hot Water:

Restrooms:

Average to good

25 years

20 years

Slab

None

Vinyl

None

Gable asphalt shingle
Navien on-demand

(1) % bath
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Sprinkler System:
Electrical System:

Heating and AC System:

None

200 amp services

Warehouse/garage: Overhead forced air unit, no AC

Drive In / Overhead Doors: (Y12’
Loading Docks: None
Interior Clearance: 12
Interior (typical details): Office Garage/warehouse
Floors: N/A Concrete
Walls: N/A Drywall and metal
Ceilings: N/A Drywall
Lighting: N/A Attached LED
BUILDING AREAS
GROSS BUILDING AREA
Building Floor Use Size {S/F)
Main First Former showroom 3,780|
First Former garage, parts, storage areas 11,548
Second |Former office space 1,926
6-Bay Garage First Garage, warehouse space 2,816
Gross Building Area 20,070|

Building Size Source: Building sizes based on on-site measurements.

The subject’s site coverage ratio is as follows:

The site coverage ratio is typical of this property type, and the placement of the buildings on the site does

not indicate excess land.

SITE COVERAGE RATIO
Building Footprint (s/f) 18,144
Site Area (acres) 4.99
Site Area (s/f) 217,364
Site Coverage Ratio 8.3%
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PHYSICAL DETERIORATION, FUNCTIONAL AND EXTERNAL OBSOLESCENCE

Physical Deterioration

Main Building: The main building of the subject property is 65-years old with various items of physical
deterioration, and general wear and tear. The primary items of deterioration include: 1) various roof leaks that have
damaged some interior finishes (note: the roof leaks have resulted in a strong musty odor and could indicate the
presence of mold that may require remediation)’, 2) various heating and cooling units have been damaged and/or
are in-operable, 3) there are some broken/boarded-up windows, and 4) there is also some missing/damaged siding
around one of the overhead doors. Due to these issues, and the overall dated appearance, the main building is
considered to be in poor to fair condition.

6-Bay Garage: The 6-bay garage was constructed in 1988 and is in overall average condition with no
known significant items of deterioration.

Site Improvements: As detailed in the photograph description, the parking lot has several cracks with
weed growth. As such, the parking lot requires crack sealing to secure its condition.
Functional Obsolescence

The subject improvements are considered to be superadequate in size for its rural/small town location.
Also, the dated design is not conducive for a new car automotive dealership. Modern dealerships require specific
design criteria to ensure brand image standards and facility functionality. As an example, some of the recent
requirements for new modern Chevrolet dealerships include: a) a exterior with a bright blue archway with aluminum
metal panels and silver fascia, b) floor tiles require a specific shade of gray and a minimum size of 12” X 12", c)
light wood furnishings supplied by Herman Miller, d) a greeter station, with the distance from customer entrance to
sales desks must be at least 20’, e) various image elements including signage, displays, F) designated customer
service bay drop-off, etc.

External Obsolescence?

In 2010 the population within a 10-mile radius of the subject was 16,593. As of 2024, the population has
declined to 15,182, and is projected to further decline to 14,928 by 2029. Likewise, the number of households in
the 10-mile radius has declined from 6,625 in 2010 to 6,411 by 2024, and is projected to decline to 6,401 by 2029.
Also, the median household income as of 2024 was $55,931, or more than $12,300 below the Cleveland MSA and

more than $13,200 below Ohio’s median household income. The declining population/household statistics coupled

! This report assumes the subject does not require mold remediation.
2 Demographics taken from stdb.online, Esri forecasts.

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com (File # N-325-25) 36




with the low local income levels results in lower demand for commercial property uses. As such, sale prices often
occur at levels well below replacement cost new resulting in the external obsolescence.

Given the condition, functional and external obsolescence factors, the subject improvements are no longer
considered appropriate for a new automotive dealership use, but do have remaining economic life for some limited
vehicle service, warehouse use, or related uses permitted by zoning. Furthermore, based on the current condition
issues the subject's main building is considered to have an effective age of 40 - 45 +/- years, with a remaining
economic life of 5 to 10 years. The 6-bay garage is considered to have an effective age of 25 years, and a
remaining economic life of 20 +/- years. Combined, the improvements are considered to have an effective age of

40 years with a remaining economic life of 10-years.
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HIGHEST AND BEST USE

The Appraisal Institute defines highest and best use as: the reasonably probable use of property that
results in the highest value. The four criteria that the highest and best use must meet are legal permissibility,
physical possibility, financial feasibility, and maximum productivity.! These must be analyzed sequentially.

As Vacant

The subject site comprises 4.99 acres with frontage along the north side of East Main Street. Topography
is relatively level to gently sloping and all public utilities are available. The site is zoned Commercial, which allow for
various commercial uses (see addendum). The general neighborhood trend along the East Main Street corridor has
been for commercial development, though new commercial development in the neighborhood is limited due to the
rural local and demographic trends. As such, new development is not likely feasible unless the supported by a long
term lease to a credit tenant. Therefore, after considering the legally permissible, physically possible, financially
feasible, and maximally productive uses, the highest and best use of the subject “as vacant” is to hold for

commercial development upon feasibility.

The highest and best use of the subject “as vacant” is to hold for future commercial
‘development upon feasibility.

Timing of development is speculative and likely 5+ years.

As Improved

The subject site is improved with a 20,070 s/f former Chevrolet automobile dealership. The improvements
vary in age from 1860 to 1988, and are in overall poor to average. An automotive use is permitted by zoning;
however, the weak demographics in the neighborhood are unlikely to support this use. Furthermore, a return to a
new car dealership use would require major renovation to meet current dealership image standards. Given the
subject’s history and rural local, this is not considered to be a feasible option for the subject. This conclusion was
further supported by appraisals of similar facilities and a discussion with the subject's listing agent, who indicated
that after marketing to several area automotive dealers there is no demand for an automotive dealership use in this
location. This suggests an alternate use of the subject is most likely at this time. Therefore, in conclusion, it is my
opinion that the highest and best use of the subject property is for an alternate commercial or warehouse use. To
take advantage of the nearby Pymatuning Lake and State Park, some likely uses include boat sales/service,

RV/camper sales/service, or general warehouse use for boats/campers, etc.

The highest and best use of the subject property is currently for an alternate commercial
or warehouse use.

The most likely buyer/user of the subject is an owner occupant.

! Source: Dictionary of Real Estate Appraisal, Seventh Edition, Appraisal Institute.
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COST APPROACH

To apply the cost approach, an appraiser estimates the market’s perception of the value difference
between the property improvements being appraised and a newly constructed building with optimal utility (i.e., the
ideal improvement identified in highest and best use analysis). In its classic form, the cost approach produces an
opinion of the value of the fee simple estate (i.e., as vacant). If the purpose of the appraisal is to estimate the value
of the interest other than fee simple, an adjustment will be required. For example, a property rights adjustment
could be made as a lump-sum adjustment at the end of the cost approach. This would be particularly important
when the interest is the leased fee encumbered by a long-term lease that does not reflect market terms.

In applying the cost approach, an appraiser must distinguish between two cost bases — reproduction cost
and replacement cost — and use one of the two consistently throughout the analysis. The market and physical
condition of the appraised property usually suggests whether an exact replica of the subject property (reproduction
cost) or a substitute property of comparable size and use (replacement cost) would be the basis of a more suitable
comparison.’

The subject has an effective age of 40 years and is impacted by significant depreciation (physical,
functional, and external), which reduces the reliability of this approach. Furthermore, this approach would
not be considered by a typical purchaser. Accordingly, the Cost Approach is not considered applicable and

is not developed.

! The Appraisal of Real Estate, 15" Edition, Appraisal Institute, p. 526
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INCOME CAPITALIZATION APPROACH

In the income capitalization approach, an appraiser analyzes a property’s capacity to generate future
benefits and capitalizes the income into an indication of present value. The principle of anticipation is fundamental
to the approach.! The two methods of income capitalization are direct capitalization, in which a single year’s
income is divided by an income rate or multiplied by an income factor to reach an indication of value, and yield
capitalization, in which future economic benefits are converted into a value indication by discounting them at an
appropriate yield rate (DCF analysis) or applying an overall capitalization rate that reflects the investment's income

pattern, value change, and yield rate.2
LEASE SYNOPSIS

As noted in the Legal Data / Property History section, the subject has been marketed to prospective

tenancy but has had limited demand. However, there are two short term (6-month) leases in-place with terms as

follows:
RENT ROLL
Suite Lease Dates Sizes Monthly Annual Rent Expense Responsibilities
# Tenant Current Start| Expire  [Options|  (sf) Rent Rent PSF | RE Taxes | Insurance CAM Utilities
Pt. of  |Bryan Johnson May-25 Qct-25 N/A 1,440 $250 $3,000 | $2.08 LL LL LL Tenant
413 (Golf Cart Storage)
Pt.of |Roaming Shores Marina May-25 Oct-25 N/A 4,316 $1,500 $18,000 | $4.17 LL LL LL Tenant
413
413 1/2
Gross Loasainle Area (GLA) 5,756
[Monthly Rewtal income $1,750 |

The lease agreements did not detail a specific size. However, based on a general description in the
leases, along with the estimated area each tenant is occupying, a lease size is estimated. Each tenant is
responsible for basic maintenance of their lease area and keeping the space free and clear of garbage/rubbish.
Also, each tenant is responsible for their utility usage. Without separated utilities this is likely limited to some pro-
rata use charge. Overall, the limited demand for the subject is reflected in the low lease rates with the subject only

generating nominal rental income, after factoring the expenses of taxes, insurance and building maintenance.

! The Appraisal of Real Estate, 15" Edition, Appraisal Institute, p. 413
2 Ipid., p. 432
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INCOME CAPITALIZATION APPROACH CONCLUSION

Properties of the subject type are typically purchased or developed for owner occupancy versus their
income potential. Furthermore, the subject is expected to have little interest to a likely investor given the subject's
age, rural location, and lack of any long term leases. The leases that have been secured are generating nominal
income, and are only partly offsetting some holding costs until a more productive use is put in place. Therefore,

although considered the Income Approach is not applicable and is not developed.

Opinion of Market Value “As Is” (Income Capitalization Approach): N/A
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SALES COMPARISON APPROACH

In the Sales Comparison Approach, an opinion of market value is developed by comparing properties
similar to the subject property that have recently sold, are listed for sale, or are under contract (i.e., for which
purchase offers and a deposit have been recently submitted). A major premise of the Sales Comparison Approach
is that an opinion of the market value of a property can be supported by studying the market's reaction to
comparable and competitive properties.!

To apply the sales comparison approach, appraisers follow a systematic procedure:?

1. Research the competitive market for information on properties that are similar to the property being
appraised and that have been sold recently, or were listed for sale, or are under contract. Information on
agreements of sale, options, listings and bona fide offers may also be collected. The characteristics of the
properties such as property type, date of sale, size, physical condition, location and land use constraints
should be considered. The goal is to find a set of comparable sales or other evidence such as property
listings or contracts as similar as possible to the subject property to ensure they reflect the actions of similar
buyers. Market analysis and highest and best use analysis set the stage for the selection of appropriate
comparable sales;

2. Verify the information by confirming that the data obtained is factually accurate and that the transactions
reflect arm’s-length market considerations. Verification should elicit additional information about the
properties such as buyer and seller motivations, economic characteristics (if the property is income-
producing) value component allocations, and other significant factors as well as information about the
market to ensure that comparisons are credible;

3. Select the most relevant units of comparison used by participants in the market (e.g., price per acre, price
per square foot, price per front foot, price per dwelling unit, price per lot or proposed lot, price per room) and
develop a comparative analysis for each unit. The goal is to define and identify a unit of comparison that
explains or mirrors market behavior;

4. Look for differences between the comparables being considered and the subject property using all
appropriate elements of comparison. Then adjust the price of each comparable, reflecting how it differs to
equate it to the subject property or eliminate that property as a comparable. This step typically involves
using the most similar properties and then adjusting for any remaining differences. If a transaction does not
reflect the actions of a buyer who would also be atiracted to the subject property, an appraiser should be
concerned about comparability and the wisdom of relying on that comparable as a basis for comparison;

5. Reconcile the various value indicators produced from the analysis of comparables into a value indication
from the sales comparison approach. A value can be expressed as a single point estimate, as a range of

values, or in terms of a relationship (e.g., more or less than a given amount).

! The Appraisal of Real Estate, 15" Edition, Appraisal Institute, p. 351
2 jbid., pp. 355
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SALES COMPARISON APPROACH DATA
The following pages include the most relevant comparable data of properties that have recently sold. The
sales data research was focused on the following factors:
¢ Market Conditions (sales within the past 5 years with a focus on the most recent sales);
» Property Type (warehouse and former car dealerships);
* Location (Northeast Ohio and Western PA);
¢ Building Size (9,000 — 35,000 sff);

» Building Age/Condition (older era (pre-1980) buildings).
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Improved Sale No. 1

Property Identification

Record ID
Property Type
Property Name
Address

Tax ID

Sale Data
Grantor
Grantee

Sale Date
Marketing Time
Financing
Verification

Sale Price
Cash Equivalent
Adjusted Price

Land Data
Land Size
Front Footage
Utilities
Shape
Buildings
Parking

9950

Industrial, Warehouse

Warehouse

205 South Cucumber Street, Jefferson Village, Ashtabula
County, Ohio

26-024-000-35.00

205 Cucumber Street LLC

Collins Land Acquisitions LLC

February 16, 2021

106 DOM

Cash

Kymberley LaDow Hackle; 440-759-4248, Confirmed by Natalie
LaCoe

$175,000
$175,000
$175,000

1.540 Acres or 67,082 SF

SWC of Erie and S. Cucumber Streets;
All public

Irregular

1

20 on-site, private
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General Physical Data

Improved Sale No. 1 (Cont.)

Building Name Warehouse/Manufacturing

Building Type Single Tenant

Gross SF 15,600

Area Breakdown Warehouse 15,000
Office 600

Roof Type Flat

Electrical 3-phase, 400 amp

HVAC Space heater/Wall unit AC

Stories 1

Floor Height 12

Year Built 1964 Renovation 1970

Truck High Docks 2

Levelers 1

Drive-in Doors 1

Other Dock leveler and seal, loading area, overhead doors

Crane None

Indicators

Sale Price/ SF $11.22

Floor Area Ratio 0.23

Land to Building Ratio 4.30:1

User Comments

This is the sale of an industrial warehouse located at the southwest corner of South Cucumber
and East Erie Streets in the Jefferson Industrial Park in the Village of Jefferson, Ashtabula
County, OH. The property is improved with a 15,600-sf building and is situated on a 1.544 acre
parcel. The improvements were constructed in 1964 with renovations in 1970 and includes a
600-sf office, (1) overhead door, (2) loading docks and 12' ceiling clearance. No sprinkler system
or crane service available.
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Improved Sale No. 2

Property ldentification

Record ID
Property Type
Property Name
Address

Tax ID

Sale Data

Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Marketing Time
Conditions of Sale
Financing
Verification

Sale Price
Cash Equivalent
Adjusted Price

8515

Industrial, Light Industrial

Vacant Industrial Building

2905 North Bend Street, Saybrook Township, Ashtabula
County, Ohio

48-010-00-013-02

Frank Cicogna, VIII

Infinity Composities, Inc.
March 16, 2021

2021-3070

Fee Simple

138 Days

Normal Market - Arm's Length
Cash

Other sources: MLS #4227154; Public Records, Confirmed by

Sergio Lo Presti

$262,500
$262,500
$262,500
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Land Data
Land Size
Front Footage
Utilities
Shape
Buildings
Parking

General Physical Data

Building Name
Building Type
Gross SF

Construction Type
Roof Type
Electrical

HVAC

Stories

Floor Height

Year Built
Condition

Dock Height

Drive.ir P -

-l D

Indicators

Sale Price/Gross SF
Floor Area Ratio

Land to Building Ratio

User Comments

improved Sale No. 2 (Cont.)

1.170 Acres or 50,965 SF

217 ft Total Frontage: 217 ft north side of North Bend Street:
All public

Nearly rectangular

1

25 spaces

Vacant Industrial Building
Single Tenant
9,750

Masonry; Steel

Metal

3-phase; 400 amp service
Gas

1

16'

1958

Average

(2) 10'
(2)12

$26.92
0.19
5.23:1

This is the sale of a vacant industrial building located along the north side of North Bend Street in
Saybrook Township, Ashtabula County, OH. The property is improved with a 9,750-square foot
building and is situated on a 1.170-acre parcel. The building was constructed in 1958 and
features office space (approx. 10% of building), (2) 12' overhead doors, (2) 10' loading docks, 16'
interior ceiling height, 25' apart steel interior columns with no interior support walls and 8" trench
drains installed in approximately 6' reinforced concrete floor. All existing demising wallis are
constructed out of metal stud/drywall and can be removed. The site has large 6' high chain-linked
fence area adjacent to the building for on-site storage.
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Property Identification
Record ID

Property Type
Property Name
Address

Tax ID

Sale Data
Grantor

Grantee

Sale Date

Deed Book/Page

Improved Sale No. 3

1
i

___

F=
_ i

. - -
Il

9037

Commercial, Small Mixed Use

Driven Auto Body & Former Chevy Dealership

19 & 23 Main Street (US Route 322), Brookville Borough,
Jefferson County, Pennsylvania 15825

06-009-0100A; 06-009-0105; -0103

Brookville CB Real Estate, LLC
Driven Properties, LLC
September 23, 2022
2022-4433
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Property Rights
Conditions of Sale
Financing
Verification

Sale Price

Cash Equivalent
Downward Adjustment
Adjusted Price

Land Data
Land Size
Front Footage
Zoning
Topography

Utilities

Shape

Flood Info
Access/Visibility
Buildings
Parking

General Physical Data
Building Name

Building Type
Gross SF
Area Breakdown

Construction Type
Roof Type
Foundation
Electrical

HVAC

Sprinklers
Stories

Floor Height

Year Built
Condition

Truck High Docks
Drive-in Doors

General Physical Data
Building Name
Building Type

Gross SF

Area Breakdown

Improved Sale No. 3 (Cont.)

Fee Simple

Normal Market - Arm's Length

Cash Equivalent

Charles Driscoll (Owner); (814) 571-6893, July 29, 2022; Other
sources: SSL. File No. N292-22 & E748-22, Confirmed by Aaron
Brown

$430,000
$430,000
$20,000 FF&E for auto body shop
$410,000

1.627 Acres or 70,872 SF

south side of Main Street (US Route 322);
"LI-1", Light Industrial

Level to gently sloping from the western portion of the eastern
portion

All public

Irregular

Mostly Zone AE; Some Zone X

Average - Good

2

Gravel and paved spaces

Driven Auto Body
Single Tenant

5,600
Office 200 (3.6%)
Shop 5,400 (96.4%)

Pre-engineered steel
Gable; Corrugated metal
Concrete slab

150 amp circuit breaker
Radiant tube; Spilit unit
None

1

14

1971

Average

None

2)1¢

Former Antique Shop
Single Tenant

14,080

1st FI - Showroom/Retail 3,030 (22%)
1st FI - Shop 4,550 (32%)
2nd Fl - Shop 6,276 (45%)
2nd FI - Office 224 (2%)
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Improved Sale No. 3 (Cont.)

Construction Type Clay tile block

Roof Type Flat; Rubberized
Foundation Concrete slab
Electrical 200 amp circuit breaker
HVAC Gas-fired Reznor; Boiler
Sprinklers 100%

Stories 2

Year Built 1935

Condition Average

Summary for Multiple Buildings

Construction Year Gross No. Avg.
Building Name Type Built Sq. Ft. Sq. Ft. Stories FI. Ht.
Driven Auto Body Pre-engineered 1971 5,600 1 14
steel
Former Antique Shop Clay tile block 1935 14,080 2
Gross SF 19,680
Indicators
Sale Price/Gross SF $21.85 or $20.83 adjusted
Floor Area Ratio 0.28
Land to Building Ratio 3.60:1

User Comments

This automotive repair shop and former Chevrolet Dealership (now antique shop) are located
along/off the south side of Main Street (US Route 322) in Brookville Borough, across from the
new Chevrolet Dealership. The sale included two separate properties that are each improved with
a building. The repair shop, known as Driven Auto Body, contains a 5,600-square feet auto body
shop constructed in 1971, and is in overall average condition. The building features a 200-square
foot office, (2) 10" overhead doors and 14' interior ceiling height. This building is situated on a
0.50 acre site. The former dealership is comprised of 14,080-square feet. This building is a two
story building that was constructed in 1935, and is in overall average condition. The building
features a 224-square foot office on the second floor, 3,030-square foot showroom/retail on the
first floor (with the remaining space on both floors used as shop space) and (1) 10’ overhead
door. This property contains 1.128 acres.

Note: The contract price for the auto body repair shop was $230,000 and included the real estate
and FF&E. The FF&E included a paint booth, compressor and welder with an estimated
allocation of $20,000 per the buyer (Nick Greenawalt). The contract price for the antique shop
was $200,000 and included the real estate only. Both properties were also encumbered by
month-to-month leases. The tenant was the buyer of the auto body shop and the leases were
terminated at the time of closing.

Appraised in July 2022 - See SSL File No. N292-22 and E748-22.

Prior Sale (also includes one other parcel) - See Improved Sales; Record #9038.
Lease Data - See Improved Leases; Record #1776 and Record #1777.
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Improved Sale No. 4

Proper 'y Identification

Record Y
Property Ty'pe
Property Nan:e
Address

Tax ID
MSA

Sale Data

Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Conditions of Sale
Financing
Mortgagee
Verification

Sale Price
Cash Equivalent
Adjusted Price

Land Data
Land Size
Front Footage
Zoning
Topography
Utilities
Dimensions
Shape
Flood Info
Parking
Depth

10805

Commercial, Automotive New

Former Preston Chrysler Plyriouth BMW

8?143 Youngstown Road SE, Warren City, Trumbuil County,
io

44-020575

Youngstown-Warren

Paradise Properties, LLC

K.A.P. Leasing, Ltd

October 27, 2021

202110270025138

Fee Simple

Arm's Length

Conventional Mortgage

First National Bank '
Other sources: CoStar and 3rd Party Appraiser

$900,000
$900,000
$900,000

4.133 Acres or 180,033 SF

360 ft Total Frontage: 360 ft ne/s Youngstown Road SE;
"B", Commercial

Level; at grade

All public

360' x 500'

Rectangular

Zone X

Surface; 275 spaces

500

© Sammartino, Stout & Lo Presti, Inc. www.ssl-rea.com {File # N-325-25)

51



General Physical Data
Building Name

Building Type
Gross SF

Area Breakdown

Construction Type
Roof Type
Foundation
Electrical

HVAC

Stories

Floor Height

Year Built
Condition

Parkina

Indicators

Sale Price/Gross SF
Floor Area Ratio

Land to Building Ratio

User Comments

Improved Sale No. 4 {Cont.)

Fmr. BMW Auto Dealership
Single Tenant

34,102

Service 16,686
Showroom/Office 8,112
Parts 2,241
Utility Room 80
Service/Repair 6,983

Concrete block

Ribbed metal; steel frame
Masonry

120/240v; 3 ph: 200amp
Roof mounted

15

15'

1969 Reconditioned 2000
Average

Surtace 275
$26.39

0.19
5.28:1

This is the sale of a 4.13 acre parcel in the city of Warren, Trumbull County, Ohio. The property
is improved with a 34,102-sf former automobile dealership known as Preston Chrysler Plymouth
BMW, which sold vacant. After sale, it is being used as a Servpro, a fire, water and storm

damage restoration compan

y. The rear detached building is used by Ed's Auto Works, which

performs auto collision repair. The main facility, built in 1969, has 27,119-sf gross building area
while the rear detached service building, constructed in 1975, has a gross building area of 6,983-
sf. Therefore, the gross building area totaling both buildings equals 34,102-sf. Approximately
8,112-sf within the main facility is showroom/waiting area and offices or 23.79% of total gross

building area. The rear service building is rented to an auto collision company (Ed's Auto Works).

The lease terms are unknown; therefore, the sale is labeled as fee simple.
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Improved Sale No. 5

Property Identification

Record ID
Property Type
Property Name
Address

Tax ID

Sale Data

Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Conditions of Sale
Financing
Verification

Sale Price
Cash Equivalent
Adjusted Price

Land Data
Land Size
Zoning
Topography
Utilities
Shape
Buildings

9968
Industrial, Warehouse

Two Warehouse Buildings
3420 New Castle Road, Sh
Pennsylvania

27-184-061

MBTW, LLC
Middle States Equipment, Inc.
December 06, 2023
2023/9829

Fee Simple

Normal Market
Conventional

Stan Nudell; In Person, November 09, 2023; Other sources: P-
1675-23, Confirmed by Corey Wolbert

$750,
$750,
$750,

000
000
000

enango Township, Mercer County,

10.930 Acres or 476,111 SF
"C" Commercial

Mostly Level

All Public

Triangular

2
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General Physical Data

Improved Sale No. 5 (Cont.)

Building Name Showroom/Warehouse 1
Building Type Single Tenant
Gross SF 21,090
Area Breakdown Showroom/Office 5,610
Warehouse 15,480
Construction Type Metal & Masonry
Roof Type Gable, metal
Foundation Slab
Stories 1
Floor Height 11't0 17
Year Built 1975 1997 addition
Condition Average
General Physical Data
Building Name Warehouse 2
Building Type Single Tenant
SF 6,000
Construction Type Metal
Roof Type Gable, metal
Foundation Slab
Stories 1
Floor Height 10'to 12'
Year Built 1988
Condition Average
Summary for Multiple Buildings
Construction Year Gross
Building Name Type Built Sq. Ft. Sq. Ft.
Warehouse 1 Metal & 1975 21,090
Masonry
Warehouse 2 Metal 1988 6,000
Gross SF 27,090
Indicators
Sale Price/Gross SF $27.69
Floor Area Ratio 0.06
Land to Building Ratio 17.58:1

User Comments

This is the sale of 2 commercial/warehouse buildings along I-80 and SR 18 in Shenango

No.

Stories

1

1

Avg.

El. Ht.

11"to
17
10'to
12

Township, Mercer County, PA. The improvements were constructed in phases between 1975
and 1997 and are in overall average condition. The buildings are situated on 10.93 acres with

limited site improvements. The paved/gravel parking and yard area are in fair condition. There is

also an on-site gas well, which provides free gas to the improvements and limited royalties,
according to the verification source. Topography is mostly level and there is a creek (Hogback
Run) that borders the site along the northern boundary; this creek creates a flood risk hazard.
The buildings are being purchased for an RV and/or trailer sales and service business.
Historically, the buildings were utilized as an RV sales and service business and antique mall.

There are 4 overhead doors.
See SSL File P-1675-23
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Property Identification

Record ID
Property Type
Property Name
Address

Tax ID
MSA

Sale Data

Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Conditions of Sale
Financing
Verification

Sale Price

Cash Equivalent
Adjusted Price
Land Data

Land Size

Front Footage

Utilities
Shape
Buildings
Parking

Improved Sale No. 6

9683

Industrial, Warehouse

Cummins Sales and Service

7145 Hubbard Masury Road, Hubbard Township, Trumbull
County, Ohio 44425

01-514730

Youngstown-Warren-Boardman

SDR Hubbard, LLC

Seabass Realty, LLC

April 17, 2023
202304170005819

Leased Fee

Normal Market - Arm's Length
Assumed Cash Equivalent

Thomas Miller (Listing Broker; (512) 768-0213, August 09, 2023;

Confirmed by Aaron Brown
$825,000
$825,000
$825,000

3.000 Acres or 130,680 SF

North side of Hubbard Masury Road; South side of Interstate 80

(no access);

All public

Irregular

1

Paved lined spaces
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General Physical Data
Building Name
Building Type

Gross SF

Area Breakdown

Stories

Floor Height

Year Built
Condition

Truck High Docks
Drive-in Doors

Income Analysis
Net Operating Income

Indicators

Sale Price/Gross SF
Floor Area Ratio

Land to Building Ratio
Occupancy at Sale
Overall or Cap Rate

Net Operating Income/Sq.
Ft.

User Comments

Improved Sale No. 6 (Cont.)

Cummins Sales and Service
Single Tenant

23,276

Warehouse 20,948
Office 2,328
1

17

1971 (1978 - Renovations)
Average - Good

1

14

$63,000

$35.44
0.18
5.61:1
100%
7.64%
$2.71

This warehouse facility is located along the north side of Hubbard Masury Road and the south
side of Interstate 80, just off the east side of US Route 62, in Hubbard Township, Trumbull
County, OH. The property is improved with a 23,276-square foot building and is situated on a 3-
acre parcel. The building was constructed in 1971, with renovations in 1978, and is known as
Cummins Sales and Service. The building features 2,328-square feet of office space, (1) loading
dock, (14+) overhead doors and 17" interior ceiling height.

The building is encumbered by a NNN lease that originally commenced on August 1, 1977 and is
set to expire on January 31, 2024. The lease includes (2) 5-year renewal options with 5% rental
increases at the beginning of each option period. Current base rent is $63,000. The tenant is
responsible for property taxes, insurance, common area, roof and structure, repairs and
maintenance, HVAC and utilities.
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Property Identification
Record ID

Property Type
Property Name
Address

Tax ID
MSA

Sale Data
Grantor
Vendor

Survey Date
Property Rights
Verification

Listing Price
Cash Equivalent
Adjusted Price

Land Data
Land Size
Front Footage
Zoning
Topography
Utilities
Shape

Datum 7 (current offering)

10806

Commercial, Automotive New

Former Lakeside Auto

10183-10215 West Main Street, North East Township, Erie
County, Pennsylvania

37-019-040.0-008.01, 009.00

Erie

First National Bank

Baldwin Brothers, Inc.

May 27, 2025

Fee Simple

Other sources: MLS #154851; SSL File #N-316-24, Confirmed
by Bob Stout

$1,475,000
$1,475,000
$1,475,000

3.250 Acres or 141,570 SF

555 ft s/s of West Main Road (US Route 20);
B-1, Commercial

Level to gently sloping and at road grade

All public but sewer

Slightly irregular
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Access/Visibility
Buildings
Parking

General Physical Data

Building Name
Building Type
Gross SF

Area Breakdown

Construction Type
Roof Type
Foundation
Electrical

HVAC

Sprinklers

Stories

Floor Height

Year Built
Condition

Indicators
Sale Price/Gross SF
Floor Area Ratio

Land to Building Ratio

User Comments

Datum No. 7 (Current Offering)

Average to good
M

Surface

Fmr. Lakeside Auto
Single Tenant
34,813

East Service Area
Customer Lounge
Central Service
Showroom/Offices
West Service Area
Rear Service Building

Masonry & Metal

Mix of Gable and Flat
Slab and block

250 am service
Rooftop and bailer
Wet

1

12'-16'

7,864
738
1,829
5,943
6,494
11,945

1957 Add's / Renovations 2016

Average to good

$42.37
0.25
4.07:1

This is the listing for the former Lakeside Auto dealership site located along West Main Road
(U.S. Route 20) in North East Township, Erie County, Pennsylvania. The property consists of two
adjacent parcels totaling 3.2533 acres and is improved with a 34,813 square foot former auto
dealership built in stages from 1957 to 2016. The site is serviced by all public utilities except for
sewer which is provided by an on-site septic system. The topography is level to gently sloping.

This property underwent a significant expansion (14,512 s/f) and $1.3+ million renovation in 2016.
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SALES COMPARISON APPROACH GRID

SALES COMPARISON GRID
Subject Sale 1 | Sale 2 Sale 3 Sale 4 Sale 5§ Sals & Datum 7
Address 413 East Main Street| 205 South Cucumber St.| 2905 North Bend rd. 19 & 23 Main Street| 3843 Youngstown Rd. SE| 3420 New Castle Rd.| 7145 Hubbard Masury Rd.| 10183-10215 W. Main Street|
City or Township Village of Andaver Vlilage of Jeffarson Saybrook Twp. Brookville Boraugh Warren Shenango Twp. Hubbard Twp. Narth East Twp.|
County/State Ashtabula Ca., OH Ashtabula Co,, OH  Ashtabula Co., OH Jeflerson Co., PA Trumbull Co., OH Mercer Co., PA Trumbull Co., OH Erie Co., PA
Known as Fmr. Stataline Auto Warehouse Warehouse | Fmr, Chevy Dealer & Fmr. Preston Chrysler, RV Sal i G i vice Fmr, Lakeside Chevy/|
| - Body Shop. Buick|
Conslderation | $175,000 $262.500 $430,000 | $900,000 $750,000 $825,000 $1,475,000
Sale Price per square foot == 1.2 $26.92 $21.85 | $26.39 52769 53544 £42 37
Propaerty Rights Fee Simple Fee Simple/ Fes Simple Fee Sirnplei Fae Simple Fee Simple Leased Fae Fea Simple|
|
Financing Azsumed Cash Equiv. Seller at market Simllar| Similar| Simiiar| Similar| Similar| Similar
Condltions of Sale Nonmnal Market Cond. Naormal Market, Nomnal Market FF&E Normal Market Narmal Market Normal Markst Normal Market
Doltar Adjustment 50 30 {820,000)| $0 $0 30 $0
Adjusted Sale Prica $175,000 $262,500 $410,000 $900,000 $750,000 $825,000 $1,475,000
|

Buyer Expsnditures Nonse Nane| Nang| None| None! None! None| None
Dollar Adjustment $0 30 50 $0 $0 $0 $0
|Adjusted Sale Prico $175,000 $262,500 $410,000 $900,000 $750,000 $825,000 $1,475,000
Market Conditions May-25 Feb-21 Mar-21 Sep-22 Oct-21 Dec-23 Apr-23 Listing
Per Annum Adjustment @ 2.0% 8.51% 8.36% 5.31% 7.12% 2.90% 4.18% -10.00%
Dollar Adjustment §14,892 $21,935 $21,769 $64,110 $21,781 $34,492 ($147,500)
Adjusted Sale Price $189,892 $284.,435 $431,769 §964,110 $771,781 $859,492 $1,327,500
GBA (s/f) 20,070 15,600 8,750 18,680 34,102 27,080 23,276 34,812
Ad]. Prica per square foot $12.17 $29.17 $21.94 $2827 $28.49 $36.93 $38.13
|Elemants of Comparison 1

[Location Rural/small town' Infsriorl, 3I. Superior| 8I. Superior| Superior Suparior| Superior| SI. Superior;
|Traffic (ADT Count) 5,231 N/A - Side Street 1,684 9,355 13,312 7,400 & 27,000 29,948 7,695
S-mile Population radius 5,474 7.807 30,063 7.536 84,803 39,562 41,029 12,667|
% Adjustment 20.0% 0.0%! -10.0% | -20.0% -20.0% -20.0% -10.0%
Doallar Adjustment $2.43 $0.00 ($2.19)| ($5.85) {35.70) (§7.39)] {$3.81)|
|Age 1980-1988 1964-70/ 1958 19351971 1965/75 (renov. 2000) 1975, '88, '97 1971 1957-2018)
Effective Age 40| 40 years 30 years 40 years| 30 years 30 years 30 years| 20 years
% Adjustment 0.0% -15.0% 0.0%| -15.0% -15.0% -15.0% -30.0%
Dollar Adjustment $0.00 {$4.38) 30.00 {84.24) ($4.27) ($5.54); ($11.44)|
GBA (SF) 20,070 15,800 9,750 19,880 34,102 27,080 23,276 34,813
% Adjustment 0.0% -20.0% 0% 10% 0% 0% 10%]
Dollar Adjustment $0.00 ($5.83)| $0.00 $2.83 $0.00 $0.00 $3.81
‘Showroom/Office Area 28.4% 3.8% 10.0% 16.4% 23.8% 20.7% 10.0% 17.1%]
Dollar Adjustment $3.69 $2.76 $0.00 $0.00 $0.00 $2.76 $0.00
Site Area {Acres) 4,830 1.54 147 1.63] 4133 10A93| 3.00; 3.25
Site Coverage Ratio 8.3%) 23.3% 19.1% 18.6% 18.9% 5.7% 17.8% 24.6%
Dollar Adjustment $3.53 $3.10 $2.03 $3.08 $0.00 | $2.92 $3.63
Quality Masonry/metal Similar: Simliar| Similar Similar| Inferior| 8. Superior| 8l. Superior
% Adjustment 0.0% 0.0% 0.0% 0.0% 20.0% -10.0% -10.0%
Dollar Adjustment $0.00 $0.00 §0.00 3$0.00 $5.70 ($3.89)| {$3.81)
|Net Adjustments $9.85 {$4.35) ($0.16) 1$3.99) {§4.27)) {$10.83) {§11.62)
Indicated Value per square foot $21.82 $24.83 2177 $24.28 $24.22 $26.00 $26.51
Statistics Batfore Adj Aftmr A

Low $11.22 $21.77

High $42.37 $26.51

Range 278% 22%
|Mean | $27.41 [~ %]
|Madtan | $26.92 S
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COMPARABLE IMPROVED SALES MAP

SALES COMPARISON APPROACH ANALYSIS
The unadjusted comparables indicate a range of sale prices from $11.22 to $42.37 per square foot with a
range of 278%. Adjustments are explained as follows;

*  Property Rights: Aside from Sale 6 and Datum 7, All comparables sold in fee simple and no adjustments
are needed. Sale 6 was a leased property, but only had one-year remaining with at market lease terms. As
such, no adjustment is applied. Datum 7 is a current offering of a fee simple interest.

. Financing: All Sales sold with cash or cash equivalent financing and no adjustments are needed.
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¢  Conditions of Sale: Sale 3 sold with $20,000 in FF&E. All other Sales sold under normal market conditions
and were arm’s length; no adjustments are necessary.

. Buyer Expenditures: No buyer expenditures were reported and no adjustment is required.

*  Market Conditions: Aside from Datum 7, all Sales are adjusted at 2% per annum to reflect general rising
property values. Datum 7 reflects a current offering. This property has been marketed for sale since
December of 2020. Considering historic price adjustments for this listing and typical sale price to list price
ratios, a downward adjustment of 10% is applied.

¢ Location: The subject is located in a relatively rural low population area with limited traffic exposure. Sale 1is
rated inferior, and is adjusted upward, as this sale is located along a side street with limited traffic exposure.
Sale 2 has inferior traffic exposure, but this factor is offset by its close proximity to U.S. Route 20 and larger
nearby population base. Sale 3 and Datum 7 are rated slightly superior and are adjusted downward. Sales 4,
5 and 6 are rated superior and are adjusted downward as these sales have far superior traffic exposure and
larger nearby populations.

*  AgellEffective Age/Condition: Sales 1 and 3 are rated similar. All other Sales are adjusted at 1.5% per year
of effective age differential.’ The overall condition of each property is reflected in the selected effective age.
Datum 7 required the largest adjustment as this property underwent a major expansion (14,512 s/f) and
renovation in 2016 of more than $1.3 million to meet GM’s Image standards.

*  Gross Building Area: Due to the principle of “diminishing returns”, smaller buildings typically yield higher unit
rates than larger buildings. Sale 2 is adjusted downward given its much smaller building size. Sale 4 and
Datum 7 are adjusted for their larger building sizes.

s  Office Space Ratio: Much of the subject’s office/showroom space is lower quality and limited functionality. As
such, those comparables with office/showroom areas of 15% or more are rated similar (i.e., Sales 3, 4, 5, and
Datum 7). Sales 1, 2, and 6 are adjusted for their greatly inferior office ratio differentials based on an added
contributory value of $15 psf of interior office finish. Example: Sale 1 has a 3.8% office/showroom ratio versus
the subject with a 28.4% ratio or a 24.6% differential. 24.6% X $30 psf = $3.69 psf adjustment. All other sales

have adequate office/showroom areas.

' A 50 year economic life equals 2.0% depreciation per year. Given the adjustment is applied to an adjusted price per acre that includes the
underlying land value, a lower adjustment of 1.5% per year is utilized.
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»  Site Coverage Ratio: A lower site coverage ratio allows for expansion or additional yard storage/parking area,
while a higher site coverage ratio limits this potential. Given this factor, all Sales, but Sale 5 (rated similar), are
adjusted upward for their inferior site coverage ratios. The adjustment applied is based on review of several
area vacant land sales, and is applied based on an estimated contributory land value of $20,000 per acre. The
adjustment process calculates the required land area of each adjusted sale in order to equal the land to
building ratio at the subject property. This differential (positive or negative) is multiplied by the estimated
contributory land value and divided by the sales GBA.

. Quality: Sale 5 is adjusted upward for its inferior construction quality, all pre-engineered metal, and inferior
paved parking lot. Sales 6 and 7 are rated slightly superior and are adjusted downward. It is noted, Sale 7

had recent major upgrades including new building additions, upgraded electrical service, in-floor heating in the

new garage addition, etc.

SALES COMPARISON APPROACH CONCLUSION

The adjusted sales indicate a range of values from $21.77 to $26.51 per square foot with a mean and
median of $24.20 and $24.28 per square foot, respectively. The range narrowed to 22%, lending good support to
the adjustments applied. After considering the range of the sales data, the mean and median indications, and with
slightly less weight on Datum 7 (current offering), and given the subject's roof leaks and damaged heating/cooling

units, a unit rate below the mean or $23 per square foot is reconciled. Therefore:

Gross Building Area X Value Per SF = Indicated Value
20,070 square feet X $23.00 = $461,610
Rounded = $460,000
Opinion of Market Value “As Is” (Sales Comparison Approach): $460,000

Note: The subject’s value opinion is above the sale prices of Sales 1 and 2 ($175,000 to $262,500). This is
considered appropriate as both of these properties have inferior office finishes and are both smaller in building size.
Sale 3 had a relatively similar sale price. Given this property is most similar in condition and size, this is considered
very supportive of the subject’s opinion of value. Sales 4, 5, and 6 indicated higher sale prices ($750,000 to
$900,000). However, all of these properties are in superior locales, are in superior condition and are larger
buildings. Accordingly, the subject’s lower value opinion is considered appropriate. Lastly, Datum 7's listing price
is much higher than the opinion of value for the subject and is well above all of the other sales. However, this
property had the largest building and is substantially superior in condition given the major renovations and
expansion in 2016. Overall, the above analysis and the overall sale prices of the comparables are considered to be
supportive of the opinion of value for the subject.
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EXPOSURE AND MARKETING PERIOD

Projections of reasonable marketing and/or exposure periods for the subject are based on consideration of
historical data, as well as anticipated future marketing conditions. Implicit in the concept of a reasonable marketing
period are the following factors:

* An active offering/exposure of the property by the owner or an agent via traditional marketing
including the media, signage, MLS services, and/or trade journals/publications.
¢ An offering at a price that is commensurate with the appraised value.
* Aconsideration of the typical "holding" costs to the owner during the marketing period, including
property taxes, insurance, maintenance, and/or security services.
€ 12mms and conditions of the offering, including an assumption of an "all-cash” or cash
equivalency at time of closing.

Marketing times of locallregional sales very from a few months to several years for properties in
rural locations with limited demand. Given the subject’s location, age, condition, size and overall appeal,
and considering recent market conditions, a reasonable exposure time for the subject is from 1 to 2 years
prior to the effective date of this appraisal. Furthermore, to achieve a sale price commensurate with the

market value opinion herein, a marketing time of 1 to 2 years following the effective date is projected.
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RECONCILIATION AND FINAL VALUE CONCLUSION

Opinion of Market Value by the: “As Is”
Cost Approach: N/A
Income Capitalization Approach: N/A
Sales Comparison Approach: $460,000

The purpose of this Appraisal Report is to provide an opinion of Market Value “As Is”, as of May 19,
2025, the effective date, in fee simple. The highest and best use of the subject property is for an alternate
commercial or warehouse use.

This appraisal relied on the Sales Comparison Approach. The Income Approach was not developed as the
subject is not considered an investment grade property and would most likely be purchased for owner occupancy.
Furthermore, there have been no known recent sales of similar buildings like the subject purchased for their income
potential in the local market. The Cost Approach was not developed owing to the presence of depreciation,
particularly physical deterioration and external obsolescence, and that this approach would not be considered by a
typical buyer.

The Sales Comparison Approach detailed six recent comparables and a current offering in the regional
market. Five of the comparables were/are used for dealership type uses, while two of the sales were local
warehouse type properties. All sales were older, semi-modern buildings with several being very similar in size.
Overall, the quality and quantity of data was considered good, and, after application of various adjustments, the
data was reconciled into a single unit value and applied to the subject’s gross building area.

After analysis of relevant data and utilization of sound judgment, my opinion of Market Value “As Is”,

assuming a typical marketing/exposure time, and as of the effective date, is:

Opinion of Market Value “As Is™: $460,000
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ADDENDUM

e Letter of Engagement

* Legal Reference

¢ Agreement of Sale

e Commercial Zoning Extract

¢ Appraisal Coverage Area Map

+ Qualifications and State Certifications
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N ROBERT G. STOUT. JR.. MAI
SERGIO 5. LO PRESTI, MAI

SAMMARTINO, STOUT & LO PRESTI

BEAD ESTATF ANAIVSTS. APPRAISERY & CONSULTANTS
May 12t 2025
Teri Caldwell
PO Box 1270
Andover, OH 44003
Via e-mail: pjohio27 @vahoo.com

Sammartino, Stout & Lo Presti, Inc. is available to complete an appraisal of the below described properties
and on the terms and conditions as outlined in this agreement / Letter of Engagement.

Appraisal Of: (1) 413 State Route 85, Andover, OH; ID #020180002500
(2) State Route 85, Andover, OH; ID #020180002601
(3) Main St., Andover, OH: 1D #020132012501
Client: Teri Caldwell
Intended Use: Tax Appeal
Intended User{s): Teri Caldwell and Atty. Randil J. Rudloff
Property Rights: Fee Simple
Purpose; Market Value “As Is”
Effective Date: Date of property inspection
Scope of Work: Interior/exterior viewing; Highest and Best Use; Appropriate Approach(es) to
value with summarized market data and analysis; USPAP compliant
Format: Wiitten, Narrative report
Copies: Digital PDF files via e-mail

Completion Time:

on or before May 28™, 2025 — contingent upon timely receipt of signed Letter
of Engagement and Retainer

Fee: (30-day billing)
Retainer: — due with signed Letier of Engagement
Board Testimony: Appraisal fee includes one appearance at Board level

Court Testimony:

Disclosure:

Court testimony and preparation will be billed at Ir (min. $ per
Appearance). Travel at ¥ hourly rate. 30 day billing.
We have not provided appraisal services on these properties in the last 3 years.

Payment / Billing

The client is responsible for payment, payable by check to Sammartino, Stout & Lo Presti, Inc. Any expenses
incurred in collecting this invoice, including reasonable attorney fees, not less than $1 ,000, will be added to all other
amounts due. Pennsylvania law shall apply without regard to any provision that would make the laws of another
jurisdiction applicable. Federal and state courts in Erie County, Pennsylvania shall have exclusive jurisdiction and
venue with respect to any disputes arising from or related to the subject matter of this invoice. The parties consent to
the personal jurisdiction of any such court. Credit card payments are acceptable subiect to a 4% processing fee.

General

Should the results of our investigation indicate that the scope of the assignment or property to be appraised is
materially different than indicated, or if we are requested to expand the scope of work or properties included, we
reserve the right to adjust the fee based on the additional work effort/scope of work. No additional work will be
completed or fee charged without written permission by The Client. Performance of this contract and fees developed
herein are based on reasonable and timely access to the property during normal business hours. When developing
this appraisal, we will rely on property information provided by The Client, their representative, the ownership, as well
as market data. If new (relevant) information becomes available after submission of the report, we reserve the right to
amend or modify the report and the conclusions therein (additional fees may).

The appraisal will not include services not covered by this agreement, and neither party to this agreement is
bound by any promise, term, nor condition not incorporated in this agreement. Changes to this engagement require

3111 STATE STREET. ERIE. PA 16508 | (814) 456-2900 | (814) 456-8070 FAX
CORPORATE@SSL-REA.COM | WWW.SSL-REA.COM




written instructions/requests by The Client and written acceptance by The Company, to be attached to this agreement
upon submission of the report.

Obligations

) T!'\e Company’s obligations pursuant to this Agreement are complete when the Appraisal Report in the format
specified in this Agreement is delivered to The Client pursuant to this Agreement. The signing appraiser(s) agree to be
responsive to The Client's legitimate inquiries regarding the contents of the report after delivery.

Confidentiality

_ The Company shall not provide a copy of the written Appraisal Report to, or disclose the resulits of the
appraisal prepared in accordance with this Agreement to, any party other than The Client, unless The Client

authorizes, except as stipulated in the Confidentiality Section of the Ethics Rule of the Uniform Standards of
Professional Appraisal Practice (USPAP),

Severability
In the event any provision of this Agreement shall be determined to be void or unenforceable by any court of

competent jurisdiction, then such determination shall not affect any other provision of this Agreement and all such
other provisions shall remain in full force and effect,

Client’s Duty to Indemnify Annraiser(s) and T+~ Company
The Client aores,, 5 defend, indeny; iry and hold harmless The Company and its employees and shareholders

from any d?m-‘?g'es, losses or expenses, including attorneys’ fees and litigation expenses at trial or on appeal, arising

from ?"e(!‘,dons asserted against The Company or its employees by any third party that if proven to be true would

COnSlwte a breach by The Client of any of The Client's obligations, representations or warranties made in this

defend any Claim, provided that The Company shall have the right to engage independent counsel at The Company’s
expense to monitor the defense or settlement of any Claim. The Client shall have the right to settle any Claim,
provided that The Company shall have the right to approve any settlement that results in any modification of The
Company's rights under this Agreement, which approval will not be unreasonably withheld, delayed or conditioned.

Client’s Representations and Warranties

The Client represents and warrants to The Company that: (1) The Client has all right, power and authority to
enter into this Agreement; (2) The Ciient’s duties and obligations under this Agreement do not conflict with any other
duties or obligations assumed by The Client under any agreement between The Client and any ather party; and (3)
The Client has not engaged The Company, nor will The Client use the Appraisal Report, for any purposes that violate
any federal, state or local law, regulation or ordinance or common law.

Limitation on Damages

The Client agrees that The Company (and all employees/shareholders) shall not be liable to The Client for any
claims, liabilities, causes of action, losses, damages (whether compensatory, consequential, special, direct, indirect,
incidental, punitive, exem plary, or any other type), costs and expenses (including, but not limited to reasonable
attomeys’ fees and expert withess fees) and the reasonable time and expenses of The Company’s personnel involved
in any way arising out of this agreement in any amount greater than the total amount of fees paid by The Client to The
Company, except to the extent finally and judicially determined to have been the result of bad faith, gross negligence,

any reason, and shall apply to the fullest extent of the law, either in contract, statute, tort, strict liability or otherwise.
Respectiully,

g .
b g

Rober’t_'G. Stout, Jr., MAl — Managing Partner

ann  Tor\Colduel gl

Print Name / Title
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KNOW ALL MEN BY THESE PRESENTS THAT, for the sum of $10.00 and
other good and valuable consideration, the receipt and sufficiency of which is hereby acknowledged:

John J. Rugala mrm
inarried PICK uP
PO Box 489
Andover, OH 44003-0489
("Grantor")

HEREBY GRANTS WITH GENERAT. WARRANTY COVENANTS TO:

Whirlwind Properties, Inc.
an Ohio corporation
with the TAX MATLING ADDRESS of
413 East Main Street
Andover, OH 44003
("Gt'antee")
its successars and assigns,

the real property described in EXHIBIT A attached hereto and incorporated herein ("the property™).

TO HAVE AND TO ROLD the property, and all appurtenant rights and privileges, unto
Grantee, its successors and assigns, forever. Good and indefeasible FEE SIMPLE title to the
property is held by Grantor, giving Grantor the full right and lawful authority to bargain, sell, and
conveythe property, which is FREE AND CLEAR FROM ALL ENCUMBRANCES EXCEPT taxes
and assessments for the current year 2002, which shall be prorated to the date of deid tramsfer,
cascments and restrictions of record, and zoning regulations, if any, and Grantor shall WARRANT
AND DEFEND the property against all ¢laims of all persons whatsoever except as allowed hercin.

FOR VALUABLE CONSIDERATION I, Alicia O. Rugala, the wife of Grantor, hereby

Temise, release, and forcver quit-claitn unto Grantee, his heirs and assigns, all my right, interest, and
expectancy of DOWER in the property.

IN WITNESS REOF, this general warranty deed is executed, with intent to be legally
bound on M_ 2002,

SIGNED AND ACKNOWLEDGED
IN THE PRESENCE OF: Grantor:

rugatal§.red 1 5002.005
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This exhibit is attached to and made a part of that certain ganeral warranty deed from John
J. Rugala to Whirlwind Froperties, Inc.

Parcel No. 1: Situated in the Village of Andover, County of Ashtabula and State of Qhig:

Being a part of Lot No. 35 in said Township and bounded and described as follows:

Commencing in the center of the Bast and West Center Road through said Township, which
point is in the Rast lne of the Village of Andover:

Thence East along the center of said East and West Road 300 feet to a point;

Thence North, parallel with the East line of the Village of Andover, 300 feet to a point;

Thence West parallel with the center of said Road 300 feet to the East line of the Village of
Andover;

Thence South along the East line of the Village of Andover, 300 feet to the place of
beginning and containing 2.07 acres of Jand, be the same more or less, bui subject to all legal

highways,

Permanent Parcel No. 02-018-00-025-00

Prior Deed Reference: Volume 21 at Page 1760 of the Ashtabula County General Index
Reovords

Papcel No. 2: Situated in the Village of Andover, County of Ashtabula, and State of Ohio:

Known as being a part of said Andover Township Lot Number 25, and being more fully
bounded and described as follows:

Commencing at a bolt found at the intersection of the center-line of State Route 85, also
known as East Main Street, and the East line of Lot Number 25 Andover Township;

Thence North 0° 09" East, along said East line of Lot 25, a distance of 300 foet to an iron pin;

Thence North 79° 48' West, a distance of 361.3 feet to an iron pin;

Thence southeasterly, on a diagonal course along an extension of the East line of land
conveyed to Emro Marketing, Inc., fka Gastown, as recorded in Volume 747 at Page 48 of the
Ashtabula County Decd Records’, and along the Hast line of said Emro Marketing, Inc., ? a distance
of 456.7 feet to the center-line of State Ronte 85;

Thence East, along said center-line. a distance of 79.0 feet to a bolt and the place of
beginning and containing within said described boundaries 1.55 acres of land, be the same more or

less, but subject to all legal highways.

Permanent Parcel No. 02-013-20-125-01

'Conveyed to Fohn J. and Patricia J. Rugala by instrument recorded in Volume 32 at Page
7099 of the Ashtabula County General Index Records, being Parcel No. 4 described below.

2Now Rugalas.

rugalalé red 1 5009.005
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Prior Decd Reference: - Volume 24 at Page 5% of the Asntabuia County (General Index,
Records

Parcel No. 3: Situated in the Village of Andover, County of Ashtabula and State of Ohio:
Known as being a part of Andover Tovwnship Lot Number 35, and further bounded and
described as follows:

in Volume 21 at Page 1760;

Thence North 00° 09' Rast along the East line of lands belonging to R_E. Swezey, et al. by
Deed recorded in Volume 845 at Page 343, a distance of 200 feet to an iren pin set;
] Thence Rast, parallel with the North line of said 2.07 acre tract, 2 distance of 300 feet to an
iron pin set;

Thence South 00° 09" West, a distance of 200 feet to an iron pin found at the Northeast
cormer of said 2.07 acre tract: N

Thence West along said North line, a distance of 300 feet to the place of beginning,
containing 1.37 aores, be the same more or less, but subject to ali legal highways.

Pursuant to 8 survey made by R.D. Peter, Registered Sirveyor Number 6760.

Permanent Parcel No. 02-018-00-026-01
Prior Deed Reference: Volume 28 at Page 4810 of the Ashtabula County General
Index Records ;

Parcel No. 4: Situated in the Village of Andover, County of Aghtabula and State of Ohio:
Knowm as being part of Original Andover Township Lot No. Twenty-five (25), and bounded

and described as follows:
: Beginning in the center of East Main Street, at the Southeast corner of land

in Lot No. 25 conveyed to Daniel F, McClintic by deed recorded in Volurpe 651, Page 87 of
Ashtabula County Records of Deeds?;

286 of Ashtabula County Records of Deeds?;

Thence East along the South line of said Swezey lands, a distance of about 210 feet to a point
in an angle in said Swezey lands;

Thence in a Southeasterly direction along said Swezey land, about 330 fect to a point in the
center of East Main Street;

Thence West along the center of said Bast Main Street, a distance of about 410.00 feet to the
place of beginning, and containing within said boundaries about 1.67 acres ofland, be the Same more
or less, but subject to all legal highways. '

’Conveyed to John J. and Patricia J. Rugala by instrumnent recorded in Volume 32 at Page
7059 of the Ashiabula, County General Index Records, being Tract Two described below.

*Conveyed to Roherta E. Swezey, et al. by instrument recorded in Volume 845 at Page
343 of the Ashiabula County Deed Records.

rugalal 6_red 2 . 5009.005
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Permanent Parcel No. 02-013-20-133-00

TRACT TWQ: Beginning in the center of East Main Street at the Southeast ‘comner of land
fortmerly owned by Eliza Stinson and conveyed to George B, and Mary A. Domen by'deed recorded
in Volume 571, Page 71 of Ashtabula County Records of Deeds®:

Thence North along the east line of said Domen land, a distance of about 265 feet to a point
in the South line of land conveyed to Harry G. Swezey by deed recorded in Volume 469, Page 286
of Ashtabula County Records of Deedsb;

Thence East along the South line of said Swezey land, a distance of 150 feet to a point;

Thence South on a line paxallel with the East line of said Domen land, a distance of about
265 feet to a point in the center-line of East Main Street;

Thence West along the center-line of the highway, a distance of 150 feet to the place of
beginning, and containing approximately .912 of an acre of land, be the same more or less, but

subject to all legal highwrays.

Permanent Parcel No. 02-013.20-132-00

Prior Deed Reference: Volume 32 at Page 7099 of the Ashtabula County General Index '

Records
Mmml
ASHTABULA OOUNTY
In compliance with Sec. 319.202
TRANSFERRED RA.C. and Sec. (F) 319.84 R.C. , oC
Auitor, Ashtabula County, Ohio 5 O effective January 1st, 18@a. / ‘2 gQ o0
F

MAR 11 2002#?\-

*Conveyed to Mary A. Domen by instrument recorded in Volume 28 at Page 7886 of the
Ashtabula County General Index Records.

‘Conveyed to Roberta E. Swezey, et al. by instrument recorded in Volume 845 at Page
343 of the Ashtabula County Decd Records.

tgalal 6.red 3 5009.005
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State of Qhio
Ashtabula County
Before me, a Notary Public in and for said Coun
Rugala and Alicia O. Rugala (husband and wife), who acknowl
instrument and that the same is their free act and deed.
IN TESTIMONY WHEREOF, I have heremnto
set my hand official seal, at Andever, Ohio on
G March 2002,

Ty and State, personally appeared John J.
edged that they did sign the foregoing

Notary Publi

oxpires:
RICHARD B, KOTHA, Attomney at Law
Notary Public - State of Ohlo
mission Has No Expiration Data

_: My Comn
s Section 147.03 R.C.

5009.005

THIS INSTRUMENT PREPARED BY: McCOMBS & KOTILA, 100 PUBLIC SQUARE, PO BOX 21 7, ANDOVER, OHIO 44003-0217
2
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34 - ~'Emd1biﬂmthétaﬂpaymémsmlaﬁngmmym0ﬂgagewﬁ;sﬁﬁmwaﬁm
on the Premises are current to dage, :

ARTICLES.
CONDITION OF THE PREMISES: LANDLORD'S REPRESENTATIONS

5.1 Lamdlordhmbyreprmmdwmmefoﬂowmg-

(8} ﬁat'ﬁisorshnﬂbethotueandlawfnluwnerofﬁernisea, and is
apﬂhmized&graﬁalmseholdhﬁaestﬂmdnmda]lp&ymﬂmrﬁkﬁngbmymm%e
wﬁchismwaﬁmnpmﬂ:erﬁmmecmmandtbdam;

®) tobeatoﬂmdlord’knowledge,thePrmﬂsesismde-cnmpliantmndiﬁon
and all mechanical, eledﬁeanhmbing,HVAQanduﬁahﬁldingsystemswiﬂbein
pmpm-wom'ngorda,condﬂinnmdrepaiq and

(© tomebestofLandImd’sknowledge,thernﬁesconninsnoHazardws
Materials (as defined below) and there has been oo Release (as defined below) of
HamdomMatmizhmthePMsesminmﬂwsoﬂwgmmdwata-mdqﬂxePremises.

52 Thefollowingtmsshallhmthaﬁollowingmmingsinﬂﬁs Lease:

(®  "Environmental Laws" means all applicable fedoral, state and local faws,
regulations , ordi andcommmhwrdﬁngtopubﬁqheakhandsnfetyandpmtacﬁom
of the environment,

(®)  "Hazardous Matetials” includes any toxic substances, hazardous wastes,
substanm,ormyoﬂmpoﬂu@smdmgmussubmreglﬂmdpmmm
toanymdaﬂEﬁthmmmImmdshﬂlincludqwiﬂamﬁmimﬁon,asb@MS,m
formigldehyde, polychlorinated biphenyls (PCBsg), oil, petrolenm products and fractions,
mdaynmdm@mkgwhﬁmﬂm,ﬁﬂedmpuﬁanyﬁﬂedvﬁﬂ:mysubm
(@ﬂa&dorothﬁwise),mymbsﬁnwmmmemceofwﬁchmmahanjses
is prohibited by manvironmmmlLaws'mdmyothambsmnceormateﬁal which ;

e L . P
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mwm&gmmﬁﬁca&onofmyfedmsmemmm@m entity
©) _ "Redoase means pllng lsking, pumpiag, pouring, emitting, emptying,

Saoetarging, njoctng, escaping, leaching, disposing or dumping and all other actions

defined as a selcase by 42 U.S.C. Sectitifra601° (22), iy

53 TmantWauanmandrepmsmtoImdlord that:

(c) Tmautwi]loomﬂywiﬂ:allﬂnvironmmalhws;
@ Noporﬁonofﬂleﬁmﬂséswﬂlhemedasahudﬁnm'athmp;
© Tenmwﬂlmtinstauauymdmtmdtmksofmyt_vpe;

thnsmeshaﬂbeiﬂnnedimmowdbmimwiﬂxmdisposaLmdaﬂmqﬁmd

cleanup procedures Bhﬂ]lbetﬁ]igmﬂylmdﬂ'takmpmmtto all Environmental 5.aws;

i) AtLandlord'sreasonablemqqestﬁomﬁmetc&ma,bmmtmomﬂlmom
Per yeas, Tenant shall execute affidavits, represeptations and the like concerning




6.1 Tenant shall, during the entire Term, at Tenanit's expense, for the muinal benefit of
Landlord and Tenant, maintnin '

® CommmcialeamlLiabiljtyInsutance, covering Landlord's and Tenant’s
opeations on the Premises, with combined single limits of not less than One Miltion
Dollars ﬁl,om,ow.m)wnwmcewiﬁampactto injury or death to a person or
-persons, Two Million Dollars (52,000,000.00) aggrogate, and Two Hundred Fifty
Thousand Dollars ($250,000.00) with respect to property damage,




_-:J- = - 3 T . o . )

6.2 Ataﬂtﬁnmduﬁngtthm,Tmmtshaﬂ,atinoleexpmse,pmmandmainhjn
the following types ofinsxm;;e coverage:
£

(@) Commi:ialg&umllinhiﬁtyinmmnefor(i)itﬁmyordeathof any petson
and (ji) demage to ordmhw&onofpmpmyocmsionedby, ising out of, or in conmection
with the use, occupancy or condition of the PremiseaSuch policy or policies shall contain

Tisbility N S .
, less than One Million and 00/100 Dollars ($1,000,000.00)pu‘ocanrmeeand’l'wo Million

. and 00/100 Dollars (&2,000,000.00)inaggmgminreweaofﬂﬁmimm or desth of any
person(s), properly demaged ardestroyed;

ageats omemnwiﬂuespecttowhnmdeatharbodﬂyinjmmeuldbeassubd
ﬁSﬁmLdemmemnnt,asmquiredbyﬂmlawsofﬂmSWmothio.




ARTICLE 7.
ALTERATIONS AND IMPROVEMENTS

8 approval, which shall not
be unreasonsbly withheld, AllmgusmdinmﬂaﬁonﬁmofnhanmfomtouuAppﬁcableIaws
ARTICLE 8,
MAINTENANCEANDREPAIRS
8.1 Tma:nt,atrtssolecostmdexpme, shallmakeaﬂnecmsaryrepmtoﬂnel”mm
and B

heating, HVAC equipmmandsy!tans,plmnbmgandelecmm
msmﬂauonsandﬂoormdwallmfnceswxﬂmmaPmises. Tmantshallhavea]icensedvendor
perform routine pweventauvemaintmanoeonaﬂﬂmPNACumtsmvicingthe




. ARTICLE 9,
UTILITIES AND REAL ESTATE TAXES

mmmmmmmmmm due and paysble during
the Term (; ,"I&m‘ﬂ.lmdlmdwiﬂduﬁmaﬂmblﬂsmemﬂynpmmm
Tmﬁﬂnmbera@mﬁblefnrmypmalﬁesmadmam& dlord'’s fhiture to promptly deliver
the bill ip Tenant,

msmableMmﬁnMﬂmmm(ﬁ)mmmmmymofﬁeHGﬁmWMBnﬂdggﬂ;’s
taken, or (i) if less than substantislly all of the Buildting is taken but Landlord, acting in good fi

cmtimetoconﬂuaitsbusinsssinﬁemmdmmsd portion of the Premises then in the case of
(i)or(i:i),eiﬁnm-party,andinmemseof(iﬁ),Lmdlord,andinﬂlecaseof(iv),Tmmt,shallhave
the right to terminate this Leage, Thatduninaﬁngpartyshallpmvidewﬁmmﬁoeoftﬁmimﬁon
to the other party within forty-five (45) days after it first receives notice of the Taking. The

termination shall be effective a3 of (a) the date the gives notice to Landlord
ofsuchTahng;or(b)ﬂnedatelhatTmantgwmmﬁoatoImdlordthatltdmtotmateﬁm
butmnoevmﬂmﬂ:anﬂledateﬂm _auﬂlmitymkesﬂwPremses.Upon



operation of law incident to condemnation pluceedmgs

102 ﬁﬂu‘i;Leaseisnottuminamgasabowpmvided,mmLmﬂmdwmwiﬂlmsomb]y
pommuiﬁommnmde@msqmmmmm oral;mﬁonstoﬂxePrm_li‘ses

whchTmmtmaybemﬁﬂeddemmt’smmhblb expensed, provided the filing of
thnclamdoesnotdnnun;hﬂlemmmoflandlmd's award.
ARTICLE 11,
FIREOROTHERDMTRUCTION

111 If tho Presniscs aro damiaged by fite or other casualty to fhe extent of s than fifiy
M(M)ofwmmﬁmmwwmm.mvﬁﬂﬁnm

Tmmwiﬁfnskty(so)daysaﬁamhommmmmdmmmmmopﬁmm

112  Landlord's obligation to repair or rebuild purmant to thiy section 11 shell mesn
mknjngﬂﬂpmﬁomofmehmﬁsmwmemdmgacmdﬂim,axceptﬁrTmmﬂmﬁshimgs,
mdeﬁmﬁ,equipmmmdmnmﬂ:mmmﬂﬂﬁnmmminmuedammdby
Tenant, which shall b Tenant's responsibility. :

113 Regndleasofﬂmpmvisionshmﬁifmgdmngehﬂmhanisesbyﬁmoroﬂm
casualty is due to aily gross negligent act or failyre to actonihepartof’.[‘mant,tmmagm,
mnployees,_omtracto:sorinviwes, Lmdlmdshallhaveﬁeopﬁontommmishaseby giving
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115 Tenant shall promptly notify Landiond in writing of
any damage to ordes&acﬁanofanypqrﬁonofthehumisesmmlﬁngi
from firo or other casnaity. o

e AR.TICLE u. e I--,— e L Lwim se o
INDEMNIFICATION

o lZ.iExoeptwithmspecttoinsmdclaimsgomedby
Article 6 of thiz I.ease, Tenant shall indemnify, defend and hold
ﬂ;ecmduct:ormanagmmtoﬂorﬁ'omanyworkorthing whatsoever
doneby‘otonbeha]fomea_ntonorinfhstmisos,andwﬂlﬁnther

onthepmtomemadﬂxepMeofmwcovenmtw
ugreﬂnmtobepﬂﬁ:mwbyTenampurmmttoﬂmtmofﬂﬂs
Leasgmmising.ﬁmnmyéctmonﬁsdmomemaﬂyofﬂx
agmcmumm,mvmﬂs,mphmvim'soxﬁomees,ormy
: » OF any ageat, contractor, servant, employes, visitor or
lineﬁseeofmysnbtmmt,ormisingﬁbmanyamidgnghjgryor
damage wh; emedtoanypmon,ﬁmorwrpom&onby
Tenantormyofitsagmts,cmttacmrs,servam,empbyees,ﬁbﬁom
orliomms,oranysnbtmant,oranyngem,canhactoxmm
mployaa,visitororlicmseesofmysnbtmmowmﬁngduﬁngthe
TmminthePrcmises,mdﬂnmandagaimtaﬂoosts,reammble
aﬁomeys'fees,emmdﬁdﬂiﬁaaooﬁmadinmnboﬂmymh
claim or action or proceedi brought thereon. In the event any
actioﬂor_pmceedingbebrmghtagaimtlmdlmdbyreasonofany

lZ.ZExceptwilhrespecttoinsnredclaimnngmdby
Article 6 of this Lease,Lmdlordshallindamnify,defendandhold
harmlessTennntagainstandﬁcmmymdaﬂclﬁmsaﬁsingﬁom
anywoﬂcorotharwtdoneim,onoraboutthehemjsasbyuratihe
request of Landlord, or amy breach of any of Landlord's
represenraﬁomiquﬁcleSofﬂ:isLeaseandwﬂlfmﬂmindemnify,
defend and hold harmless Tenant against and from any and all claims

v e DS BBt




ARTICLE 13,
TENANT'S DEFAULY LANDLORD'S REMEDIES

13.1 Thefoﬂowﬁ:gevmtsSha[! canstitute a defunlt of thig Leage:

@) 'IhefaﬂmbmimmMIﬂeﬂnyPﬂymmtof
Rent, mmyoﬂm-paymmtreqnh'edtobemdetrmiant

() Thcfaihnebmimttnmakeﬂxeﬁme!y
paymmmsatforﬂ:atSecﬁmﬁﬂ(a)andzss(b)whmdns.

(© Tmmthasfailedmkeepmdperﬁmnmyof
other covenants

()  Tenant abandong the Premises during the
Tmnfnrapa:iodoften(lo)consecuﬁvedayshmot;wﬂhuut




R W N

Landlord. Landlord shall use its best efforts to re-st the
Premises on commerciaily reasonsble terms and receive the
Reni therefron;. -

. @  Landiord may, as sgent of Tenant, do
whatever Tenaint i& 0bligated to do by the provisions of this
Lease and may enter the Premises, by forcs if necessary. In
order to accomplish this purpose, Tenant agrees to reimburse
Landlord immediately upon demend for any expenses, which
Laiidlord may incur in fis effecting compliance with this
Lease on behalf of Tenani.

13.3 Tenant shall pay.and indemmify Landlord against all
mmaﬁelegﬂmﬂmdchgu,hdnﬁngmmfemlﬂwﬁ:ﬂy
and reasonshly incarted in obtaining possession of the Premises after
8 definlt of Temant or after Tenants defimlt in i
Possessicn upon the expiration or earlier termination of the Term or
enforving any covenant of Tenant in this] case.

~ ARTICLE 14, _
LANDLORD'S DEFAULT; TENANT'S REMEDIES

14.1 In the event of a breach by Landlord of any of the terms,
coveaants and provisions hereof, then after written nofice from
Tenant to Lamdlord of the breach of such duty or law, and a thirty
(30) day opportumity for the Landlord to cure such defimlt, (ot in the
case of & defimilt which canniot be reasonably cured within such
period Landlord wmst proceed diligently until such defimlt is cured).
Inﬂleqvmlmcﬂmﬂisdeﬁmﬁﬁobeindefaulf,l‘mmnmay(a)pay
or perform Landlord's obligation on Landlord's behslf and offset the
actual and reasonsble cost thereof against Tenant's futare Rent
obligations; (b) withhold Rent until the defimlt is cured; ar (c)
terminate this Lease by notice to Landlord and file an action for

ARTICILE 15.
ACCESS TO PREMISES

Access to Premises. Landlord shall be permitted to enter the
Premises daring usual business hours after reasonable prior notice to
Tenant (except in an emergency, no prior notice need be given), for
the purpose of inspecting the sarne.

ARTICLE 16.
QUIET ENJOYMENT

Wnpaﬁngﬁerenﬁmdethgchmgesandobservingand




performing the covenants, agresments and conditions of this Lease
on its part io be kept, ngntshall!awfuuymdqﬁeﬂyhold;ocmpy

andaﬁoyﬂm?tmﬁsesdm‘ingthermwﬁhmhtmupﬁmby
ImdlmdarmypmonorpmmdaﬁningundaLmdlord.

ARTICLE 17, T
WAIVER AMENDMENT

17.1 The faiture of Landlord to insist in any one or more

eages upon the strict performance of any of the covenants of this

Lease or to execise any option herein contained ghall not be
oom&uedasawaiverorﬂinqﬁshmﬂﬁrﬂwﬁ;mp&:ﬁ:mm
orexa'ciseofswhmvmm;oropﬁon.AmeiptbyLandlordomet
oroﬂnfsmns,wiﬂakmwledgnofthsbtmhofanywvmmhmog
shallnotbeﬁemnadawai:mofmm aud no waiver by
I@ndloﬂofmymofﬁﬁsm:haﬂbedemﬁmhavebm
mademlmsm;medinwﬂﬁngmdsigmdbylmdlmﬁ.

172  This Leass embodies the entire agreement botween
[mdlordandfl'mmt,andcanbemded,mndiﬁu‘lorchmgedonly
byaninsumnmtinwﬁﬁnguemedbymaﬂmnholdasofﬂw
respective interests of Landlord and Tenant.

ARTICLE 18.
NOTICE

18.1Aﬂnoﬁoes,dmnmdsanqumwhichmaybemm
required to be given byeiﬂm'pmmﬂzeoﬁa,smllbeinwﬁﬁng
mdsbaﬂbesmtby(i)UnitedStatmmaﬂ,mﬁstﬂedoreuﬁﬂed,
roturn receipt requested, postage prepaid, or (i) recopnized ovennight
deliva'ysetvicewﬂhreceiptedddivay,m-(ﬁ;')bymyoﬁlﬂ'
demmnicmeans,wiﬁamdeﬁvmymdpgaddtessedas
follows:

Landlord:  Whirlwind Properties Inc
2315 Keystone Trail
Coriland, Chio 44410

Tenant

18.2 Notices, demands, and requests which shall be served
in the marmer aforesaid shall be deemed sufficiently served or given
whmdepnsitedintheUnimdSmsmnﬂasaforesaidatapom
within the continental limits of the United States. However, the time
peﬁudinwhinhresponsetoanysmhnoﬁce,dmndormquestmust
be given or within which gction must or may be taken pursuant
thcretoaha]lcommencetormfmmﬂmdateofmeiptontheretm




receipt o¥ihe notice, demand or request by the addressec thercof.,
Rejeﬁmxotheuefusaltoameptorﬂminabﬂitytodeﬁverat&e
address sedesignated becanse of changed address of which no notice

: .msgivmhecme.ofﬁqﬂmetopmvidqpmcamsforﬂmdelivery
of mail ateich address shafl bé désimed to be receipt of the notice, -

demand erzequest sent.
ARTICLE 19.
SURRENDER OF PREMISES

194 All removabile trade fixtures and equipment installed by
Tmminhhmisesshaﬂbaneworofﬁst-classquamymdshnll
beandzeﬂfh_epmpeﬁyquenmt.Tmany,stthetmimﬁon
of this Lame, remove eny and afl of Tenant's removable trade
fixtures, opripment and other items of persomal propesty not
consﬁmﬁn:ayaztofﬂmﬁ-o&old;blﬁldingsysms,wpmanmt
mm&gmatywhichmbamowdwiﬂomamage'to
mebuﬂdins-iqwhichthermmisesamsﬁumdﬂmmmamise
ﬂ:isrightbiomﬁisLemismgninatdandepaigatTmmfs
solecﬂstade@me,mydmagetotbehmmea caused thereby.
Tenantslﬂvapa:teﬂml’mnisasiﬁabmom—clemmnﬂiﬁm,
mdimryw@rmdmanddmagebyﬁmandoﬂmcmalty
exccpted._ETenmtshallfnihommmitsmmavablemdeﬁxm
oroﬂmrpmﬂpmpatystﬂmminaﬁonofthisLmeorwiﬁin
five (ﬂdmthzaafbm;snchﬁxﬂms‘anhtbmwupeﬂynotmwad
bmimma‘ﬂbedeane_dahandonﬂdbmimtandshnllbecomrs
the property of Landlord.

ARTICLE 20.
MECHANIC'S LIENS

20.1 Tenantshallmtsuﬁerorpennitanylienstoboﬁled
aguinst the Premises, agninst'l’enmt'slensehnldimmst,oragainat
mypaﬁtheof.byrensonofwork,labor,servicasormmﬁa]s
mppliedmdaimudtobeensuppliemeenmtorwanyOnaholding
ﬁehﬁuﬁmoranypntofbrintmeﬁinthe?renﬁses.!fmysuch
lienshaﬂdanyﬁmebeﬁled,Tenmtshallcwusefhasametobe
discharydﬁftecotdwithintweniy(m)daysafterrweivingnﬁtica
pﬁthesmgandifTenantshaﬂfaﬂtodischmgeanymmhlienorto
give notica to Lendlord of Tenant's intent o contest pursuant o
paragmph@)ofﬂaismﬁclewiihinthntperiodmm,inaddiﬁonto
any other right or remedy of Landlord, Lendlord may, but shall not
be obligated to, discharge the
samebypghgﬂ;eamnuntclaimedtobednewiﬂmutinquiryinto
the validityof the claim. Tenant shall reimburse Landiord upon
demand forany amount so paid by Landlord.




receipt o¥ he notice, demand or request

"

by the addressee thercof.

Rejectioner other refusal to accept or the inshility to deliver at the 4
address spdesignated because of changed address of which no notice
was givemar becense of failure to provide procedures for the dalivery

of mail & sach address shall be deemed o be receipt of the moticd; ="

demsnd errequest sent.

ARTICLE 19.

SURRENDER OF PREMISES

163 All removable trade fixinres and equipment instalied, by
Tmantin&'ernisosshaﬂbemwmofﬁmt-classqmﬁlyandshﬂI
b aidl rermin the property of Tenant. Tenant may, at the termination
of this Leste, remove sny and all of Tenant's remavable trade
ﬁxtmn,qkﬁpmqntaﬂdoﬂmitemsofpersonﬂ property not

sstituting & part of the frechold, building systems, or permanent
ﬁxture!.ilﬂnﬂingpmpettywhiohmbemnquwﬂhmtdamage‘to
ﬂlebuildiminwhichﬂmi’fanismmsitumd.hnmtmmaemise
ﬂiisﬁghth@rothismsoisminmmmumpair,athnm's
sole cost end expense, any damage to the Premises caused thereby.
Tenant shall - vacate the Premises in a broom-clean condition,
mdinarywm"andﬁmaqddmasebyﬁmmdoﬂmoasmlty
excopted. i Tenant ghall fail to remove its removable trade fixturcs
orothﬂpmohalpmpartyatﬂwtmnimﬁonofthisLmswtwiﬂﬁn
ﬁve(ﬂdapﬁmﬁa‘,smhﬁxtmesmﬂoﬂmmmymtmowd
byTenant-ﬁallbedeamedabmdmdbyTenMandshaﬂbmme

201 Tenant shall not suffer

or permit auy liens to be filed

againsi the Premises, against Tenant's leasehold inferest, or against
mypartthaof,byreasonofwork,hbor,servicesormmals
suppﬁedorslaimudtobacnmppliedtoTenmtormanyonehommg
the Premiss or anmy pait of or interest in the Premises. If any soch
lieﬂshaﬂaanyﬁmebeﬁled,Tenantshﬂlcmthnmetobe
dischargadofrecmdwithintwentyﬂmdaysafﬁermeivingmﬁne
of the seme, and if Tenant shall feil to discharge any such lien or to
give notice to Landlord of Tenant's intent to contest pursuant to
paragraph {2) of this Article within that period then, in addition to
eny other right or remedy of Landlord, Tandlord may, but shall sot

be obligated to, discharge the
same by paing the amount claimed

to be due without inguiry into

the validityof the claim. Tenant shall reimburse Landlord upon
demand foseny amount so paid by Lendlord.



trt

202 Tengmt, however, shall have the right to contest any
suchlimorlimpiwidedt_bnt,wﬁtinm(m) days after any such
lien is filed or recorded, Tenant shall give notice to Landiord of
~Tennnt's intemtion f contost the Hem, specifying the, amount of the ..
lien or liens to be contested.

ARTICLE 21.
ESTOPPEL CERTIFICATES

211 TmmtandLmdlordshalleach, at any time and from
timetoﬁme,upunnotlmﬂianm(m) days prior written request -
by the other, axecute,achuvvledgéandde]ivertotheuﬁerpartya

@ 'Ihatﬂ':isLaaseisnnmodiﬁedandhfu]Ifome
and effect, or, ifthm’ehavehemmodiﬁcaﬁum,ﬁu_tﬂmLma
isinfuufomeaﬂd@ctumodiﬁudandstﬁngthe
modiﬁcaﬂonifany;mmmdMorgbmofany
defaults by Landlond brTenant,itbeingintendedthatany
snah'shtmnentdeﬁveledpumttothishﬁclemaybe
relicd upon by any prospective prirchaser, mortgagee o
beacficiary under deed of trust of Tenant's interest hereunder
oroflandlord'sfeeintmestandbyanypmspecﬁwassignee
ofauysuchmoﬂgageeorb_meﬁciary.

ThssmtemmtssodelivmdbyTenmtpmypmspecﬁva
moitgages or beneficiary under deed of trast of Landlord ‘s fee
interest or prospective assignee of eny such mortgagee or

: ARTICLE 22.
ASSIGNMENT AND SUBLETTING

22.1  Other than as provided below, Tensnt may not assign
its interest under this Lease nor sublet the entire Premises or a part
thereof to any party, withoutthepﬁnrwrittenconse:ﬁofLandlord,
which consent shall be in the absolute discretion of the Landlord.

222 Notwithstanding the foregoing, in no event shall any
assignment or sublease of the Premisas release or relieve Tenant from
any obligations of this Lease, including payment of Rent.




=

. ARTICLE 23. 3
SUBORDINATION AND ATTORNMENT

M.Lmdlmﬂz'q:mmemﬂmtithasnotdealtwim
any real estate or other person mﬁnginasinﬂm-mpmwm {
nﬁghtbemﬁﬂedtoamnmﬁssionorﬂnder'sﬁeinﬂﬁsmwm ‘

: agrees
purposes as 43 Fast Majn Street, Andover, OH 44003, which includes fivs )
petmanent parcel nemberg 020132012501, 020132013200, 020132013300, 0201 80002500, and

020180002601, and aJ1 ﬂppmmnoegﬂlmtobﬂlongng,bmmbjecttuaﬂlegnlhghwaya,
Iﬁﬁcﬁmmmmdtamsofmdfieﬂﬁsm”}.SﬁdRedEsmhdudesonem




Tenant shall pay to Landiord & nonrefundable payment of Thirty-Thousand
Dollars ($30,000.00) upon the execution of this Agreement;

Tﬁimﬂahnnpaymlmdlmdasecondnmeﬁmdahlepaymmtoﬂhirw-
Mmdhﬂm(ﬂﬂ,ﬂﬂﬂ.ﬂﬂ)paidmsix (G)monﬂEOfnloain'g;

SubjeqbﬂispaymmissetﬁnﬂiatSqdiOnZS._S(&)andZS.B(b),ﬂmbalmof
Five Hundred Sixty-Five Thousand Dollarg (8565,000.00) shall be paid at
Clommﬂdﬂiﬁmmdmndiﬁmdupmﬂmﬁnmﬁﬂmdﬁmdypaymmof
aI_lamnmdnemdarﬂnisAgmanmgﬂ:ebalmoeﬂueofFivaHmdmdSixty-

a, IﬁeRﬂalEsthohde,inﬁsmcondiﬁm,witbnutﬁmﬂaﬁm

b. Im:ﬂordﬁ)mmiycmductedﬂlebusinmofmmmobﬂe

upontheRedBmte.AtC{loaing,Lmdlmdshﬂlmveymeﬁe

mnbﬂaﬁﬂsmddrmmm.lmdlmdshﬂla]so_meyme '

myoﬂnareqummmtpresmﬂyonﬂmrealastateyvhichmmtrehiwedor



RS

255 _SALE “A8 IS" RIGHT OF INSPECTION SELLER sefls the Real Bstate in its

259

c. deudedﬁommissalemaﬂlmdlord’sacwmtsregdvable,mhassets,

“As Is!!

Breach), IfLandlordfaﬂsmmwpa:ﬁ)mLmdlord?spmmfﬂﬁsAmmt,
Wiﬂlﬂut]imiﬁnganyoﬂm-ranedy available to them at law or in equity, Tenant
shal} be entifled to a retum of the initial payments of $60,000.00 made

ﬂo'fh;LeaseAg‘emt. All other payments made by Tenant to Laridlord shall be

. ta



26.3 Agpli This Lease

accordance with the laws of the State

sballbecons&fuedandelforcedin
of Ohio. _



[Signature page follows.]

Ve




r..dl.gﬂflsfdmd'f'mantmexecui'ingﬁ- “\leaseasofﬂ;ﬂEﬁcﬁveDate."' . D

7

LANDLORD:
Whitrlwind Properties, Inc. ' -

By: - TNy ey
Frank Pasqualetti, Iis President

. . Date: _ 7—3, ,2020
Teri Caldwell

Q/M&éﬂ Date:  7-22-  amo
Lee Campbell

SYATE OF OHIO

D&te.‘ T Y < zmo o AEERREN S Tra g,

JOUNTY OF TRUMBULL

Before me, ammpubﬁnhmdﬁuddwmmdshbmmﬂynppnmdﬂwuhwemndTaiCd&wanmdm
“unpbell, who each ackn ,mmhmmmmmmhﬂmmdwﬂmmhmmkmﬁumm

£ =t 553 JOHNC. GRRINDY,
=1 NOTARY PUBLIC, STATE OF MG
g 72 3 My Comimission Does Not
5/ Section 14703 OR.C
TATE OF OHFEO )
)
OUNTY OF }
mmammmm&mmmmmwhmm who
.lmawladgedﬂmthedldsign&mfmagomginsu\mmmﬂthatﬂumsmhuﬁeeactmﬂdudmdﬂmhmsdulymﬂ:mdhm
mmmmf,xmmmmmmmmu Ohio, this dayof
20




| Iﬁ&m”;“mmwﬁ’%ﬂwfﬂmﬂﬂmmnm

S,
ATE OF OHIO ) ._?f
) ss: gé-'

UNTY OF

.

.ﬂ@‘.,- .
o

5

{;]

)
g

Baﬁnmnmwrypuhhb-hmmsﬁdmtymm A appeared the

mmsrmomwamEOF,Immumsetmyhmmdmm:f
0.

Notary Poblic

% HOMAR C. NAPER, Altorrey -+
-’:.', Eotary pubie . 85 qu '
: & Y CommlSaing e oo

0 147.6u,,; "
above namad -, Who

nowmﬂm:hsdﬂmﬁeﬁremmmdm&amhﬁaﬁmmmmmmnhﬂsduly'"mﬂlmmd_‘"hmin. !
|

i

|
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SCHEDULE OF USES ’ 3
ANDOVER VILLAGE o

—--——_.._____——————--_._.__

AACCESA0NY laes - - sutictures Incldantg) o any parmitted

sidsntial use such as parg 53, greenhouses_or ool shed ,§
A\ccas oty of conjunclive yyeg Ciserly incidantal to a permited A
1198 and which will not crests g nulsance or rd

Acatylans ;s manufacture sn/or BlOMBRa ] x e
Acle menufaciure i

X
Aduit family home (New 8/21 X | x |
Wl grous homa Rew 8/21/0 x| X
and tanding flelde for fixed wing alrorafy il x :
Alcahol ang atoshelic bave manufaciure | X
Aicoholic bever ckaged retoll saley

X X
Ammonis, bleaching powaer, or chiorne manufastyra MR

Emphithaa X
musement entarprises such s bifllards, poot, bowilng, skaling rinks, dapce hall, and simijar |
Ctivities when haugad in 8 ncluding thaay X X X

| X
Anliques &g Gin retall sefos I x x| | ]
Anpiiance dhalributors for wholesslg i X x
Archary — | X |
An gallerias X
Pt supply retall salps

) = X X
praphalile eoncrotg plant R
Asphalt and peving materalg Manufaciure or teflning

ssembly hallg, gymnesiuma, and aimjfar Mlrvelures when part of » scheol or place of worship

»

.
.

Bho Bk Tlops £AG BAE LA sus

1
. FEAR

X
&sembly 6f machines and a liances from reviously prepered pary. X
Astiated living pnd nursing homes . L X
ulomobile, ayiomatic car walh
lamobile eammarcial j X S [

— ————— L]
Aulomabite asrvice station

e e —
Automoblle wnd ruck asaembly | X —
pAutomcLlle wracking andior dtsmantiing ] 7 i

™

o

e
g3

Passed 10716/02
63 Revised 8/2 1106
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SCHEDULE OF USES : 4
2 g
ANDOVER VILLAGE i 5
: 4 3 2 '
¥ R E i
2 85 s k9

RN ERE §

o e . 4 w -t a 8 a 94
.
‘Beklng plania [ X | X o€ ﬂ;.é
Bakery shops end confactionaries oparating both wholesals and retall business provided auch ]
[eperelions are limited o 4500 square teal of manufacturing ares and 1o the uza of non-smoks- '
|producing typen of fumacey X X uf,g
Banks X X ?—f.!i
Burber, bamuty and other parsonal sarvices X % Ee. 1
Barber, basuty squipment saies and 3 XXX W
ars (sea Tavems X X ’m‘"
Basksiball courts x| x[x X X 7
Bed and braakfes fon (Revised 8/21/06) X g
Bedding, catpal end pillow manufacturing, clesning and tenovaling X | x i |
Blcycle aale and repsir X X R
x P
x L
[Blusarinting and hotoatating eslablishments x X y
Boarding house (Now 621/08) X | x X ] W
Bookbindery X X ==i A *ﬁ';;
buok and etelionery stores X X ’
Balling works for soft drinka x| x )
Brick_tita of lera cotia manutacture X @
Bua rgpeir and slossge tarminaly x| | f-&m
Camera sales, sunplisg, zervice X X . ‘@
Candy pradunts manufacture X | x| x 'ﬁ-;,‘
Cendy products relalt X X ﬁg
Convar and burtep prodycts menufaciure, sale, and sorspe ! X | x “Pf;
Cotering establishmants X X ‘-ﬁq;
Cellophane manufaciure X ¥ ‘J
Cemonl_lime. piaster manufaciura I X s:ﬁ.\
Camsterion i X | x “tu
Cheriteble Instiutions ' X X X (o,
Chemicala. manufacturg of X M
Churches and other praces of worahip, Including pareonuge of reciory " X | x X f“
iClothing menufeciure : X | X ) q
Clolhing sales i x x w3
Clubs and other piaces of entertalnment | ] X X %
Coal or coke yarda | X "ﬁg
[Cold storage planta. food | LI Qﬁ_
Colleges. univeraities, business collages, rede schools, music conservalorles, dandng schools | ,‘422
and 2imilar orgenizations ofMering tralning In goscific fields , X X X ~.iw; -
[Conelruclion matsrlals, menufscture_swrege end gales : X 1 ';2_
optrectors plantt or algrnon vards A 3

i

Passed 10/16/02
64 Reviscd 8/21/06
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SCHEDULE OF USES |
ANDOVER VILLAGE

PROHIBITED
COMMERCTAL
INDUSTRIAL

P.U.D.

CONDITIGNAL
PUBLIC/QUASI-PUBLIC

R-1
R-2

ICorvetesoen and nurelng hames
Cooperaga works |
Coametics and perfums manufachsme
Cremamrum

Creoscte manufaciuring of treatment plsnts X

Dalry products processing, botitng and distibutlon, cream manutaciure, 8ll on a whdasséq
begls X

Oairy barw for retall aale on the premisas only X
Day nursery: See Type AlTyps B fornily day care home !
Dental clini: " [
Denta! Iaboratory |
Dapariment and varisty stores
Diagneatc end reatmant cantars |

Diatilistion of bones_ caal pEvdlaum, graln, tar, refuse, and wood J X
|

[Drive-In food gispansary

Drive-In thastar, on a major or secondsry mujor sireet any |

Orug stores
Dry clesning prassing. and ai nis, and related rets)| sarvicg counter

IDwellings. antached single-family such ea sparimant bulldings, row or tlown Nouses In groubs of
1ot lega than 3 nor mote than 12 unjia [ X

Dwellings, mulll-famity with & mintmum of 3 unite ! X
Owellings, dotached aingle-famity | X

Owallinos, wo-family | X
Oye menufacturs X

Ealing wnd drinking astablishmenn

Elecirical supplies retall

r

%

XXkJ
>

|

® = |m =
b3

b3

2 3 I I

x
>

¥

|
L

¥ % [ |xc

x

& i

2]
A

>

- v

x
il
; &R

>
XXM >

merpency, fira. 8nd rescua senvieas [Naw 8424 X
Emery cloth or sandpapsr manutacture
Enamaling Jap=nning, lacyusring of metels ]
xcaislor 8na fiber menvtasture
[Exploslves ammunition, Treworks. gunpowder menufacture _and mgtch manutacture x
Farm machingry azsambly, repals and asles X
Fal rendering, preduction of fetg and olls from enimal or vegetable Products by bolling or
citstillaiion X
Febd galss and BIOMRAGS X | x
Fall maputacture X
Feruizor mmnufacture X
Fanilizer wholessle satas ang blending X | x
F:llllltgl- I:‘dilﬂ_.ﬂalﬂﬂ_ !\ I K X

> % % =
x

*=

Passcd 1016702
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SCHEDULE OF!USES
ANDOVER VILLAGE

o
By

PROHIBITED
R-1

R-2
COMMERCIAL
INDUSTRIAL
P.U.D.

Flnanca and losn companigs
Flammabis Hquldy: Hundiing and storage In bulk rlanls B
Floor covering, manufscsive of i i

Flarist: Warehousing for “holesals ana relztad retsll irade X X A
Flosiel_retal i X X 1%

Fiaur end other graln preduicts, miling snd slorapa

Food processing in wholesale quantities wicapt mest Ash poultry [vinegar, and yeast X T%

-

-
-

Foad proceasing: For sein at retal) on-the-pramisas, bud excluding fna kitling and dresaing of
ony flash or fow

|
Food atorex (retsk only): grocery, deficalessan, meat and fah but a}u:lmlng he kliling &nd
dresding of wny Resh or fowt i X R
F ootwanr menulacturing end storage |
Footwear, retsll i X X
Forging plants i
ounddes

Frozen fraod (pckers
Furverai hormes, undartaKing salsblishmengs, embsiming X | X
Fumfture retell sales and noor covarings relall salen

Furriera, rotail sgles
Fur atorege :
Galvenizing X

Sarbage end wasts Incineralory

83, manufachure of :

Ed
-

» > > (> =

b, sddtidie [l

Iyt

J
-

2@ Morage In quenUtias ovar 25 pallens providad such facile e not focated within 100 feet i
of any ot lina | X *
[Goses or lqulfied patrateum pases in Bpproved portsble metal cylirders for slorage or sel ) H“y d
| XX |x
I ahop, eards | X X W
(Glasa manulaciurs &I xlx] &
(Glue and size manutsciure : F]
Golf courses, bul nat Including commeralatly opersted driving rangds. plich and putt, minjaure b
af par 3 courmes i x | 96
Golf courses, commarctally aperaled ditving ranges, prich eng put.iminlature, of par 3 courses 3
, x| x| x ).
[Sovarnment buijdings: Buildings used excluslvely by the Federal, State, County, Munlcipaiity or b T
[Township Govemment for publie purposs ! X X i

1
Govermment bulldings: Bulldings ysed oxclusively by e Foderal, S%nle, County, Municipality or Sy

) b
[Townahip Government fay public purposes excepl for garages, repalf or alorage yard,
(varahouss, and bulldings used or Intended to bo uzed as eonucuurl‘nl or ponel insthutlong

I

(Grounds and [aciities for receaationa) ang cammunily canter bulldifigs. country clubs, takes,
I
A0 oihar similp 1 (UE8 DDA 72 v i H

66
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SCHEDULE OF USES Y
3
@
o | 3
ANDOVER VILLAGE | :
=] wd -d 3 5
E 53 ¢
. s £ s E 9
§ - oo g 3 -5 ¢ &
: | & « &« 8 § & g @
» Herdware aopiances, and etecirical llems retall 23l | X X
#Nv‘ Hal cleaning and blocking i X X
s m IHelipar ] X | X | x
i Bl Homa occupation __{Raviseg uzi% X
Eﬁi& Horseshos pila X1 X% | X | x| x x_‘
bl « Hoslary menulacture X
i Hospiaa and senftariums located on @ major sirast or secondsry major sbreel ] X X
i, Hotels and inns . X
. \ce manufecture sisrope. and saley X | x |
Incidantal accessory ratall uses auch an coftering, QIR o variaty shops, zode bera conducted .
noigly tor Ihe conven) of the empicyses, patiants, patrons, or vighars on \he premisea
oy within ihe principat buliding end without exteriar adverllsing display ¢ X | x| x
Industisl chemleal manytactyre & highly eofrosive mataripis : X
Inaustry not otherwise listed provided tha industry I similar to athor Industries pecmitied In an '
yndustriai districs, such induslry whall comply with the design sonirot of & similar tndustry
X
navlalon matarial manufecture sad sale LI
iron and slea! manufuciure X |
Hewalry end walch sale snd repair | X X
Liunk yerds auto wrecking, salvege vards Of acrep yards | X
Kannela, boerding or vaining X
[KIndwrpantena X
Labaratories for rasearch and testing X | X
Landf]) X
Laundrias: A hand Ipundrea and any amall power laundrios operated in conjunction with a
retall 3ervica counter on the premisar whare not mom than 2000 squere feet of ficor space s
cavoted (o the Isundering end Anlthing procsss, provided the total opermting capacily of all
commarclal weshing machines shail not exceed 400 pounds and no cosl-buming or smoke-
praducing equipment ls ysed 1 | X | x
Lsunderstie sarvica: Whets individual, famlly-siznd laundry equinment ls rentad for use by the
cuglomer X X =
Launary plek-up atations X X
L awnh mowar repalr | A X X
Leather goods manufcture (tanning prohiblieg,) | X
Libraries | P X
Linyead ail_shellac. turpantine. lubricaling olls or preasas. manufaciure o refining I' X
SR (Livostock auction or sstes | x
i.ock and gunsmiths X X | X
Lodges_freternal end socta( omenizeticna X X
Lumber ysrgs, buliding meterials storage and nale X X
Machinn shopy ) x| X
[
' Passed 10/16/02
67 : Revised 8/21/06
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SCHEDULE OF USES ! &
® 14
ANDOVER VILLAGE 5 h
4 4 - el
8 3 %3 it
h 3 . Q s .Lir
: 5645y
IR N i
o o O - o O o . l‘:‘
Wl
Puchinery ol munulaciure X -
Machinery manufactune ! X . ﬁ‘ﬁ
Manufactired homes, permanantly sited ! X | X g
iManLtactursd hores 1] x . o
Manulpenired home perks | ] x Ha
Meal piocassing and packing, incfuding e Biaughter of fowl wnd smsfl pame onjy L] X B
~ ieclcal ciinics L X o
fuoal fabricallan plants using piats and structural shapas : X | x ]
Mstal stamping plants i x| x !E..}
Mixing plants for conerla and manufaciure of concrele products ! X o
pigplle hames " X @—;
Motordycia soles ang repalr X X )
Motaly X x . f
/Viotor vehicle and mator venidle squipment manufsciure X Ta
ussums and art peleries | X x E:A
Music stores ; X X ] "-'L:
Mualcal Instrumant siore, esla of and Inatruction ,' X X HL':
Newastands as un nccossory usg H x % B
OMco bulldings: Privete offica bulldings, Indluding profesaional ofices : X X %
(Offics squipmant and suppiies sales and service ! X X T
Offloe snd sacratarial services estabfahments l X X 1§
(Cptical and scisntific instniment, jewalry and clock musleal [nsyument manufacture ' X | x ,
'Oplical suppiias asles | X X 4
Orphanages Bnd/or rehablitelion cantars i X X b
1Ouldoor iz ces [ X JLE
Oxygen stornpe i X X | X llé;ﬁ
Paint ang ename] manufactiure not empleying 8 boling process X B i
Paint_raialt sales i X x i
Papar, cordboard, and bullding bosrd manufeciure i X 5{:6
Packs ! x| x| x X X L
Pawn shops o7 second-hand sloras ! X X »f
Pel shops bird stores laxiggrmials ! X X &
Phammacsutical producis manufacture X | X ‘{:
Phaiogmohic sludios and camara supply stores : X X R
Pichic area | X1 X|X|x|x X @ L&:,;
Pisning ot saw milla (other than wmporary) ! X - e
|Plsstice manulecture i X ] -'83_‘;
Plating warks i X 4 F';
Flaygrounds (principsf use) X &éﬁ
Plumblog shop and yerd i X | x| x X o
= R X %
1 £
: Passed 10/16/02 3
68 Revised 8721/0f =
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SCHEDULE OF USES : 1
~ P
il . a !
ANDOVER VILLAGE i |
Q - -
R
s £ £ 5 EQ
548338 ¢
% [-4 o 12 o v Q.
Palis tain,_and vitreous chine menufecture X [ ]
{Pouttry drassing for wholesaln, and related retall aciivitins X
\Prefabricaling bulldinas snd structural ;) X | X a
[Printing, publishing end recroducton estahishmants X | x| x
Pulp manufeciure X
Recing of motor vahicies or animels X
Redio end televislon sludios X X )
Rug, bag, and carpat elenning astablishrments x| x By
[Ralirandy X ’%:
Refise 8nd waste saulpment slorage | X )
Repalr and servicing of office and housaheld aquipmany X X %
Repsl end sefvieing of Indusirial squipmeni_ machinary_axcapt railrong #oulpmen| X i
Retall storas not otharwisa listed, Including those conducting incidental ight manufaciuing or .‘:}
procesaing of goods abave the Arst fioor or in the basemant (o be sold axclusively on the Froas
2mmisea end empleying nol more than 10 opesatives X X | ﬁw
Helall aloras simiisr 10 thase oiherwiss named on thia ilet X X 'ﬁ
Riding stablss X | x N
Rock and alsg reclamation and crushing and procesding X b
Rodenticide. Insecticlde, and pasticide mixing pisnts X ] )
Rodenticide, inzecticige, and pesticioe salas sinmegs 6nd service X X
{Reoming snd basrding houses X1l X X |
[Me! rmsrwlaciure of raejamation X
anliary tandfll, axcluing the burning of trash out-of-doore X ]
swrnill,_parmanent X .
choola (Incvaing kindargsnen) puoilc and privala X X
Scry ! o7 rég Mloraps, eoring or balling whan canducied wilhin & buliding X | x
heet matel ehoos LI
lshm ropnir X X
huMaboard couny X |l X X X
Siph manufsciura ang painbng X X
Sign peinting, exclusive of manyfacture ﬁ‘ x X
Signe_sea Aflicia 12 1»
[Sirmilar use (Now 8/21108)! X ‘g
p, dstergent and weshing compound manufaciure 1 X s
Sofibel dlamond B ! X ‘%
Sod waxle landfin X "
poriing nood saleg : X X "ﬁ
Stadiuma_commercal i X X X ﬁﬁ
Slockyerds | X l ;
S1ONACUTIN monument mANufacture and sales ! x ) _x |

pit
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SCHEDULE OF USES l
ANDOVER VILLAGE

AMDOVER VILLAGE

PROHIBTTED

R-1

R-2

COMMERCIAL

INDUSTRIAL

S1orage, under cover, of goodn Intanded for retail sajs on the premises but not Including
bustiblos

»x

]

>

PAGE @8

PUBLIC/QUASI-PUBLIC

CONDITIONAL

P.U.D,

lorage warshousss and yurds

>

x

Swimming poals, 8E08A301y Use (privale rexidenca oniy)

Swimming peoly and bathing areas, public or privals ey prmary uses !

Tallars. dresymakary, miliners |

Tenning, cutiing, ouring cleaning of sioring of areen hides of shina

Tar and walarpmaring materialy manufeciure snd treatmant ang slorage !

Tavarns, bars, and nightciuby

>

[Taxl atand

»x

;4

Tonnla courts

T gnite machinery faciume

Toxille manufaciure

Thesters, housed In a parmanent indoor struciure, exhibiion halls and other stmilsr struciures

Tirs recapping and retreading |

Tracior of ailer sales or leealng arans i

Tralter camps for racreation

[Teuck terminals_tspale shopa, hauling and sloraga verds

Type A family dey-care home {Revieed 8/21/08)

Type B femily dey-care homea |
Uphols\ery paoar hanging. end decorator shopa :

Variaty storas

Ivolleytball

VVading pocls

M | xe

\Weste papar and ragse, coliection and ballng '

PP

Wiolssale and Jobbing establishmants, Ineluding Incidantal retall cullels for onfy auch ;
marchand(se a1 Ia handled o wholasale !

lxxx

[Wiraless lefecommunication facilies (New 8/21/08]

[Woodworking shops, mil] work

DOs

70

Passed 10/16/02
Revised 8/21/06
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a .un: g fa | i
O %vﬁ&.ﬂ.ﬁ«mx duL &?L&wﬂw o Racl J gl i
= —— e ,w..dm.sr g 15(. J_u&m %v ?JW»MWF J.mﬂﬁf . um ..kﬂﬁwf,ﬂ:...w. WL ff o gt
_D_wd...zﬁu. MINRMUM LOT MINIMUM BUAERUT YARD )00M¢§<J MINESURM | MINSMILM qm_ﬂzu .
SIZE FLOOR AREA DIMENSIONS BUILDINGS™ OFF OFF
STREET | STREET
LOADING | PARKING
| SPACES | SPACES
Districts Front® Side Rear Minimum {
Used On Distance
Official In Feet To: ”
Zoning i ]
Map t £ »
o T2 m
g mm S . &
e % & F o T B
| 3 o | T (283 |5¢8
- - — -
9 ¢ 2128 2|5 08 £ | 893 (18
R u & 9 ] ® - £ Qw e M ]
———t g 23 | E1853] g/ E sg| 88 tn| F85 |53
RL|B 3 ok . e Q| » T ea |€ad | St e | S TR
R-1 Singke [10,000 .NML 100 1100 35 a5 30 10 | 20 30 10 10 NA 2 Yes Yes Yes
R-1 15,000 HKL 150 | 1100 Per Unit | 30 30 30 10 | 20 30 [ 10 10 NA 2perunit | Yes Yes Yes
Duplex | ]
R-2 Mult- | 6,000 .u' 150 1 BR: B0O B | NA 50% | 20T | 40| 20t 20 20 NA 2perunt | Yes Yas Yes
Family | per | §! 2 BR: 1000
unit a2 3 BR: 1100
_ F 4
Commercial| = |+ | *= i 3o 30 50 20" | 40" | 49 10 10 [See Articie (See Arlicle | Yes Yes Yes
and 2 |3 H & 11 11
Publics 401 40+ 40t 40t
| Quasi- _ _
Public {
Industdal | 3+ | 41| 3T it 35 35 35 35 | 70 | B0 8 3+ |See Aflicle |See Article | Yes Yas Yes
1 11
. 100t | 1601 | {00t ! {
* Measured from street right-of-way 1t Yard next fo resldential district
" 0 (zero) side yards between structures in plaza $ 20 feet between buildings
=+ See special Public Square requirements 1t Based upon proposed building, parking, and loading needs
= Madmum floor ares of 720 square feet (R-1 districts) B Same as primary building
NA Not appicable BR Bedroom

v.nln_ _Q_Su
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SAMMARTINO, STOUT & LO PRESTI

Rial B8 alr ANaIys s, APFRAISERS & COASLAL AN

Chautaugua | Cettaraugus

! j‘E =z
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o WWarren McKean = ©stter | Ti 5
r i f e . Bradford
oo - F FA _
ol ® |Ge orest
. ga - Venanga Elk orer e
POUSKY Fion 1 ' SRLVAR
—— Lorain ® Trumisull r " YOORGNG o
> Portage . Clarign |*=fferscr CLNTOR
NECA HURON MEDIf,  [Summi . ‘:/
=8 IJ Mahgning i 2 i Clearfield e
' | = " | Butler | T Contre NN N
i . = Asmaong) i
e e Y A S | e o
" SSTEN S/ »
s IS/ — Blair o
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I , .} Westmoreland Huntingdon )
Washington’ L ] OMSRAND
L ol e
Favotto / Somerset | B0R0RD s
GREDNE aym RILTON FRANKLIN nas
DF‘rimaryMarketArea
® Teriary Market Ar
[ Isecondary Market Area Torfiry Market Area

Note: We service additional counties in Pennsylvania, New York and Ohio on a case-by-case basis.

3111 STATE STREET. ERIE. PA 16508 | (814) 456-2900 | (814) 456-8070 FAX
CORPORATE@SSL-REA.COM | WWW.SSL-REA.COM



QUALIFICATIONS
Robert G. Stout, Jr., MAI

Updated 1212024 SAMMARTINQ, STOUT & LO PRESTI
Federal Tax ID: 25-1724267 REAL FSTATE ANAIYSTS APPRAISERS & CONSULTANTS

State Certifications / Licenses:

Pennsylvania Certified General Real | Ohio Certified General Real Estate | New York Certified General Real
Estate Appraiser, GA-001659L Appraiser, 2002011635 Estate Appraiser, 46000049332

Professional Employment:
e 1992-06, Messenkopf & Eckert, real estate salesperson, broker, and residential appraiser

e 1996-2005, Sammartino & Mueller Inc., and Sammartino, Mueller & Powell Inc., real estate appraiser
{commercialfindustrial)

e 2006-2015, Sammartino & Stout, Inc., partner and real estate appraiser (commercialfindustrial)

e 2016-present, Sammartino, Stout & Lo Presti, Inc. managing partner and real estate appraiser
(commercial/industrial)

Professional Affiliations / Organizations:
» MAI Member, Appraisal Institute £
* Western Pennsylvania Appraisal Institute Chapter Member (2020-present)
e  Northwest Pennsylvania Appraisal Institute Chapter Member (through 2020)
Chapter President 2008-09
o Chapter Vice President 2006-07
o Chapter Director 2004-05, 2016-18
o Chapter Treasurer 1998
o Chapter Committee Member 1996
Ohio Chapter of the Appraisal Institute

Appraisal Institute Leadership Development Advisory Council (LDAC), 2005, 06, & 07

o

Education:

e Clarion University, Bachelor of Science in Business Administration
Major: Real Estate, 1992

Continuing Education / Relevant Course Work:

PA Law, as required

Uniform Standards of Professional Appraisal Practice (USPAP), as required
Fair Housing — Fair Lending, as required

Business Practices and Ethics, as required

Appraisal Institute Annual Convention 2022

46% Annual Economic Seminar, Dec. 2023

Ignorance isn’t Bliss: Understanding an Investigation by a State Appraiser Regulatory Bd
Appraising Automobile Dealerships

Small Hotel/Mote! Valuation

Analyzing Assessment Appeals

Residential & Commercial Trends Seminar

Learn How to Solve Land Valuation Problems

IRS Seminar with Mock Trial

Discounted Cash Flow Model

RP-401, Allocating Components / Going Concern Appraisals
Understanding Collateral Underwriting

Supervisory Appraiser/Trainee Course

3111 STATE STREET, ERIE, PA 16508 | (814) 456-2900 | (8141 456-8070 FAX
CORPORATE@SSL-REA.COM | WWW.SSL-REA.COM



Practical Regression in Excel

Commercial/Residential Bank Review Panel

Appraising the Appraisal, Al

Mineral Rights Valuation

Appraisal Curriculum Overview

Fundamentals of Separating Real, Personal Property, & Intangible Bus. Assets
48" Ed. Right-of-Way Conference

Office Building Valuation

Valuation of Conservation Easements

Appraising Convenience Stores, Al

Cost Approach, Feasibility & Highest and Best Use, Appraisal Institute

Highest and Best use and Market Analysis, Course 520, Appraisal institute
Argus Version 8.0, RE Solutions, Inc.

Basic Income & Capitalization, Course 310, Appraisal Institute

Advanced Sales Comparison & Cost Approach, Course 530, Appraisal Institute
Real Estate Risk Analysis

EDI The Future is Now

Marshall & Swift Cost Approach

Qualified Before Courts & Administrative Bodies:

Mr. Stout has qualified as an expert witness in quasi-judicial proceedings in Erie, Crawford, Clarion

Clearfield, Lawrence, Warren and Washington Counties, Pennsylvania as well as Ashtabula and Lake
Counties, Ohio and the Ohio State Board of Revision in Columbus, Ohio.

Instruction:

Golf Course Appraisal, 2024 Assessors Association of Pennsylvania (AAP) Conference (co-
presenter)

Net Leased & LIHTC Properties, 2021 Assessors Association of Pennsylvania (AAP)
Conference (co-presenter);

Golf Course Appraisal, 2019 Assessors Association of Pennsylvania (AAP) Conference (co-
presenter)

3111 STATE STREET. ERIE, PA 16508 | (814) 456-2900 | (814) 456-8070 FAX
CORPORATE@SSL-REA.COM | WWW.SSL-REA.COM



AN APPRAISER LICENSENCERTIFIGATE
has bamn wsuat undes ORE Chagter $763 1o-

-Robert G Stout Jr.
2002011635
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Commonwealth of Pennsylvania

1 Department of State
& Bureau of Professionat and Occupational Affairs 23 0023167 3
é PO BOX 2649 Harrisburg PA 17105-2649 E
a License Type ‘ R License Status ?
' Certifiad General Appraiser Active 1
ROBERT G STOUT Initial License Date B
3111 STATE STREET 070111398 2
ERIE, PA 18508 h
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Licenso Number 08/30/2025
GAD01659L
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SAMMARTINO, STOUT & LO PRESTI

RFA) LSTATF ANALYSTS. APPRAISFRS & CONSULTANTS

Ohio Appraiser Disclosure Statement

Name of Appraiser: Robert G. Stout. Jr., MAI
Class of Certification/License:

X Certified General

_____Licensed Residential

Temporary General Licensed

Certification/License Number- 2002011635

Scope - This Report: X is within the scope of my Certification/License
is NOT within the scope of my Certification/License

Services Provided By: X__ Disinterested and unbiased third party
Interested and biased third party

Interested third party on contingent fee basis

Signature of person preparing and reporting the appraisal:

Robert G. Stout, Jr., MAI

3111 STATE STREET, ERIE. PA 16508 | (814) 456-2900 | (814) 456-8070 FAX
CORPORATE@SSL-REA.COM | WWW . SSL-REA.COM



